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Item 2.02 Results of Operations and Financial Condition

On May 6, 2020, Mack-Cali Realty Corporation (the "Company") issued a press release announcing its financial results for the first quarter 2020. A copy of the press
release is attached hereto as Exhibit 99.2.

Item 7.01 Regulation FD Disclosure

For the quarter ended March 31, 2020, 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 First Quarter 2020 Supplemental Operating and Financial Data.

99.2 First Quarter 2020 earnings press release of Mack-Cali Realty Corporation dated May 6. 2020.
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.
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Company Overview

Corporate Profile

tack-Cali (CLI) is a fully integrated REIT with a dual asset platform comprised
of residential heldings and waterfront office. We are geographically focused
an the high barrier-to-entry Hudson River waterfront targeting cash flow
growth through all economic cycles.

Company Objectives

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

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

District Kitchen, Harborside 2 & 2
Jarsey City, M)

Key Statistics

Company

Market Capitalization

Met Aszet Value (Midpoint)

Core FFO

Core FFO Per Diluted Share

AFFO

Residential Portfolio

Operating Units/Keys

% Leased

Awverage Rent Per Unit

In-Construction Units

Land Bank Units

Office Portfolio

Square Feet of Office Space

Consolidated In-Service Properties

% Leased Office (Excl. Non-Core)

% Commenced Occupancy (Excl. Non-Core)
Cash Rental Rate Roll-Up (Excl. Mon-Core)

GAMAP Rental Rate Roll-Up (Excl, Non-Core)

Average In-Place Rent Per Square Foot

CLlI Company Highlights

$5.0 billion
53.3 billion
533.2 milion
50.33
$19.8 million

6,896
95.7%
43,028
1,042
8,373

10.3 million
39
81.1%
78.8%
4.6%
19.7%
$36.58

55.7 billion
53.4 billion
$44.1 million
50.44
$26.2 million

6,896
95.0%
52,974
1,942
9,373

10.5 million
40
BO.7%
79.2%
6.5%
19.9%
$36.03




Company Achievements

10 2020 Performance Highlights
«  Achieved Core FFO of $33.2 million, or $0.33 per share

*  Produced AFFO of 519.8 million
* Residential: The stabilized operating portfalio finished 10 at 95.7% leased
+  Office: Leased 173,240 sguare feet of office space; finished 10 at 81.1% leased [excluding Non-Core)

10 2020 Transaction Activity

*+  OnlJanuary 3, 2020, the Company disposed of 230 & 250 Half-Mile Rd., a land site being developed into a
Lifetime Fitness in Middletown, NJ, for a gross price of $7.6 million

* On January 23, 2020, the Company increased the size of the loan on Liberty Towers, a residential
community in Jersey City, MJ, that was acquired in September 2019, generating $33.0 million of excess The C“P""’"“l"'m:::'- Whest hew Yo, N)
proceeds {rendering]

*  On March 12, 2020, the Company acquired its partner’s interest in Riverwalk Retail, a 30,745 square-foot
building in the Port Imperial Morth neighborhood of Weehawken, NI, reflecting a gross wvalue of 515.2
millicn

*  OnMarch 17, 2020, the Company dispased of One Bridge Plaza, a 200,000 sguare-foot office building in Fort
Lee, MJ, for a gross price of 536.7 million

+  OnMarch 27, 2020, the Company disposed of Capital Offica Park, a land parcel in Greenbalt, MD, for 2 gross
price of 59.7 million

10 2020 Development Activity

* In February 2020, the Company delivared the first phase of the Emery, a 326-unit residential developmant
in Malden, M&; the property is 52% leased acrass dalivered inventary af 140 units

10 2020 Office Leasing Activity

+ Completed 51,252 square feet of waterfront office leasing, including a partial renewal with Amdocs

+ Completed 121,988 square feet of leasing in the class A suburban, suburban, and non-core portfolios,
including a renewal of Franklin Mutual Advisars in Short Hills

Liberty Tawers, larsey City, N

10 2020 CLlI Company Highlights




4 in thoutands, exeept pes thare amaunts

. - -
Key Financial Metrics and s
30 2019"! 20 2019 10 2019
Core FFO per Diluted Share ™! 033 0.04 0.38 0.40 0.40
Met Income / (Loss) per Diluted Share {0.47) 10.64) (0.65) (0.43) 2,65
narket Value of Equity '™ §1,524,747 $2,821,175 §2,677,497 42,823,556 52,606,635
= Commaon Equity (Includes OP Units) 2,031,563 2,317,793 2,177,378 2,341,337 2,227 440
= Preferred Equity (Rockpoint) 454,492 451,058 447,795 429,895 326,871
=+ OF Equity (Preferred OPs) 52,324 52,324 52,324 52,324 52,324
- Book Value of IV Minority Interest 47,335 47,295 48,760 439,165 50,320
Tatal Debt, Het 2,877,121 2,808,518 3,097,156 2,608,112 7,686,316
Total Market Capitalization 4,956,020 5,676,985 5,877,816 5,560,362 5,343,271
Shares and Units:
Commen Shares Qutstanding a0,596,079 ap,595,176 90,551,967 90,553,357 90,325,783
Commen Units Outstanding 9,518,638 9,612,064 9,973,344 9,576,344 10,009,355
Combined Shares and Units 100,114,717 100,207,240 100,525,311 100,529,701 100,335,138
Weighted Average - Diluted 12 100,183,352 100,264,388 100,558,609 100,523,178 100,942,816
mmon Share Pri "s):
Al the End of the Period 515.23 523,13 52166 523,29 522,20
High During Period 23.89 23.40 24.09 24.88 22.55
Low During Period 13.83 19.96 19.97 21.68 1874
Dividends Declared per Share 0.20 0.20 0.20 0.20 0.20
Debt Ratios:
Met Debt to Adjusted EBITDA 11.5x 9.7x 10.0x 9.5x 9.5x
- Net Debt to Adjusted EBITDA - Less CIF Debt 10.7x% 9.5% 9.6x BOx 2.8x
= Met Debt to Adjusted EBITDA - Office Portfalic B.6x B.2x B.2x F.2x 7.3x
=» Net Debt to Adjusted EBITDA - Residential Pertfolio 16.6x 11.8x 13 2% 14 4% 15.2%
= MNet Debt to Adjusted EBITDA - Residential Pertfalio Less CIP Debt 14.3% 11.4% 1195 1265 12.9%
Interest Coverage Ratio 2.8x 3.0% 2.9x% 2.9 2.8x
Fixed Charge Coverage Ratio 1.8x 2.0n 1.9x% 2.0x 2.1x
Total Debt/Total Market Capitalization 58.1% 49, 5% 53.6% 48,35 50.3%
Total Debt/Total Book Capitalization S54.4% 53.1% 55.1% 50.4% S0.5%
Taotal Debt/Total Undepreciated Assets 49.0% 48.0% 47.6% 42.7% 43.3%
Secured Debt/Total Undepreciated Assets 34.5% 32.6% 31.6% 26.5% 24,65
Notes:

See supporting “Key Metrics” notes on page 43,
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% in millions

N et Asset Va l u e [except par share amounts)
(Unaudited)

Met Value Rang:

Apt Units/ NOI Cap Rabe  Gross Asset  Gross Per Property  Thiced Party  Di i et Asset High Lowr
Rentable SF, Value SF/ Unit Debt Interests H Value
() (B} [c o} {-B-C-D)

Rasidential Portfolin Units Stabilizad
Operating Propearties - Wholly-Owned/Consolidated 4,285 51127 4.8% 52,532 5591 |51,401) [551) (%85] 2874 41,068 5TE3
Operating Froperties - Unconsolidated Ivs ™ 2611 576 4.5% 1,267 493 [617] (337 i 331 363 251
In-Construction Properties ™ 1,942 BOLE 463 1,325 BE2 [629) [83) (134] 473 335 385
Land 9,373 532 57 ] [117] [4] 412 432 391
Fae Incarme Business, Tax Credit, & Exoess Cash 43 a (1] ] 43 43 43
Residential - Asset Valug 7! 45,718 152,643) ($593) (5233 $2,239 43440  $1,853
Less: Rockpoint Inferest (454] 1456) [443)
Less: Other Payables [1] 1) 1]
Total Residential NAV ™! $1,785 | $1,983  $1,403
Office Portfolio MSF 10 2020 Annualized [
Hudson Watarfront {larsey City, Hobokan] 4508 SE16  A8% S1,707 5348 (5400 5 S0 51,307 51,506 51,145
Class A Suburban [Metropark, Short Hills] 1.955 44,3 E3H 530 a7 [125) 1] [+] 405 438 75
Suburban 140G 1B4 BB 187 133 ) [ [+] 1B7 198 177
Suburban - Under Contract ™ 2.385 314 112% EY 121 o ] L] 29 302 77
subtotal ' 10.554 $174.5 52,713 5255 [8525) $0 S0 $2,1ER | $2447 $1,974
Mon-Core, Repositioning Projects, & Retail™! L3 i ¥ ] 33 38 38
Hotel and Gther ¥ Interests ' 174 1113) [25) 0 a7 37 a7
Harberside Plaza 4 o0 o ] [ ] a0 a0
Land "% E7 a o o EF &7 &7
Office - Asset Value 53,082 [5638) [525) 50 52420 $2,679 52,206
Less; Office Unsecurad Debt (B52] |852) 1852)
Less: Office Prefarred Equity/LP Interests (53] (53) 153)
Add: 1031 Balances & Cther Receivables 1 | 1 1
Tatal Office NAV S1,516 | 51,774 51302
Tatal Mack-Cali MAV = : $3757  $2,705
Approximate NAV £ Share (100,200 shares) @ $IR50 S27.00

Notes:
Sea footnotes and “Infermation About Met Asset Value [MAV]® on pages 9 and 10.
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Notes: Net Asset Value e
(Unaudited)

PLEASE NOTE: The Company’s Net Asset Value estimates at March 31, 2020 contained herein were
produced based on conditions for the Company and its market and industry under normalized
circumstances, exclusive of the uncertainties described below as a result of the worldwide COVID-19
pandemic.

The recent outbreak of COVID-19 worldwide has significantly slowed global economic activity and
caused significant volatility in financial markets. As such, there is currently significant uncertainty
around the breadth and duration of business disruptions related to COVID-19, as well as its impact
on the U.5. economy. The current economic environment can and will be significantly adversely
affected by many factors beyond our control. The extent to which COVID-19 impacts our Net Asset
Value estimates currently and into the future will depend on developments going forward, many of
which are highly uncertain and cannot be predicted. As such, as a result of the magnitude of such
uncertainties under the current climate, the Company has made the decision to provide its NAV
estimates at March 31, 2020 under more normalized conditions to provide its investors with a more
useful measure at this time.

1) Reflects 10 2020 Annualized Cash NOI for office assets; projected 12-month NOH for stabilined residential assets and the prajected stabilized NO4 for residential 2ssets in-ronstructon and k=ase-up. See Informatian fibaut Net Cperating
Irecoeme on page d1.

2] WA s penerally srived sl by calculating the estimated gross ssset values For each of the Company’s real estale properlies, investments and alher significam assets and interests, and then deducting from suth asmcunts the
corresponding et debn and thind parties” imerests = the asoets. Gross dssel values for stabilized operating mali-Fanily read esiate propenies e caloulaed usng i 1 cagitalization methgd R g eled net eperating
income for the next ane-year pericd by an estimated market capaalization rate for each property. Gross ssset vakues far operating olfice properties are presented by ng projected net eperati ome for the et ore-year period
by an estimated yaar are impated sapntalization rate for each praperty, Sep Fastnate 4 for 2 more datailed ipsinn af the s by B ta astimate gross asset valies for Bs operating office preserties,
harsgemont prajects not aperating inceme that it expects to receive for future perads from a combnation of in-place kease contracts, praspective renowals of expiring Ipases and prospoctive iease-up of vacant space. Market
capltalzation rates arc estimated far each property based on fs asset class and geographic locathan and are kazed an information from recent praperty sale transactians @5 well 25 from publicy availzale infarmaticn regarding
unrelated third-party property transacticns.

3)  Thevalue rangs i determined by adding or subtractng 0.50% to the year 1 cap rate for office properties and 0.25% to the year 1 cap rate for residential properties. Property cash flaws have besen reduced by cradit loss reserves, leasing
ared base building capital expenditures, including Hasbarside rencwations. The Waterfrant valuation includes 553 milkon in capitsl yet to be spent for the Harbarside renowations. Additianally. the analysis inclides sppresimately 589
rillicm in b bulding capital dusing the first three years of the Fve-gesr disoounted cash flos, The capitel is allocated vo physical buildng improverments and is estimated S30 milion at te Waterfaont, 539 millian in the Class A
Sulbaurlar, and 530 milsan in the Suburban porthalia’s, respectively, Furthermare, e anakss includes 510 million in leasing capital budgeted in each of the Waterlront, Class A Suburban and Subairban porticlios, This is in addition e
Ehe Rernl Emprovements, leasing comenissions ared capial resenes hudgeted,

ay Fepresents the discount to stabilized value applied to assets that have not yet achieved their respective Projected Stabilized NOdue to construction, lease-up or renpvation. See Information Abaut Net Operating Income on page 41,

51 Joint vantiere irestments ane genarally ! applying & capi Fate te proj MO fir the faint wentura's asset (which is similar to the procass for valuing thass assets whilly awned by the Company, as described above
and previausky), and deducting any joint wenture lewel debt and any value aliccable te oint venture partners’ interests. Includes Reseland’s last residential subordinate interest {Retropalitan at 20 Park| and commerclal subordinate
interests.

10 2020 CLlI Company Highlights




Notes: Net Asset Value
(Unaudited)

B Juird ven irmeebmers ane generalty walued By: spplying & copitalization rate to projectsd MO fos the joint venture's asset fwhich is similsr 1o the process Tor valuing those assets ahilly avwned by the Comparry, a3 deseried abave
arsd previoushy), snd deducting ary joint wenture level debe and arry value allecable o joint wenture partners irmevests, Includes Reseland™s last residential subordinate imerest (Metrepalitan at 40 Park] and commercial subordinate
intenests

T Thevalustion appeasch for assets in-construction or lease-un are similar to thas applied to assets underging repesiioningfrepurposing, a5 desoribed shoun. After appling an estimated capitalization rate, currently sanging from 4.5%,
£ 5.25%, 1o a projected stabdized nat cperating intome, eatimated to total approximataly S36.6millon upan camplation of the construction or lease. un acthitias, the Company deducts any estimatad futune costs totakng 5565.9
milkian reguired to camplete canstructian af the asset 10 arrke 31 an estimated value attibutable te the asset. The Campany then discounts the capitalzed value back based on the projected number of pericds ta reach stabilization.
The discourt rate apphed, currenthy ranging fram #% to 8.75%, s determined based an a risk assessment af the development activities and comparabike tasget returns in the marketplace. The Campany then adds kack the discourted
projected mberm cash flaws expected ta ke generated during the prajected kease-up penod to reach stakilization,

&) Theresidential valuation arakmis totals 1o 2 Roseland WAV of 52, 219000,000, with the company’s share of this NAY of $1,785,000,000 { “TACRC Share”]. This ktter amaunit represents the compary’s share of Roseland /Y, ret of the.
5454, 00,000 attributable to Rockpaint's nonceabrolling interest.

9
Top NAV [net equity] Contributors Gross Portfolio Value
Oaerating Properties NAV by Market
erating Froperties Stabllized Gross Asset Valup #5718
Urhy Harbarsick 157 1% Less: Discourt far CIF (2351 ‘Washington, Mew Fork
Pdanaca 176 10 D, 5% 3
: [ soaunted Gross asset Value 5455 W) Corridor Metro, 13
Liberty Towwrs M4 E% 7 4
Fortside 7 & 562t East Pier e % o o
b Lofts o Less: Existing Debt {2.6498)
& : Fa—— Less: 3ol Paety Interests & Other Oligations ]
Less: Rockpoint Share A541
Current/Futune Develoanent P rties
MCRC Share of Residential NAY 51,785
Thie Charlaste 502 18
Plaa &9 [land] B0 T
Bailding 9 at Port lmparial w6 5%
107 Morgan & 4%
Urhy Future Fhases 5 3%
Subtatal 357w
Top Contributing Assets 51397 7N

10} This group reprosents assets remoued from the Class A Suburban ar Suburhan buckets that are under contract for sale,

11} Theyear ore cap rate, applied ta the 100 2020 Annualized Cash NOW, is derived fram the prosent value of periadic cash fiows aver flve years and a termanal value based on stabilized Income and a maskes can rate, all discounted at an
undevered intemal rate of return. See Infarmation About et Operating Income on page 41.




Notes: Net Asset Value
(Unaudited)

Mar ket Stabilized
10 2020 ¥ear 1 Cap in-Place ‘Ohcoupan oy Stabilized Unlevered
Annualized Cash MOI Rate Rent PSF Rate Cap Rate IR

Dfflce

Hudsan Waterfront 48908 2R16 48% 23951 24655 RE .0 7.0% 21,707 2348
Class ASuburban A EEEN ECRE] 4158 a7 el B 530 71
Suburban 1.406 164 BEH 2575 2735 86, TH B0 9.0% 187 133
Suburban - Under Contract L3Es 24 113% 3210 3175 FfA NfR Hfa 285 121
Subtatal 554 51745 536.07 %3981 $2,713 5255

12)  The Company cakoulites ast
al

aiad gross asset values far each of its operadi i as8ats by Eaking the s of [i) the present vahie of periodic cash flovws cver five vears and (il 3 tarminal vabie based on estimated stabilized income and a

i rate at stabilization, 2l discaurted at an wnkevered intermal rate of return, This value, i By this prajectad net cperating incams: for 3 ene-year periad yields the year one impauted capisal n rate. Managemsnt
projects the poriedic cash fows puer fe years and the stabilized income frem a combination of co lease cantracts, prespoctive ronewsals of expiring leases and praspective kease-up of varant space. Factars conskderod by management
In prajecting releasing and lease-up of vacant space and estimating ihe applicable market rental rates include: idendifization of leases currently being negotiated by management; histarical 2nnal lkeasing volumes for swch arooerty types;
ared com@arable leases that have been excouted far properties within the Company's pertfolie and for competiter Buildings in similar lacations. Matwithstanding the foregaing, ary assets that are contemalated for sale are valusd
indridually at incicative or at cortract prices.

130 Waluatiors for nonvcare assets, which are those assets being considered far sale or dispesal, or in the active marketing process, are generally based an recent cantract prices for similar praperties in the pracess of being sold, letters of
intent and cngaing negotiatians far propertics. Wegmars ard 24-Hour Fitness are in acthee contract negetations for 5310 MM less transaction costs. See Infommatian Abcut Net Operating Income on page 41. Valuatiars for propertics
planned for or undergoing a repasiticning or repurposing utilize a projected stabilized net operating income far the amset upan completian af the repositianing/repurpasing activities. After applying an estimated capitalization rate &0 a
prajected stabiliced net poerating income, the capitalized value is next discounted back bassd on the projected number of pericds ta re-stabilice the asset. The dscount rate applied i detesmined based on a risk assessment of the
repasitionm'repurposng activities and comparable target returns inthe marketplace, and further validated by outside market sources, when xailable for that market, Additionally, adjuztments are made to the estimated vake by
deduckng any estimated Future costs necessary 1o complete the planned actities, as well as adding back the discounted projected interim operabing cash Fows expected to be generated by the property witd re-s ation has been
achiewed,

14)  Includes the Campanys awner erests irn the Hyst Regency Jersey City snd twa office joir v

151 The vahie of land & based on 3 combination of recent of peading Transactioes far Land parcels within aur selevant markets and unrelated i parties, and semetimes may wiilize land appraisals Tar certa markets, il avadable far other
Frargeses, such a5 100 transaction firgrging. Further, we congider what 3 lamd parcel’s waloe would need o be when combined with all other develapmant 0505 10 yield what we bolewe (0 b an appeopriate 1argen rate of e e a
dewslopmient project, The per apartment unit o per squane teot oflice space walises are desived by dividing the aggregate land walue By the aumber of potential aaartment units or square feet af affice space the land can accommpdate, The
rramber of potansial s ar seuane feet of office space a land parcal can accommodats is mast cammenly gaverned by either in-place geveramental approsals ar dersity regulatians ses farth by existing zoning gidcsines,

18] The dacrease in the apgpraximate KAV per share of 1.20 from Decembar 33, 2018 1o karch 21, 2030 is dug peimarily to glabal L= g assumption chamges including but nat | d fo: ircreased credit kass reservas, delayed vatancy
absarption tieing, reduced transkent parking incame, and recuced reversian accupancy for Office assats.

Information About Net Asset Value (NAV)

Crarall, NAY is arrived at h\l r;tl:laring the estimatad = asset values far sach of their real estate pmﬂﬁf'.iﬁ‘\ irestmants and other ‘ignirrarl assets and Eterests, and than ﬂ:ﬂlxring from such Amaunts the rnrra:rnnﬁir.;n:—r disbt and third
Erests N the assats.  Gross asset vakes for the aperating real estate praperties are <alculated wsing the direct capitalization method by dividing projected net apenating income: fora ana-year peried by an astimated current
zation rate for each property. For each operating property, mansgement projects net aperating income that it expects 1o recetv: for future perods frem a combination of inplace lease contracts, prospective renewsts of expiring leases
and prospective lease un of vatant space. Factars canskdered by management in prajecting releasing and lkease-up of vacant space and estimating the apnlicable masket rental s Indude: idensification of leases curently being negotated by
management; histarical annual leasing valumes for such property types; and comparable leases that have been executed for properties within the ®egistrants’ portfolio and far compet budicings in similar iccations. A capitalization rate is
estimated far cach graperty based an i asset class and geagraghic locatian. Estimates of capitalzation rates are based an infarmaticn fram recent proacrty sale fransactions as well as fram publicly avallable infomatian regarding uarclated
third-party property trarsacticns,

ATkt S

re properties.

ive in that i inwclves estimates and assumptions and can be calculated using various
Med NAY may nal be comparable 1o measienes used by olber campanies A wilth any

The ume of BAY as 8 mesiure of value i subject 10 cenain inberent limitations, The sssessment of the ssimated NAY of 3 par
atceplabie melhods, The Cormpan ing MAY rriay diflier Trom e methods used by clber tamaanies. Accardingly, the Coenpany
vakustion methadakgy, the methodalogies wilized by the Compary i MAY are Based upon & ramber of estimestes, assurmptions, upments o opinicas thel mey or may not prove o be corect, Capitalitation rates abtained fram
publicly available sounces alio are critical 1o the HAY calcudation and are subfect 1o the sounces sebected and variabilty of marker conditians at the time. Inwestorns in the Compasny are cautioned that HAY doss net repressat [7] the amaunt ar
which the Comparny’s Securitees woukl irade a1 & national secufities exchargs, (i) the amaunt that o seuity hokler wioukd oBtain if he of she tied to sell his ar s Securities, (i) the amount that a security balder would receive if the Company
liquidated its assats and distributed the proceeds atter paying all af their expenses arel labiities or (W) 1he beok value of the Campany’s real estate, which is generally based erihe amostized cost af the propeny, subject 1o cartain adjustmens,

icular property is
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Balance Sheet

ASSETS

Eental property

Land and leaschold interests

Buildings and improvernents

Tenant improvemants

Furniture, fixtures and equipment

Land and improvements held for develapment
Development and construction in progress

Less — accumulated depreciation and amortization

Rental property held for sale, net

Met Investment in Rental Property

Cash and cash equivalents

Restricted cash

Imvestiments in unconsolidated joint ventures
Unkilled rents receivable, net

Deferred charges, goodwill and other assets, net '™
Aooounts receivable

Total Assets

LIABILITIES & EQLITY

Senior unsecured netes, net

Unsacured revolving cradit facility and term loans
Mortgages, loans payable and other ohligations, net
Mote pavable to affiliste

Dividends and distributions payable

Acoounts payable, accreed expensas and other liabilities
Rents recaived in advance and security deposits
Acerued interest payable

Total Liabilives

‘Commitments and contingencies

Redaemable noncontrolling interests

Total Stackhalders'/Members Equity
Moncontrelling interests in subsidiaries:

Operating Partnership

‘Consolidated joint ventures

Total Nencontrolling Interests in Subsidiaries

Total Equity
Taotal Liabilities and Equity

10 2020

3 In thousands
funguaited)

462,218 5327,097 - 5363314 S3E5,010
1061328 1848721 - 2m0048 | 2E72IT0
165,431 2,658 - 168,088 163,298
6,732 75,235 81,966 78,716
12,062 288,411 . 0,473 299,336
71013 452,575 - 523,501 458,008
1,378,784 2,505 69T - 1,373,481 4,256,681
(477,553) (105,275} [582,825) (558,517}
901,231 2,E85,421 ) 3,750,652 | 3,696,060
293,159 - - BOE, 169 9BG.40T
1799400 2,883,421 - AGESEM 4,664,561
16,335 B.E6% 25,264 25,585
5,328 10,035 . 15,863 15,577
7,498 195,076 . 202,574 209,001
93,648 2,507 - 55,155 85,686
197,683 53417 1500} 250,600 275,102
3524 2,731 . 6,255 Fae2
$2123,976 53,162,056 (S500)  §5,265,532 |  $5,292,798 |
5571776 - . 571,776 SE7LAEY
277,000 - . 277,000 325,000
521,006 1,507,338 . 2,028,345 1,508,034
- 500 1500} - -
22,577 - - 22,577 22,265
113,353 82584 - 195,937 205,510
28,586 812 35,508 33463
11,504 2,153 - 15,657 10,185
31,545,902 51601488 (85000 53,146,590 43,089,941
52,324 454,158 505,482 503,382
394,778 1,088,365 - 143,143 1,493,608
150,681 - . 150,681 158,480
291 A7.045 - 47,336 47,298
150,972 47,045 - 158,017 | 205,776
525,750 1,106,410 - 1,632,160 1,659,475
$2,123976  $3,162.056 ($500)  $5,285,532 $5,292,798

Notes: See supgorting “Balance Shaet” notes on page 38 for more information.
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Income Statement — Quarterly Comparison SRR e el

funaudited)

REVENUES
Revenue from leases:
Bage rants A70,040 (537,526) 533,013 §E5,527 466,851 365,505 566,571 #73.351
Esgalatians and recoveries from tenants 7,847 {4,008} 1,80 4,873 4,524 5843 5,140
Real estate serdcos a4 2an4 2883 4,00 2011 EXTH]
Parking income: 2314 (49 Pk 5 265 5,760 5716 4,865
Hotel intome - - 1,625 1625 4,138 3325 283%
DLher inGaime 565 (30 1,183 1724 2,450 zamM Laga
Tatal revenues 4R0,A20 i541,500) 542,836 582,057 $RA.ETI 387,391 40,285
EXPEMNSES
Eeal estate taxes 59,508 (55, 255) 55,283 510937 51185 511151 511,018
Litilities 5,666 13,426} 1633 18531 3276 4402 4,091
Operating sendces 15,515 18151} 200 16,064 16,810 15105 17,913
Real esLale serice expenses 43 o 34673 372 3,768 3305 397
General and sdministrative 12,530 (5 P k] 15818 16,560 12,572 16,545
Demracation and amartization 14,182 1453 21067 33,796 35,505 22,505 31,971
Land and ather impairments 08 - 15 S.2hd 27,355 2,585 2498 -
Tatal expenses S63,748 (518,320 Sa4.014 585452 $114,271 585,333 588,416 £83,674
Cperating: Income |expense) 17,072 (523,299) 151,168) 157.5305) [627,598) SL058 151,811) 46,592
OTHER (EXPENSE] INCOME
Intarest expense (413,318 1,307 158208 1520,918) 1522731 1522.125) (522,208} (523,481
Interpst and ethar investment incama (lass) 3z (14 1 32 a5 185 514 823
Equity in carnings (kass) af unconsoldated joint ventures {212 - [ [#8) 3371 (113) [EEH [-51]
Gain an change af conrol of interests - - - - . . - 13,750
Fealized gains logses) and unrealized losses on dispesition (35,661] 27,746 = 17.915) 112,218 134,665 55 BE,108
an sale of land/uther 4,049 - 76 4513 [44] 206 ki) -
an sale of imvestment in unconsolidated jaint venture . = = el - iz 3 Lo ]
Gain |loss) fram sarly extinguishment of debt, nat - - - - 1233 18] 538 1,311
Tatal ather incame (oxpense] (45,00) 25,052 1£.738) 124,595) 88,729 155,521) |20,568) 260,774
Income from continuing operations (27, 94F] 5,755 [2402) {3z 001} 62,131 [54.463) {22,480} BGY, 366
Ircrse from discontined operatisns - 21,993 N 21,993 27T 8505 7,953 5225
Fealized gains {lasses) on dispasiiion - (27,7450 - 127,745) {120,309] 110.063) 5,802} -
Tatal discontinued operations - 15,753} - 5753 (117,539) (1,558) 2,151 8,228
Net income (27,542] . 2,302} {37.8a3) I55,408] |546,021) {20,329} 275,564
Manmontrolling interest in consalidated joint ventures - - 176 76 51,d0d 5405 347 aL2dz
Monwontrolling interests in Dperating Part ip fraem continuing operations 3,665 - - 3,566 15,494 6004 1,646 126,843
Moncontrolling interests in Cperating Partnership in discontinued sperations 549 - - 543 11,317 155 1214} {8371
Redesmable noncontrelling interest 1453 - 15016} 16.471) 16471 (54711 15,008} (8.867)
HNet income (lass) available to commen sharchelders (524,182 50 1515, 722) 1538.923) (554,652 1555.928) (522,054} 524,455
Baslc earnings per common share:
Het income [lass) available to comman sharchodders [30.47) 1500B3) [50.65) |50.23) 5247
Diluted earnings per common share:
Het income (o) svailabbe b common shareholders |50.47) (S0uEd| [50.65] |e0A3) 166
Basic weighted average shares autstanding a0, 615,000 0611000 90,584,000 90,533,000 A0,4%8,000

Diluted weighted average shares autstanding 100, 183,000 100,354,000 100,560,000 100,523,000 100,543,000




F FO & COre F FO — Qu a rte rly Com pa ri So n 5 in thousands, euce;nu;e:;:\:;\: amaunts and ratios

019

30 2019

10 2020

et inceme (loss) available to common shareholders 539,524} 1554,652) 1555,928) 1$22,054) 524,295
Add {deduct): Noncontrolling interest in Operating Partnership (3,666} 5,404 {6,004} [2,648) 16,843
Moncontrelling interests in discontinued operations [543} {11,217} [155) 214 837
Real estate-related depreciation and amortization on continuing operations ' 36,656 39,155 35,785 34,619 33,793
Real estate-related depreciation and amortization on discontinued oparations 1,453 21,7376 16,797 17,246 16,375
Property impairments - - 5,804 5,802 -
Impairment of unconsalidated joint venbure investment (induded in Equity in earnings) 3,661 - - -
Gain on change of cantral of interests - - - [13,790)
Gain on sale of investment in unconsolidated jeint venture - - - - (903)
Continuing eperations: Realized [gains) and unrealized losses on disposition of rental property, net 7415 {112,228} 34,666 (255) [2E8,109)
Discontinued aperations: fealized [gains) loss and unrealized lossas on disposition of rental property, net 27 746 120, 308 413 - -
Funds from operations ™ 529,671 412,198 $31,468 $33,924 538,541
Add/[Deduct):
[Gain]fLoss from extinguishment of debt, net 5153 SO8 (5588) 151,311)
Deadd deal costs - - 271 - -
Land and ather i 5,261 27,356 5,345 7,408 -
Gain on disposition of developabile land (4,813} ad (296) (270) -
Severancefseparation costs on management restructuring 1,947 - T - 1,562
Reporting systern conversion costs 363 LoE - - -
Strategic direction costs 4,628 - - -
Management contract termination costs g = = 5 1021
Prowy fight costs i) - - 4,171 -
Mews payroll tax consulting costs . - - 1,313 -
Moncontrelling interest share on consolidated joint ventures impairment charges 11,263}
Core FFO $33,320 544,115 538,163 540,049 540,813
Diluted weighted average sharesfunits outstanding it 100,183 000 100,284,000 100,580,000 100,523,000 100,243,000
Funds from operations per share-diluted 30.30 5012 5031 8033 5039
Core Funds from Operations per share/unit-diluted 50,33 A0dd 50.38 S0.40 50.40
5020 S0.20 S0.20 50.20 %0.20

Dividends declared per comman share

Notes:
see footnotes and “Infermation About FFO, Core FFO, & AFFO° on page 16,
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% in thousands, except per share amounts and

AFFO & Adjusted EBITDA — Quarterly Comparison

funaudited)
10 2020 40 2019 30 2019 20 2019 10 2019

Core FFO (calculated on previous page) 533,231 54,115 535,163 540,049 540,613
A L r=Cash Ibems:
Stralght-line rent adjustments ' 152,132) [54,084] [$3,625) (%a,052) (%2,6855)
Amortization of market lease intangibles, net (948) [1115) (1,057} (1,058) (1,037
Amaortization of lease inducements 57 115] {108} 279 304
Armortization of stock compensation 2,612 2,192 2,061 2218 2010
Mon-real estate depreciation and amartization 450 431 611 511 530
Amortization of debt discount!(premium) and mark-te-market, net (238) 1237 (238} [237) [237)
Amortization of deferred financing costs 1,020 1,147 1,121 1,168 1,189
Deduet:
Mar-incremental revenue generating capital expenditures:

Building improvements 13,247) (5,012} (30910 [383) (2,532)

Tenant improverments and leasing commissions ©' [&,003) [2,354] (7,245} (4,800) 17.031)
Tenant improvernents and leasing commissions on space vacant for more than one year [2,958) |8a4) (6,138} (4,216} 13,482)
Adjusted FFO 17 419,756 526,179 520,454 529,479 426,381
Core FFO (calculated on previous page) 533,231 $d4,115 538,163 540,049 540,813
Deduct:
Equity in earnings (loss] of unconsolidated joint ventures, net 5708 (53,223 5113 SBE 5681
Equity in earnings share of depreciation and amortization [3.350) [3.678] (3,655} (3,024) 12.662]
Add-back:
Interest axpense 22,226 24,002 23,450 23515 24,774
Recurring IV distributions 2,459 5,123 3,528 3,850 3,119
Incerne {loss) in nencontrolling interest in consolidated joint ventures (176] [1,404] {405} [B47) 11,248)
Redesmable noncontrolling interest 5,471 65,471 5,471 5,006 4667
Incormie tax expense i 0 59 BS 43
Adjusted EBITDA 561,574 $71,476 567,724 568,722 570,187
Met debt at period end ' 52,835,993 52,767,351 53,087,156 $2.609,112 52,653,603

11.5x 9.Tx 10.0% .55 .55

Met debt te Adjusted ERITOA™

Notes:
see footnotes and “Infermation About FFO, Core FFO, & AFFO° on page 16,
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% in thousands
funidite)

EBITDAre — Quarterly Comparison

10 2020 40 2018 30 2009
Net ncame {lass) available to comman sharehelders [532,924) (554,652} [555,928) (822, 054) 5244485
Add|Bedusct}:
Wancaniralling inerest inagerating partnership 14,215 5,454 JE004] (2,648 26,543
Koncantralling in cliscontinued sperations. s 111,317} 1155) 214 837
Moncantralling interest in consolidated juint wntures {al 1176 1,404} 1405) (B47) 11,248]
Fecesmable noncomrolling interest G471 6,471 B4 5,006 4567
Inerest pxpense el 4072 23,450 3515 4,714
IPCEETE faX PEpense T 1 a8 BA 43
Drepreiation and amortization 35,299 57,654 49,538 43,352 AZ4E
Deduct:
Realized {gains) lesses and unrcalized lesses an dispoziticn af rental property, ret - comtinuing cperatians ra1s EXE) 35,078 (255} [268,10%)
Realizad {gains) losses and unrgalized losses an dispesibion of rental property, net - discontinued operations. 27,786 - . . .
[Gain|ftoss an sale of investment in uncansolidated joint wentures - - - - 1993]
[Gain|fboss an change af contiol of interest - - - - (13,790
Equity in [earnings| lass of uncoreclidated joint wentunes JoE 417 iia &1 151
adc:
Fropemy Impalrments . - 5 854 5507 .
Comgany’s share of property NOU's inuncensolidated jeing vermuees (1) TS5 12,819 84512 a9.287 T.38%
EBITDAr: 563,533 547,686 SGT.T24 567,545 $73.721
A
Loss from extinguishment of debe, net - 153 48 1584
Spvarance/Soparation costs on Marsgement restaucturing 1,847 - Frrd -
Maragement cantract Temunation asts - - - -
Strategic direction cests - 4620 - -
Pspearting SySLams comeension cast 362 598 o -
Dead deal costs - - Fr -
Land and ather ingairments 5263 27,35 B34 2,453
Gain on disposition of developable land 14.813) 44 [ 29E] K2T
Prosey TEhE costs 799 = - 4171
Hew payrall Bax corsulling costs & & e 13113
Adjusted EBITDAre 567,092 530,356 574,415 574,670 £74,993
oncandraliing inderests i cansalidoted inlnr weatines fﬂ.ll
Marbella (37 144} (115 203} (583
M2 a1 Bartella (a7] 151k 1234) §560% 436)
Part Imgerial Garage Sauth (55] 118} [CH] 150k 9]
Port Imperial Betail Sauth 13 ray 5 12 Lkl
Residence Inn Hodel i1%)
Diher cons clidated joink veniures (4] (1,283} (15] {441y %)
Mot bogses in noncontrolling interosts (18] [£1,a04) [$20s) 547y (§1,248)
add
Degregiation in pongontrolling interest in consalidated Vs 60 B4 £38 1434 1522
Funds fram aperaticns - nancentrelling interest In consalidatod Jv's S484 (57sa) $433 5577 $274
At
Irterest expense in amcentrelling inteest in consalidated Vs BO5 B05 506 BO5 631
Wet aperating income bedore debt service in consalidated IN's 51,285 547 51,239 31333 3965

Boses;
(1) See uncarsolidated joint venture NQIdetails an page 22 for 10 2020,
See information Aot EEMDN on page L6,




FFO, Core FFO & AFFO (Notes)

11y Includes the Company's share from unconsolidated joint wentures, and adjustments for noncantrolling interest, of 53,349 and 52,661 for the three manths ended March 31, 2020 and 2019,
respectively. Excludes non-real estate-related depreciation and amartization of 5450 and $53%ar the thres moenths ended March 31, 2020 and 2019, respectively.

12 Funds froem operations is calculated in accordance with the definition of FFO of the National Association of Real Estate Irvestment Trusts (RAREIT). See “information About FFO, Core FRO and
AFFO™ balow.

135 Includes free rent of 52,958 and 54,832 for the threa menths ended March 31, 2020 and 2009, respectively. Also includes the Company’s share from unconsalidated [oint ventures of 528 and [522%)
for the three months ended sarch 31, 2020 and 2019, respectively.

14 Includes the Cormpany’s share from uncensolidated jeint ventures of 50 and 50 for the three months ended March 31, 2030 and 20149, respectively.

157 Exeludes engenditures far tenant spaces in properties that have not been swned by the Company for at least a year.

16)  Mat Debt calculated by taking the sum of saniar unsacurad netes, unsacurad revolving credit facilivy, and mertgages, Ioans payahle and ather cbligations, and deducting cash and cash equivalents
and restricted cash, all at paried end

170 et Debt to EBITDA results represent cornpletion of tha Liberty Towers-Dwerlook Ridge 1031 exchange.

18 Calculated based on weighted average common shares outstanding, assuming redernption of Operating Partnership common units inte commen shares 9,443 and 10,164 for the three manths
ended March 31, 2020 and 2013, respectively.

Information About FFO, Core FFO and AFFO

Funds frem egerations ("FFO") is defined as net income (loss) before noncontrolling interests of unitholders, computed in acoerdance with penerally accepted accounting principles {“GaaP®), excluding
paing or loies frarm depreciable rental property trandactions (indluding both acquisitions and dispositions], and impairments related to depreciable rental progerty, plus real estale-related depreciation
and amartization. Tha Company beliaves that FFO par share is halpful to investors as one of saveral measures of the parfarmance of an equity REIT. Tha Compamy further believes that as FFO per shara
excludes the effect of depreciation, gains |or lossas) from property transactions and impalments related to depreciable rental property fall of which are based on historical costs which may Be of limited
relevansa in evaluating current perfarmance), FFO per share can Facilitate carmparisan of operating performance betwean aquity RETTS.

FFO par share should not be considered as an alternative to net income avallable to common shareholders per share as an indication of the Company's perfermance or to cash flows as a measure of
liguidity. FFD per share presented herein i net necessarily comparable to FFO per share presented by other real estate companies due 1o the fact that not all real estete companies use the carme
definitizn. Howewer, the Company’s FFQ per share is comparakle to the FFO per share of real estate companios that use the current definition of the National Assecintion of Real Estate Investment Trusts
["NAREIT"), & reconciliation of net incame per share ta FFO per share is included in the financial tables above,

Core FFO is defined as FED, as adjusted for items that may distor? the cemp ent of the Company's perfarmance ever time. Adjusted FRO ("AFFD") is defined as Core FRO less (i) recurring
terant imp nts, leasing commissions and capital expendituras, (i} straight-line rents and amortization of acquired above/below-market leases, net, and [jii] other non-cash income, ples [w) ather
non-cash charges. Core FFD and AFFD are bath non-GAAP financial measures that are not intended to represent cash flew and are not indicative of cash flows provided by operating activities as
determinad in sccordance with GAAP. Core FFO and 8FFO are presented solely as supplemental disclosures that the Company’s management believes provides weful information regarding the
Company’s operating parformance and its ability to fund its dividends, There are not generally accepted definitions established for Core FFO ar AFFQ. Therefore, the Company's measuras of Core FFO
and AFFD may not be comparable to the Core FPO and AFFO reported by other REITs. A reconclliation of net income to Core FFO and AFFQ are Included in the financial tables above.

Information About EBITDAre

EBITDre is & non-GAAP financial reacure. The Company computes EBITOWre in accordance with standards established by the Mational Association of Real Estate Investment Trusts, or MAREIT, which
may not be comparable to ERIMDAre reported by ather REITs that do not compute EBITDAre in accordance with the NAREIT definition, or that interpret the NAREIT definition differently than the
Comgany doas, The White Paper on EBITDAMe approved by the Board of Gowernors of NAREIT in September 2017 defines EBITIMre as net incoma {less) [computed in accordance with Generally Accepted
Accounting Principles, or GAAP), plus interest expense, plus income tax expense, plus depreciation and amonization, plus [minus) losses and gains on the dispesition of depreciated property, plus
irmpairment write-downs of depredated propenty and investments in uncansolidated joint ventures, plus adjustments to reflect the entity's share of EBITDAr: of unconselidated joint ventures. The
Camgany presents ERITOA e, because the Company beliewes that ERITDAre, along with cash flow from operating activities, investing activities and financing activities, provides investors with an
additional Indicator of the Company’s ability to Incur and sesvice debt. EBITDAre should nat be considered as an alternative to net income {determined in accordance with GAAP), a5 an indication of the
Company’s financial perfarmance, a3 an altesnative to net cash flaws from eperating activities (determined in accordance with GAAP), or as a rieasure of the Company's liguidity.
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Same Store Performance

$in thousands

Resi jal s store!
10 2020 10 2019

Total Property Revenues 328,681 527,186 51515 5.6%
Real Estate Taxes 53,446 53,618 (5172) 14.7%)
Payrall 1,E91 1,854 a7 1.5%
Repairs & Maintenance 435 905 N 3.3%
Utilities 1,023 872 51 5.2%
Insurance 389 308 81 26.3%
Marketing 448 S04 157} 111.2%)
Other™ 2,019 2,120 (100) {4.7%)
Total Property Expenses 10,151 510,251 (5140) {L.4%)
Same Store GAAP NOI™ 418,530  $16,876  $1,854 9.8%
Tetal Units 4,838 4,838 =

% Leased 05.6% 96, 1% 10.5%)

Difice Same Store'!

Three Maonths E

10 2019

Toetal Praperty Revenues (GAAP) 538,445 535,721 52,724 7.5%
Real Estate Taxes 54,906 54,826 SE0 1.7%
Utilities 2217 2,721 (504) (15,5%)
Operating Services 7,602 7.259 343 AT
Total Property Expenses 314,725 514,806 ($81) {0.5%)
Same Store GAAP NOI'™ 523,720 520,915 52,805 13.4%
Less: straight-lining of rents adj. and FAS 141 32,206 31,8839 §317 16.8%
Same Store Cash NOI $21,514 513,026 52,488 13.1%
Total Froperties ] 5 -

Tatal Square Footage 4,508,801 4,508,201 -

% Leased TEE% T6.3% - 2%

{13 Walues represent the Campany's pra rasa ewnership of oparating penfolic.

12} Inchudes managemens feos.

{3)  Aggregate property-level revenue ower the given perod; less: operating expense, real estate taces and utilities ower the same periad for the same stone portfalia.

{d)  Office Same Store eschudes discontinued operations and Harborside Plaza 1 as it was remaved fram service in 4015,

450 The aggregate sum of: property-kevel revenue, straight-line and ASC 805 adpustments aver the given teme perod; less: operating expense, real extate taes and wlilities ower the same periad For the same store
caiall
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Debt Summary & Future Repayments Schedule

Debt Breakdown

% In thousands

Woightad A

of Total Int R

Fixed Rate Debt

Fixed Rate Unsecured Debt and Other Obligations SETE,000 10,855 4,08, 156
Fixed Rate Secured Debt 1,770,241 G1.10% 375 b.24
Subtotal: Fixed Rate Debt 52,345,241 BO.95% 3.86% 5.34
varlable Rate Debt

Variahle Rate Secured Debt 5274911 0,405 3.95H .60
Variable Rate Unsecured Debt ™ ZF.000 2,565 L105 g2
Subtotal: Variable Rate Debt 4551,911 19.05% 3.02% 220
Totals/\Weighted Average 52,857,152 100.00% 3.70% 4.74
Adjustrnent for Unameartized Debt Discount 12,004}

Unamaortized Deferred Financing Costs (18,040

Total Consolidated Debt, net 2,877,121

Partners’ Share (74, 723]

CLi Share of Total Consolidated Debt, net! $2,802,392

Uneansolidated Securad Dabt

CU Share 4371,506 4.07% B6.01
Partners' Share 345,555 A0 BO1
Taotal Unconselidated Securcd Debt 576,151 4.07% 601

Maturity Schediile

Period Maturities

2020 -

EUE) 445,801 530 446,381
022 455,760 550 456,310
2023 351,788 1323 354,112
2024 346,361 3,927 350,2EE
2025 - 3,799 3,799
Thereaftar 1,269,774 14,701 R4 475
Subtotal 52,669,485 426,319 $2 695,804
Adjustment for unamaortized debt discount/premivm (L.004) [2.004]
Unamortized mark-to-market 1,348 1,345
Unamortized deferred finansing costs ™ (18,027) (18,027]
Totals/Weighted Average 52,869,485 £7.636 52877121 3.70%

Motes:
[a) Minority interest share of cansolldated debt |5 comprisad of $33.7 million at Marbella, 53001 million at M2, 557 million at Port Imperial South Garage, and 51.2 million
at Port Imnperial Sauth Retail.

Ses supporting "Debt Summary & Matwrity Schedule” notes on page 38,
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Residential Debt Profile

i {1=11]

Marriott Hotels at Port Irmperial {F.K.A Port Imparial 475 Hotel] R
Chaselll

Port Imperial South 9

Shaort Hills Residential

The Charlotte (F.E.A, 25 Christopher Columbus)

Total Secured Constrection Debt

Secured Permanent Loans

Monaco

Port Imperial South 4/5 Retail

Portaide 7

Signature Place (FK.A& 250 Johnson)

Libarty Towers

Portside 56

Marbella

M2 at Marbella

145 Front Street

Quarry Flace at Tuckahoe (F.E.AL50 Main Street)
RiverHouse 11 at Port Imperial (F.K.A. Port Imperial South 11)
Soho Lofts

Riverwatch

Port Imperial South 4/5 Garage

Frincipal balance cutstanding

Unamaortized deferred financing costs

Total Secured Permanent Debt
Total Debt - Residential Portfolio - A

Notes:
See supporting “Debt Profile” notes on page 38,

Lender

Fifth Third Bank
Fifth Third Bank
Bank of Mew York Mellon
Peeple's United Bank

CuadReal Finance

Morthwestern hMutual Lifa
American General Life & A/G PC
CERE Capital Markets/FraddiaMac
Mationwide Life Insuranse Company
American General Life Insurance Company
Mews York Life Insuranca Co.

Mew York Life Insurance Co.

New York Life Insurance Co.
MLUFG Linian Bank
Matixis Real Estate Capital LLC
Morthwestern hMutual Lifa
mew York Community Bank
Mew York Community Bank

American General Life & &G PC

CLlI Company Highlights

LIBOR +3.40%
LIBOR +2.50%
LIBOR+2.13%
LIBDR+32,15%
LIBOR+2.75%

3.15%
4.56%
3.57%
3.74%
3.37%
4.56%
4.17%
4.39%
LIBOR +1.84%
4.48%
4.52%
3.07%
3.79%

4.B5%

March 31,

2020

894,000
42,136
19,624
17,791
28,361
5211,911

166,347
3,918
58,998
43,000
265,000
97,000
131,000
117,000
63,000
41,000
100,000
160,000
30,000
32,477
1,308,740
(22313}
51,295,427

51,507,338

A in thousands

Decemnber 31,

2019

74,000

24, 064
11,615
8,431
ERELS
124,254

166,752
3,034
58,998
43,000
232,000
97,000
131,000
117,000
53,000
41,000
100,000
160,000
30,000
32,600
1.276.284
02394}
31,262,890

$1,387,144

Date of

Maturity

04,/058/22
0516422
131922
03/26/73
12/01424

0201421
12/01021
08/01/23
0801474
10/01/24
0310426
081048
OB10/26
12/10426
080527
01,/10/29
0FfoLsia
07/01/29
12/01429




Office Debt Profile $inthousans

of
Lender L Maturity
101 Hudson Wells Fargo CMVEBS 3.20% 250,000 250,000 10411126
Short Hills Portfolio Wells Fargs CHBS 4,15% 124,500 124,500 04,01/27
111 River Apollofsthene 3.90% 150,000 150,000 0%/01/29
Principal Balance outslanding 534,500 524,500
Unamortized deferred financing costs {3,494 {E.610)
Total Secured Debt - Office Portfolio 3521006 $520,890
niar U Metes: !
4. 500%, Senlor Unsecured Notes public debt 4.61% 300,000 300000 04718122
3.150%, Senior Unsecured Notes public debt 3.52% 275 00 275,000 05715723
Principal balance outstanding 575,000 575,000
Adjustment for unamortized debt discount 12.004) 12,170)
Unamortized deferred inancing costs {1,220 {1,346]
Total Senior Unsecured Notes, net: 8571776 5571484
Revolving Credit Facilities 13 Lenders LIEOR+1.30% 277,000 329,000 01/25/21
Total Debt - Office Portfolio-B 1,369,782 1,421,374
Total Debt- Residential Portfolio - A from previous page) 1,507,338 1,387,144
Total Consolidated Debt: A+BeC 2,877,121 2,808,518
Motes:

See supporting “Debt Profile” notes on page 38,

CLlI Company Highlights




Consolidated Debt Maturity Schedule

% in thausands

Construction Office Secured Residential Secured Corporate®
2020 = - 3
2021 - 2 170,265 .
2022 $155,760 - - $300,000
2023 517,761 - 558,908 §275,000
2024 538,361 - 3308,000 5
2025 - - - -
2026 - 250,000 £408,000
2027 = 5124,500 541,000
2028 - - - -
2029 - 150,000 $322,477
Debt Maturity Schedule
$700,000
$600,000
$500,000
F408,000
$000,000 I

4300,000 SQDﬂ,mD 5332477

$200,000 5275’“' $308,000
B I sasouo| #4000

4100,000
91?“55 sm,ﬂsn ss&m $124,500 $150,000
5 singa| 381
2020 021 022 FIFEI 2024 2025 026 2027 2028 028

m Construction  mOfficeSecured W Residential Secured  m Corporate”

*Revalving Credit Facility is excluded from the tabla
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Unconsolidated Joint Ventures Sinthousands

10 2020 e CLI Share ) 2 CLI NOI After CLl 10

Units,/SF " ; ! Nop ™ Debt Sa of NOI ' vt service ™ 2020 FFO

Operating Properties

Residential
Metropalitan 130 92.3% 25.0% SRO8 541,010 5564 5225 410,253 490 46
Metropalitan Lofts 549 S6.6% 50.0% 319 18,200 203 160 9,100 102 83
RiverTrace at Port Imperial 316 54.9% 23.5% 1,507 83,000 1,249 LRL] 18,450 281 278
Crystal House 825 95 09 25.0% 3,222 155,635 1,534 a06 39,659 459 478
Riverpark at Harrison 141 97.2% 45.0% 406 29,117 137 183 13,103 62 57
Station House 378 97.4% 50.0% 1,752 95,438 5580 a76 48,219 295 372
Urby Harbarside 762 96.2% 25.0% 4,779 192,000 2,284 4,062 163,200 1,941 1,877
Subtotal - Residential 2,611 96,0% 47.5%  $13,283 $617,400 56,861 $6,741 $301,984 $3,230 3,151
Office
12 Vreeland 139,750 100.0% 50.0% 5460 55,850 5418 5230 53,925 5209 5134
Dffices at Crystal Lake 106,345 93.2% 31.3% 258 3,128 231 Al a7g ] [
Subtotal - Office 246,095 97.1% 41.9% 5718 58,978 5639 311 53,903 278 5263
Retail/Hotel
Riverwalk Retail ! 30,745 MAA 20.0% §138 0 $138 428 o 428 57
Hyatt Regency Jersay City 351 S7.0% 50.0% 725 100,000 {1,643) (363} 50,000 8232 a
Subtotal - Retail/Hotel 57.0% 57.1% (4587)  $100,000 ($1,505) (4335) 450,000 (5794) 47
Total Operating 46.8%  $13,414 $726,378 $5,995 $6,717 $355,887 $2,714 53,421
Other Unconsolidated Ivs 51,621 $41,773 51,224 S809 16,709 5809 [3120]
Total Unzonsolidated Jvs $15,035  $768,151 $7,219 $7,526 $372,596 $3,523 53,301
Motes:

af  The sum ef property-level revenue, straight-line and A5C 305 adjustrments; less: operating expense, real sstate taxes and utilities,

{h)  Propertydevel revense; less: operating axpensa, real estate taxes and wtilities, property-level GE&A axpensa and property-Jevel interast expanse.

{c)  GAMP NOat Cempany’s ownership interest in the joint venture propesty.

() MO After Debt Service at Company's awnerehip intarac in the joint venture property, caleulated as Company's share of GAAP NOI alter deducting Campany's share af the unconsolidated joint ventures’
interest expensa, The Company’s share of the interest expense is 54,089,000 for 10 2020,

See supporting “Unconsalidated Jeint Ventures® notes an page 38 and Information About Net Operating Incarme [NOI) en page 41.
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Transaction Activity T ——

values) except per 5F
Residential Portfolio
Number of Units f Keys / Percentage Gross Asset Frice Per Weighted Average

Lacation Transaction Date Buildings SF Leased Value! Unit [/ SF Cap Rate

10 2020 Dispasitions

Capital Office Park Land Greenbelt, MD 03/37/20 . : 55,661

Total 10 2020 Dispositions - N - 59,661 - -

10 2020 Acquisitions

Port Irmperial Morth Retail West New Yark, MNJ 03f12/20 1 30,745 56,2% 315,200 S04

Total 10 2020 Dispositions 1 30,745 B6.2% $15,200 $a494 A4.6%
Office Portfolio

Number of Percentage Gross Asset Price Per Weighted Average

Location Transaction Date  Buildings g Leased Value™ SF Cap Rate

10,2020 Dispasitions

230 & 250 Half Mile Rd. Middletown, N1 0Lf03/20 2 = - 57,600 -
One Bridge Plaza Fart Lee, NI 03/17/20 1 200,000 73.5% 36,700 184
Total 1Q 2020 Dispositions 3 200,000 73.5% 544,300 5184 6.2%

Notes:
(1) Acquisitions list gross purchase prices; dispositions lst gross sales procesds

10 2020 CLI Company Highlights %




Multifamily Portfolio
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Operating Communities — Residential 8 i e

= 10 2020 Percentape Leased: 95.7%
= 10 2020 Avg. Revenue Per Home: §3,028

o
Average  Awerage
Plrmnl:@e ?mnm:y Revanue  Rewenue
Rentable g Year Laasad Leased  Par Homs Par Home  NOI* NO™ Dbt
Dpsrating - Residantial Licatian Dwnership  Apartmsants Sk aize Complate | 102020 402009 102000 202009 102020 4032010  Ealance
Consolidated
Liberty Towers Fersey City, M1 100.00% 548 03,113 a3l 03 95.55% TR 53,257 53,228 54,541 54464 265,000
Marbells " Jursey City, M) TAITE 412 249,515 &y 2003 95.3% Be1% 1313 1364 2,411 2328 131,000
Konaon Jursery City, NI 1600, 0073 523 475,742 210 211 24,55% 8595 3,495 3,526 3,251 3091 165,000
M2 lersey City, M1 F4ITH 311 273,132 &78 Fa ) 95,2% 923% 3,533 3,543 2,071 081 117,000
Seho Lofis lersay Ciny, M1 100.00% 377 448,057 111 F i 95.2% 0% 4,145 4,038 2420 2333 160,000
RiverHouse 11 Weehawken, K] 100.00% 5 230,591 40 iE 94.9% 9E0% 3,452 3,183 1,958 1BO7 100,000
Riverwatch Hesw Brunswick, K 100.00% 00 147,852 730 1297 94.0% 935% 1898 1072 465 545 30,000
Signature Place a1 Morris Flaing Murris Flains, A 100.00% 17 03,716 1034 iE 93.9% 85.9% 3188 128 &34 Li7 43,000
Cuarry Flace at Tuckahoe Eastchester, MY 100.00% 108 205,509 a7 e 000 10000% 1567 3562 705 641 41,000
Fortside 2t East Fier - 7 East Boston, A 200.00% 181 156,081 42 iz a5.4% G674 1954 1243 1,030 1166 SEA5E
Fortside at East Fier - /& £ast Boston, hA 100,00 i 230,078 Fagq H1E a7 SR04 Taud 1451 1,643 1L3¥7 57,000
145 Frant at City Square wiarcester, A KL O 45 05,654 237 HLE 97.8% TN 1,988 1,875 1,242 L1ET B3,000
cansalldated 95,25% 3,913 3,575,059 214 95.6% 94.3% 53,191 53,116 523,851 422,513 51270958
oo sodicl int entures
Urbry Harborside Jersey City, M) 85,00 752 474,476 G623 T 96.2% 9d.9% 53,183 53066 54,779 7808 5192,000
FivarTrace at Port Imperial West Maw York, M 22.50% 316 295,757 36 014 84.5% o7E% 3204 3,103 1,907 1508 E2.000
RivarPark at Harrisan Harrizan, il 45,000 141 125,498 a0 id a7.2% 89.3% 1318 1,535 406 485 19,117
Mptrapolitan at 40 Fari ! Meristown, NI 25.00% 130 124,237 956 2o 92.3% 423% 3,205 3,300 638 g 35,161
Mesrapolitan Lofis Moristown, NI 0,00 5 54,683 927 s 96,65 G495 327 3,455 318 63 18,200
Station House Washingten, DG SO0 7R 290,348 TR s 97.4% ITAH 2,796 2,715 1,752 1854 56,436
Crystal House Arlinghen, WA, 25,00 T3RTEE &5 1962 95.9% 65 251 L.236 i 280 158,635
Wenlines A7.47T% 2,103,795 06 6% 96.2% 52,784 53,760 $13,024  S16419 4611,551
Total Residential - Operating Communities ol a1 5,678,854 &7 95.7% 5.0 53028 51474 S3SEFS 53883 51842549
Awverape Average
Year Qecupancy  Occupancy ADR ADR RO HO® Dokt
Operating - Hotels Locatian Dwnership Koys Camplete | 102020 402019 102000 402009 10 2020 402018  Balance
Envug:, Atagraph Collectian wenhawker, NI 200,005 208 g 26.4% PR 5153 S0 15528) 51,591
Residancs 106 &t Fort Imparial Weshawken, NI 10K 0% 154 s E0.4% 90.3% 124 20 1158) 1507
Marvialt Hotels at Pam Imaerial 100,00% Tk 5245% 83,5% s140 3206 5587 53,088 554,

Ia] Percentage beased is shown net of the 13 units under renovation a1 Menaco and the & units under rencvation at Marbella as of March 31, 2020,

See Information About Met Operating Incame an page 31, 5ee supporting "Operating Communities” notes on page 38,




Operating Communities - Commercial

& in thousands

Operating Highlights
Percentage Percentage
Rentable Year Leased Leased nNOo* NO* Debt
Operating - Commercial Location Ownership Spaces SE Complete| 102020 402019 1Q2020 402019 Balance
Part Imperial Garage South Weaehawken, MJ F0.00% 200 320,426 2012 A T 5427 §547 532,477
Port Imperial Garage North Weshawken, NJ 100.00% 786 304,617 2015 MiA M 105 163 -
Port Imperial Retail Scuth Weehawken, M) 70.00% 18,064 2013 69.2% 69.2% 121 105 3,918
Part Imperial Retail North Weshawken, NJ 100.00%: 8,400 2015 100.0% 100.0% 41 105 -
Riverwalk at Port Imperial West Mew York, NJ  100.00% 30,745 2008 66.2% 66.2% 183 195 &
Shops at 40 Park 5l Marristawn, M) 25.00% 50,973 2010 09.0% 69.0% 259 294 56,067
Tatal Commercial 80.94% 733,225 70.6% 70.6% 51,136 S1,409 542,462

Summary of Consolidated RRT NOI by Type (unaudited):

1Q 2020 40 2019

Total Consolidated Residential - Operating Communities - from p. 25" $22,851 $22,513

Total Consolidated Residential - Sold Properties - 1,741

Total Consolidated Commercial - (from table above) 877 920

Total NOI from Consolidated Properties (excl unconsol. JWs/subordinated interests): 523,728 525,174

NOI (loss) from services, land/development/repurposing & other assets (1,010) 1,930

Total NOI for RRT (see Information About Net Operating Income on p. 41)*: §22,718 527,164
Notos:

See Information About Net Operating Income on page 41
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In-Construction Communities

*  RRT's share of projected stab

ed NOI will be $54.4 million

Froject Capitalization - Total

Capital as of 14 2020

Development Schedule

Sin thousands

Third Projectod Prejected
Aparbment MCRE Party Dev Dbt MCRE initial Project Stabilized Stabilized

Commusnity Leatian Owrership Homes Kays Costs et Capital  Cagital casts'”  Balance  Capital Sart  Ocospancy Stabilization ool Wil
[ tedd
RiverHouse 3 Weehawken, NI 1000 33 5142.920 592000 550900 SPL5a3 519624 SS05I0 J0I0IE 10 2021 40 I 59,304 6.5
The Emery Malgen, ba o 36 10,147 B2000 38047 HL23  £213% 39047 3020012 QNN 102021 E306  G23%
The Upaon shart Hills, M 100003 13 9412 BA000 35417 53,203 17,791 35412 AQIDIE  AQ30RD FQI0R 5010 5O4%
The Chardotte Jevsey H 100.00% 0 469,500 300000 169500 £ 176,850  EE361  LIEd4E0 102045 1AM 4QN0H 28005  5.08%
Consolidated 100.00% 1,582 512879 551000 513457 S0 S3MLEGD  S11TA17  $263542 538,658 G.14%
loint Ventures
Capstong at Port Imperial s Fogws Yok, M 360 100,770 113,000 FE0M0 44700 126,870 £7,000  3S070  4QI0IT 4Q30R0 10070RF
aint Ventures F60 5191770 5113000 354TD  H44.700 SIZGETD  BAT100 335070
Tatal In-Constrection Communities Bu.08% 1,842 51,000,730 S630.000  SXI0MM5 44700 S50B.730  S16501F 52502 SOL563 G5

MO MCRC Remaining Capital 5290953 S26h42r | $11001

Thereatter MORC Rem: g Capital 195,066 173,055
Total Remainieg Capital  $406,010 5864055 333,031
Percentagn
Units MO Leased

Lease.Up Communlties Diclivered 132020 102020
The Emery 140 151a3h  Saae
Lease-Up Communities 140 15103} s2am

Notes:

WOl amounts are projected onty, See Information About Met Operating Income (NO1) on page 41,
See supporting "In-Construction Communities” notes on page 38,




Pipeline Activity and Future Development Starts $niflons

funovditeal

RRT Nominal % Leazed As of: A ojected Projected abilize Share of Stabilized
Dwnership 3312020 Initial Leasing Field NOI After Dbt Service

2020 Deliveries

The Emery 10003 18.7% 16} 2020 336 B.09% 46.1 $3.4

Capstone at Port Imperial 40.0% 40 2020 360 £.10% 117 23

The Ugptan 10005 4 2020 183 5944 5.8 312
Total 2020 Deliveries 7543 B9 B.14% 538 5146
2021 Deliveries

RiverHouwse 3 100.0% 102021 313 £.37% 491 5.2
Total 2021 Deliveries 100.0% 313 B5.37% $9.1 552
2022 Deliveries

The Charlotte 100.0%, 10 2022 750 5.97% 5281 slde
Total 2022 Deliveries 100.0% 750 5.97% $28.1 5146

Future Developments. Location Units
Hudson Waterfrent
Plaza B8 Jersay City, W 67
Urby Harborsida 11 Jersay City, M 796
Plaza 8 Jersay City, W) 1,080
107 Morgan Jersay City, W) 803
Liberty Landing Phasa 1 Jersey City, W1 265
Lierty Landing — Future Phases Jersay City, M) SBS
Pl South — Fark Parcel Weehawken, 8 02
Pl South — Building 16 Weehawdken, NJ 131
Pl South - Offica 173" Weehawken, NJ 300
Pl South = Building 2 Weehawken, ) 200
PI Morth - Riverbend 6 West Naw York, M) 471
Pl Morth = Building | West Naw York, M) 2
Pl Morth = Building J West Naw York, NJ 141
Subtotal - Hudson Waterfront 5957
Subtatal — Mortheast Corvidor 1284
Subtotal — Boston Metro G
Subtatal - Washington D.C 7iB
Subtotal — Other Options 400
Total Future Start Communities 9,373

Motos:
M3 amounts are projected only. See Infermation About Met Operating Incoma {MN3M) en page 41
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Roseland Balance Sheet i s

ASSETS

Rental Property

Land and leasehold interests 327,097 5322,792
Buildings and improvements 1848721 1,811,505
Tenant imgrovements 2,658 1,881
Furniture, fixtures and equipment 75,235 72,224
Land and improvements held for development 288,411 292,350
Development and construction in progress _ 452575 396,391
Total Gross Rental Property 2,994,697 2,897,243
Less: Accumulated depreciation (105,276) {90,627)
Net Investment in Rental Property 2,889,421 2,806,616
Assets held for sale, net - -
Total Property Investments 2,889,421 2,806,616
Cash and cash equivalents 8,869 8,654
Restricted cash 10,035 10,520
Investments in unconsolidated V's 195,076 201,724
Unbilled rents receivable, net 2,507 2,745
Deferred charges & other assets 53,417 437,749
Accounts receivable, net of allowance 2,731 1,401
Total Assets $3,162,056 $3,079,409
LIABILITIES & EQUITY

Mortgages, loans payable & other obligations 51,507,339 51,387,144
MNote payable to affiliate 500 19,300
Accounts pay, accrued exp and other liabilities 22584 85,377
Rents recv'd in advance & security deposits 6,912 6,569
Accrued interest payahle 4,153 3,950
Total Liahilities 1,601,488 1,502,340
Redeemahble noncontrolling interest - Rockpoint Group 454,492 451,058
Moncontrolling interests in consolidated joint ventures 47,045 47,064
Mack-Cali capital 1,055,032 1,078,947
Total Liabilities & Equity 53,162,056 $3,079,409
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Roseland Income Statement Siatsmssnts

{unaudited]

1Q 2020 40 2019 30 2019 20 2019 10 2019

REVEMLUES
Base rents 533,013 534,919 534,232 529,424 527,620
Escalation and recoveries from tenants 1,080 1,223 1,377 1,442 1,133
Real estate services 2,945 2,995 1,450 1,439 3,730
Parking incame 2,990 3,356 3,240 3,004 2,685
Hatel incame 1,625 4,139 3,325 2,094 283
Other income 1,185 1,056 542 529 Q08
Total revenues 542,845 547,698 $44,566 $38,332 $36,359
EXPENSES
Real estate taxes 46,283 565,082 55,664 54,967 34,565
Urilities 1,633 1,216 1,712 1461 1,766
Operating services 8,290 2982 9,739 7,135 7443
Real estate service expenses 3,673 3,703 1,961 1,937 4,213
General and administrative 2,893 3,377 3,025 3484 3,196
Depreciation and amaortization 21,067 22,564 17,228 14,857 15,057
Land and other impairments 175 1,035 2,137 2,499 -
Total expenses 444,014 546,959 4$41,466 536,380 436,244
Operating Income [51,168) 5739 43,100 51,952 4115
QTHER (EXPENSE) INCOME
Interest expense [$8,909)  (510,383)  {$10,330) 1$9,218) [$9,067)
Interest and other investment income (loss) 1 Bdd 152 151 151
Equity in earnings (loss) of unconsalidated joint ventures (590) 2,297 (420] (600) (1,402}
Gain on change of control of interests - E = = 13,790
Realized gains {losses) and unrealized |osses on dispasition = 113,787 - 270 13
Gain on sale of investment in uncanselidated joint venture - - - - -
Gane on sale of land/other 764 (44) 296 - -
Gain (loss) from early extinguishment of debt, net - - - -
Total ather income [expense) ($8,734)  $106,521 ($10,302) (59,397) 53,485
Met income (loss) (59,902) 5107260 (67,202) (57,445) 53,600
Noncontrolling interest in consolidated joint ventures 5176 5140 405 L8465 51,248
Redeemable noncontrolling interest {6,016) (6,015) (&,015] (4,551) {4,212)
Net income (loss) available to common shareholders _ I515,742)  5101,385  ($12,812)  ($1L150) 5636
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Property Listing

101 Hudson
Harborside 2 & 3
Harborside 4a
Harborside 5

111 River Street
Tatal Waterfront
101 Wepd Avanue &
59 Woad Avenue 5
581 Main Streel

333 Thomall Street
343 Thomall Streat
150 JFK Parkway
S1IFK Farkway

101 J#% Parkway

103 IFK Parkway
Tatal Class A Suburban

1 Giralda Farms

¥ Giralda Farms

4 Campus Drive

& Campus Drive

¥ Campus Dirive

B Campus Drive

& Campus Drive

1 Sylvan Way

3 Sylvan Way

5 Sylvan Way

7 tylvan wWay

4 Gatehall Criee

2 Hiltan Cowrt

2 Diryden Way

100 Schultz Drive
200 Schultz Drive

1 River Conter 1

1 River Centar 2

1 River Contar 3

100 Orverlaak Center
5 Waughn Drive
23 Main Strest
325 Columbla Turnpike
Tatal Suburban

Tanal Core Offiee Portiolio ™
Notes:
See supporting “Property Listing" notes on page 39.

lersey Dity, NI
Iersay City, NI
Jersey City, NI
larsey City, M1
Hoboken, M)

Isalin, )

Islin, R
Woodbridge, M)
Edison, H)
Edison, M1
Shart Hills, NI
Shaort Hills, NI
Shert Hills, NI
Shart Hills, NI

Madison, M1
Madison, M
Parsippany, NI
Faruppany, NI
Parsippany, N
Parsippany, NJ
Farsippany, KNI
Farsippany, NI
Parsippany, K
Farsippany, NJ
Farsippany, M)
Farsippany, NJ
Parsippary, NJ
Farsippany, NI
Rad #ank, Nl
Red Bank, M1
Fad Bank, M1
Red Bank, M)
Rad Bank, Nl
Princeton, M1
Frinceton, M)
Holrrdel, KJ
Flarham Park, NI

1.246,283
1ARTF2ED
231 856
977,235
546,215
4,508,801
252841
271,888
200,000
196,128
195, 70%
24T ATE
250,741
197,196

123,000

1,955,079
154,417
236,674
147 A75
148,291
154,395
215,265
156,495
150,557
147241
151,383
14383
248480
181,592

6218
100,000
102,018
122,594
120,360
194,518
148 600

98,500
350,000
158,144
3,650,158

10,114,078

1,062,285
1,238,601
231,856
551,340
A53,165
3,537,267
262841
202,267
202,000
17658
145,704
160,636
234,942
181477

123,000

1,761,580
149,745
142,135
113678

48,504
105,908
161,526
145,114
122,938

91,851
144,271
145,983
158,306
181,582

6216

28,506

£31.579
119,622
120,360

T6ATE

40,563

43,310
350,000
163 488

2,304,173

B.203,035

$38.62
3816
3E53
4073
41.31
535,51
34.56
3raz
3432
3638
36,25
3729
54.39
4357
4240
$30.73
L4047
3648
25.50
265D
2810
3165
2231
34.20
3126
30.76
342
28.56
4164
1734
3145
29,69
25.01
2731
3006
in
3108
1811
ari% 2687
70.6% 529,57

a1.1% $36.04

18,795

10,528

13,953

2,30
126,739
321571

HE g

#Z

FEEER

REE

7.00
43,00
44.00
49.00
5200

$45.59
3700
7.
3200
3T
ERR v
48.00
55.00
A5.00

#4159

£37.00
7.0
2750
2750
2750
33.00
2750
4200
EET ]
33.00
3300
0.00
32.00
16,50
30,00
30.00
30.00
30,00
30,00
2.0
30.00
18.50
30,00

$30.05

$39.66




Leasing Activity

For the three months ended March 31, 2020

Pet Leased Impact of Impact of Pct. Leased 5q. Ft. Leased 5q. Ft. Leased

12/31/2019 tion,/Disposition ng Activity 3/31/2020 Commercial Sarvice
Watarfront 778% 0.0% [ TH.5H 3,328,245 209,022 971,534
Clazs A Suburban 29.7% {9.3%) 0.4% 90.1% 1,753,582 7.998 193,489
Subiirban . 0.0% 5% 7965 4,815,500 28,679 746,018
Subtotals BO.7% [1.99) 0.45% #£1.1% 7,807,337 305,600 1,811,042
Non-Core 3% 0.0% 0.0% 70,3% 108,432 2,850 46,543
TOTALS BOL6% (1.9%) .45 B0.9% £,005,769 308,559 1,957,985

For the three months ended March 31, 2020

Number of Total Sq. Ft. 54. Ft. Renewed Average Weighted Avg. Wrd. Avg. wtd. Avg. Costs
Transactions 5q. Ft. New Le and Other Retained 54. Ft. Term (Yrs) Base Rent (5] 5q. Ft. Per Year ($)
Waterfront 3 51,252 - 51,252 17,084 9.7 S45.01 54.91
Class A Suburban 2 47,414 - 47414 23,707 9.5 44.43 5.93
Suburban 13: 74,574 41,269 33.305 6,779 110 3511 3.30
Subtotals ™ 16 173,240 41,269 131,971 10,828 102 S4148 §5.18
MNon-Cere - - - - - - - -
TOTALS 16 173,240 41,269 131,971 10,828 0.2 $41.48 $5.18
BNotes:

(1} Inclusive of escalations.
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Leasing Rollforwards

For the three months ended March 31, 2020

Pet. 5q. Ft. Inventory  Leased Sq. Rt Nt
Leased Inventory Leased Acgjuired/ Acgjuired Expiring/ Incoming Leasing Inventory Leased
12/31/2019  12/31/2019 12/31/2018  Disposed Disposed Ad]. Sg. Ft. Sq. FL. Actvity 3/31/2020  3/31/2020  3/31/2020
Waterfront 77.8% 4,508,801 3,510,055 - - {24,040) 51,252 27.212 4,508,301 3,537,267 785%
Class A Suburbar ~ B9.7% 2,155,079 1,532,953 (200,000) (147,8539) [70,878) 47414 (23,464) 1,955,079 1,761,550 90.1%
Suburban 908 2650158 2,882,645 = = [54,786) 74,574 19,788 EA50,198 2.804,179 7953
Subtotals BO.7% 10,314,078 8,325,653 (200,000) 1147, 899) {149,704) 173,240 23,536 10,114,078 8,203,036 BL1%
Maon-Core 70.3% 158,235 111,292 - - . - - 158,335 111392 70.3%
TOTALS 80.6% 10,472,313 8,436,945 (200,000) (147,899) (149,704) 173,240 23536 10,272,313 8,314,328 80.9%

10 2020




Top 15 Tenants

Percentage of
Annualized Company Square Percentage Year of

Number of Base Rental Annualized Base Feet Total Company Lease

(4]

Properties  Revenue (3) Rental Revenue (%)™ Leased Leased Sq. Ft. (%)'¥  Expiration

Merrill Lynch Pierce Fenner 2 510,838,023 4.1% 421,570 5.3% (3)
John Wiley & Sons Inc. 1 10,888,238 4.0% 290,353 3.6% 2033
MUFG Bank LTD. 2 10,189,469 3.8 242 354 3.0% (4)
Dun & Bradstreet Corporation 2 7,516,240 2.8% 192,280 2.4% 2023
Daiichi Sankyo Inc. 1 6,909,661 2.6% 171,900 2.1% 2023 (5)
TD Ameritrade Services Co. 1 6,894,300 2.6% 193,873 2.4% 2021 (B)
E-Trade Financial Corporation 1 5,290,600 2.0% 132,265 1.7% 2031
KPMG LLP 2 5,224,111 1.9% 120,947 1.5% 7)
Investors Bank 3 5,200,492 1.9% 144 552 1.8% (&)
Vonage America Inc. 1 4,826,500 1.8% 350,000 4.4% 2023
Plymouth Rock Management Co, 1 4,351,725 1.6% 125,786 1.6% 2031
Arch Insurance Company 1 4,326,008 1.6% 106,815 1.3% 2024
Alacer Corporation (fka Pfizer Inc.) i 4,306,008 1.6% 113,316 1.4% 2025 (9)
sumitoma Mitsui Banking Corporation 1 4,156,989 1.5% 111,105 1.4% 2037 (10)
ICAP Americas Holdings 2 4,079,450 1.5% 121,871 1.5% [11)
Totals 495,057,812 35.3% 2,842,987 35.5%

Notes:
See supporting “Teg 15 Tenants” notes on page 39,

102020 CLI Office Portfolio




Lease Expirations

Percentage of Total Average Annualized Base
Met Rentabla Area Leased Square Faet Annualized Basa Rent Par Net Rentable Percentage of Annual
Year of Expiration/Market Number of Subject to Expiring Represented by Rental Rewenue Under Square Foot Represented Base Rent Under
Leases Expiring B | eases [5g. Fl.}"'I Expiring Leases (%] Expiring Leases {3} (3l by Expiring Leases {5) Expiring Leases

2020

Waterfront b 37,578 0.5 1,302,747 34.30 05

Class A Suburban 11 156,854 20 6,066,264 IBET 23

Suburban 16 176,739 16 3,283,977 75,90 13
Subtotal 33 311,571 4.1 10,651,938 3312 4.0

Non-Cara 2 238 0.1 140,850 2691 01
TOTAL - 2020 35 126,806 12 10,792,788 3303 41
2021

Waterfront iz 392,953 49 14,451,782 3678 54

Class & Suburban 11 101,380 13 4,404, 358 43.44 16

Subwrban ] 238,135 20 GEL2I4 28,61 1.3
Subtotal 53 732,478 8.2 25,668,494 35.04 9.5

Nuof-Core 4 B7,500 ik ] 1,793,786 2657 0.7
TOTAL — 2021 57 799,978 100 27,462,280 34,33 0.2
2022

‘Waterfrant 12 102,307 13 3,956,110 38.67 B}

Class A Suburban 1% 137,375 1.7 4, 744,68 3454 1.8

Suburban 25 203,283 a7 8,512,057 29.02 3.2

Subtotal L] 532,965 6.7 17,212,888 32,30 65

Mon-Core 4 15,607 03 964,165 27.01 0.4
TOTAL - 2022 &0 568,662 70 18,177,053 31.96 6.9
2023

‘Waterfront 11 314,360 4.0 11,929,205 3678 4.4

Class & Suburban 16 FTR093 35 10,576,443 3803 39

Suburban 34 861,433 .7 21,346,381 2478 8

Subtotal b1 1,463,886 182 43,852,029 29.96 16.2

Nen-Cere - - - - - -
TOTAL - 2023 61 1,463,886 18.2 43,852,029 20,96 162
2024

Waterfront L 253,882 32 10,286,890 40.50 X}

Class A Subarban i1 21R,175 2.7 89,741,478 44 65 316

Suburban 29 295,299 37 8,436,554 857 31
Subtotal 59 T6TA56 9.6 28,464,831 37.09 10.5

Men-Cere = H = = = ]
TOTAL - 2024 58 TETASE 8.6 28,464,831 37.09 105

Notes:
See supporting “Exgirations” notes on page 39.
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Lease Expirations (Cont.)

Year of Expiration/Market

2025
‘Waterfront
Class A Suburban
Suburban

Subtatal
Mon-Care

TOTAL - 2025

2026 AND THEREAFTER
Waterfront
Class A Suburban
Suburban

Subtotal
Nen-Care

TOTAL = 2026 AND THEREAFTEF

Expirations by Type

¥ear of Expiration)/Market

TOTALS BY TYPE
‘Waterfront
Class A Suburban
Suburban
Subtotal
Mon-Core
Totals/Weighted Average

Motes:

Number of

Leases Expiring""!

o

35

35

Number of

Leases Expleing"!

120
114
192
426

10

Net Rentable Area
Subject to Expiring
Leases [5q. Fr.) ™

110,855
196,267
207,625
514,747

514,747

2,105,810
BE3, 158
795,242

3,569,210

3,569,210

Net Rentable Area
Subject to Explring
Leases [54q. Fr.)™

3,318,245
1,756,312
2,817,756
7,902,313

108,432
5,010,745

See supporting “Exgirations” notes on page 39.

Percentage of Total
Leased Square Feet
Represented by

Expiring Lease:

14
24
26
6.4

CLI Office Portfolio

Annualized Base
Rental Revenue Under

Explring Leases (5} ™"

3,387,190
7,123,541
7,031,700

17,542,431

17,542,431

75,801,144
235.706,637
23.178.024
122 635,805

122,685,805

Annualized Base
Rental Revenue Under

Explring Leases (3} ™™

121,114,877
66,363,447
78,600,092

266,078,416

2,898,801
5268,977,217

Average Annualized Base
Rent Per Net Rentable
Sguare Foot Represented
by Explring Leases (3]

Percentage of Annual
Base Rent Under

Expiring Leases

30.56 13
36,30 2.6
33,67 26
34.08 6.5
34.08 8.5
36.00 282
3545 8.7
2,15 a7
34,37 456
34.37 5.5

Average Annualized Base
Rent Per Net Rentable
Square Foot Represented
by Explring Leases (5]

Percentage of Annual
Base Rent Under

Expiring Leases (%

36.39 45.1
7.7 4.5
3367 938
2673 1.2
3358 100.0




Appendix

%in thousands

Einancial Metrics - (Fage 6]

i} Furds from operations [YFRO7) ic calculated in accordance with the dafinitsan of the National Association of Resl Estate Invadtrment Trusts (NAREIT]. Sae g 16 “Infosrmation Abowl FFO, Core FRO B AFFOT.

2 Includes any autstanding preferred units presented on 3 converted basis into camman enits, nencontrolling interests in consolidated jolnt vertures and redeemable noncentrolling interests,

(3} Met Debt ta ESITDA results are represent campletion of the Lberty Towers-Ouerlook Ridge 1031 exchange.

Balance Sheat - [Fage 11}

ith Includes mark-ta-market lease intangible net assets of 383,692 and mark-to-markes lzase intangible net iabilities of 537,719 as af 10 2020,

Debit Summary & Maturity Schedule - (Page 18}

{t}  The actual weighted average LIBOE rate for the Campany's cutstanding variable rate debt was 105 percont as of March 31, 3024, plus the 2pplicable spread.

2 Excludes amortized delerred finandng costs geimarily pertaining 1 the Company's ursecured revoldng credit facilitg which amounted to 5803,000 lor the three months ended Decambar 31, 2019

poht Profile - (Pages 19.30)

L EMfective tate of debt, induding deferred lnancing costs, compeised of the cast of terminaled treaiury lodk agreements i ary), debt i
transaction costs, 35 applicable.

@ Seniorunsecured debt is rated BE-322/86 by S&P, Maody's and Fitch respecthvely,

3 Costof terminated treaswey leck agreesments (If anyl, offering and other transection costs and the discount/premium on the notes, as applicable

Unconsolidated Joint Ventures - [Fage 22|

(1} Amounds represent the Company's share based on cwnership percentage,

2} On March 12, 2020, the Company acquired its partner’s intesest in Riverwalk Retail, consolidating the asset an the Company’s balance sheet. Amounts represent jont venture activity pesar to the Company’s
consolidation.

Liaticn costs, mark-Lo-market adiustrment of acquired dell and ather

3 Uncansalidated loint Venture recanciliation i as fallows: 10 2020
Enuity in Earnings of Unconsalidated loint Wantures 708
Uneorsalidated loint Venturs Furds Frem Gperations 3,301
lairt Wenturs Share of Add-Back of Real Estate-Related Depreciation 4,005
Miridity Interest in Cansalidated laint Venture Share of Depreciation [(1:0n)]
EBITEW, e preciation Sdd-Back $3348

Operating Communities - [Fage 15)

i Uneonsalidated jaint venture income represented at 100% venture NOI Ses Infoermation an Net Operating Income (MO en page 41,
20 a5 of March 31, 2020, Prierity Capital included hetropalitan at 520,914,422 (Frudential),

3l Ewcudes appraximately 128,000 5F of ground flaor retail,

In-| i les - [Page 27}

[t Represents masimum loan preseeds.

2 Reprasants davelapment costs Tunded with dabt or cagital as af March 31, 2000,

Euture Start Communities - (Fage 28]

o Currently 2pproved for approsimately 290,000 sauare feet of office space




Appendix - Continued

Properiy Listing - [Page 32}

Includes anaualized base rental revenue plus escalations far square faotage Ieased to commarcial and retail tenants anly, Exdudes leases for amenity, parking and menth 4a-month tenants. Ann
reyEnLe glus escalations i based on actudl March 2020 billings tires 13, For leades whoge renl cammandes alter Apel 1, 2020 annualized baca fental ravenve is basad an L first full month's BElling times 17, &
annualizad basa rental rewenue i not derived from historical GAaF results, historical resiefts may differ from thase set farth abiova,

Average base rents + escalations refect rental vabues on a triple net basis.

[ED Exthudes nen-core holdings targeted for sale at 158,235 5F; excludes consclidated repositionings taken offiine totaling 540,578 5F, Total consolidated office portfelio of 10,812,891 5F,

Top 15 Tenants - (Page 35]

itr Anaualized base rental revenue is based en actual March 2020 billings times 12, For leases whese rent cammences after April 1, 2020, annualized bace reatal revenue s based on the first full monii's billing times
12, As annualized base rental revenuen is nat derreod from historical GAAR results, histerical results may differ from those set farth abewe.

Raprasants the percentage of ipace lebced and annual bade rental revenue Lo commercial Lananli on
33,363 squane feat expline In 2021 388, 207 square feat expire in 2027,

5,004 sguare fect expire in 2021; 237,350 spuare feet expire in 2029,

5} Bpace expires December 31, 2022

Lpace papires December 31, 2020

GEG06 square feet expine in 2024; 54,341 square feet expine in 2026,

5,256 square feet explre in 2022, 82,935 square feat explre In 2026; 56,360 square feet expire In 2030,

Space expires Gecember 31, 2024,

(Lol Space expires December 31, 2036

it &2, 373 square feet expine in 2023; 21,112 square feot exping in 2025; 37,387 square foet pxpire in 2033,

Expiratians - (Pages 35-37]

th Includes office & standalane retail property tenants anly, Exdudes Ieases far amenity, retail, parking & mantheto-manth tenants. Some tenants hawe multiphe leases.
= Recanciliation to Compary’s total net rentable sguare featage is as follows:

lized base rental

Square Feet
Square footage leased to commerncial tenants 8,005,765
Sguare footage wsed for corparate offices, management offices, building uss, retail tenants, food services, ather ancillary service tenants and ocoupancy adjustments 308,559
square footage unleased 7
Tatal net rentable square footage (excluding ground |lzases) 10,272,313

@ar Annualized base rental revenue is based on actual March 2020 billings times 12, For [eases whose rent commences after April 1, 2020 annualized base rental revenuws is based an the first full month's Bilfing times 13,
A anrwalized base rental reverise is not derived from historical GANP results, historical results may differ from those set forth above,
@y Includes leases in effoct a5 of the period end date, some of which have commencement dates in the future, and leases capining hMarch 31, 2020 aggregating 29,211 55

af 51,124,574 far which no néw [8ases were signed.

re foct and representing annualized base rens




Global Definitions

Avarage Bevenue Per Home: Caloulated as total apartrment revenus for the guarter ended
septernber 30, divided by the average percent occupied for the quarter ended September
30, 2018, divided by the number of apartments and divided by three,

Consolidated Operating Communities: Wholly ownred communities and communities
whereby the Campany has a controlling interest,

rhan; Long-term hold office properties in targated sebmarkets: formerly
defined &t Urban Core.

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

Futyra Develgpment: Regresents land Inventory currently ewned or controlled by the
Catnpany.

ldentified Repurposing Communities: Cormmunities nat currently ewned by RRET, which

Fave been ideatilied for transler from Mack-Cali to RRT for residential repurposing.

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

Loage-Up Communities: Communities that have commencad initizl operations bt have
nat yet achieved Project Stabilization,

MCRC Capital: Represents cash equity that the Company has contributed ar has a future
atligation to contribute ta & project.

Het Asset Walue [MAV): The metric represents the net projacted value of the Company's
interest after acoounting for all priority debt and equity payments. The metric includes
capital invested by the Company.

Mon-Core: Properties designated lor eventual sale/dispasin
repasitioning/redevalopment,

Dperating Communities: Communities that have achieved Project Stabilization,

Predeveloprment Communities: Cammunities where the Company has comrmenced
predovelopment activi that have a near-term projected projoct start,

Projact Complation; Az evidenced by a certificate of completion by a certified architact or
igsuanca of a final or temporary cartificate of occupancy.

Project Stabilization; Lease-Lip communities that have achieved over %5 percentage
leased for six consecutive weeks.

; Represents Projected Stabllizad Residential NOE divided by
Total Costs. See following page Tor “Projected Stabilized Residential HOI definition.

Repurposing Communities: Commercial haldings of the Company which have been
targeted for rezaning frarm their existing office Lo new multi-family use and have a
likelihood of achieving desired rezoning and project approvals,

Subordinated Joint Ventures: oint Venture communities where the Company's
@wnership distributions are subordinate to payment of priority capital preferred returns,

Suburban: Long-term hold office praperties (excluding Class & Suburban and Watarfront
locatigns); formerly defined as Suburban Core

Third Party Capital: Capital invested by third parties and not fack-Cali,

Total Costs; Represents full project budget, Including land and develoger fees, and
interest axpense through Project Completion.

Waterfront: Olfice assets located on M) Hudsen River waterlront,




Information About Net Operating Income (NOI)

Sin thousands

Reconciliation of Net Income (Loss) to Net Operating Income (NOI) funaudied]
10 2020 40 2019
Office/Corp Roseland Total Office/Corp  Roseland Total
Net Income (loss) (627,992)  (59,902)  ($37.844) (5162,668)  $107,260  ($55,408)
Deduct:
Real estate services income [44) 12,949) [2,993) {953) {2,995) (3.090)
Intersst and other investment loss (income) (32) (1) (33) {82) {B44) (886)
Equity in [earnings) loss of unconsaolidated joint ventures 118 590 708 2,734 {2,297) 437
Ganeral & Administrative - property level - (973) [973) - {1,259) [1,259)
Gain on change of contrel of interests - - - - - -
Realized {gains) lasses and unrealized lassas an dispasition 35,661 - 35,661 121,868 (113,787 8,081
[Gain) loss an disposition of developable land (4,049) (764) [4,813) 44 44
Gain on sale of investment in unconsolidated joint venture - - - - - -
[Gain) loss from early extinguishment of debt, net - - - 153 - 153
Add:
Real estate services expenses 48 3,673 3721 65 3,703 3,768
Ganeral and administrative 12,930 2,893 15,823 13,583 3,377 16,960
Depreciation and amortization 14,182 21,067 35,249 35,118 22,564 57,682
Interest expense 13,316 8,909 22225 13,705 10,363 24,072
Property impairmeants - - - - - -
Land impairments 5,088 175 5,263 26,321 1,035 27356
Met operating income (NOI) £49,276 522,718 £71,994 $50,746 $27,164 $77,910

Definition of: Net Operating Income (NOI)

NOI represents total revenues less total eperating expenses, as reconciled to net income above. The Company considers NOI to be a meaningful non-GAAP financial measure for making decisions and
assessing unleversd perfarmance of its property bype e85, as it redates to total return an assets, as oppossd to levered return on equity,  As properties are considered for sale and acquisition
based an MO estimates and projections, the Company utilizes this measure to make investrment decisions, as well as compare the performance of its assets to those of its pears. NOI should et be
considered a substitute for net incomme, and the Company's use of NOImay not be camparable to similarly titled measures used by other companies. The Comgany calculates NOI befese any allocations to

roncontralling interests, as those interests do not effect the overall pedformance of the individual assets being measured and assesed.
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DISCLOSURE REGARDING FORWARD-LOOKIMNG STATEMENTS

The Company considers portions of this infarmation, including the decuments incarporated by reference, to be farward-looking statements within the meaning of Section 21E of the
Securities Exchange Act of 1934, as amended. The Company intends such forward-looking statements to be coverad by the safe harbor pravisions for forward-looking staternents
contained in Section 21E of such act. Such forward-locking statements relate to, without limitation, our future economic performance, plans and objectives for future operations and
prajections of revenue and other financial items, Forward-looking statements can be identified by the wse of words such as “may,” "will,” "plan,” “patential,” “projected,” “should,”
“expect,” "anticipate,” "estimate,” "target”, "continue” or comparable terminalogy. Forward-looking statements are inherently subject to certain risks, trends and uncertainties, many af
which we cannot predict with accuracy and some of which we might not even anticipate. Although the Company believes that the expectations reflectad in such forward-locking
staterments are based upon reasonable assumptions at the time made, the Campany 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 forwand-locking statements, Beaders are cautioned not to place undue reliance on these forward-looking
statements.

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

-rizks and uncertainties affecting the general econamic climate and conditions, which in turn may have a negative effect on the fundamentals 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 ebtain or maintain debt financing secured by our
properties aof on an unsecuned basis;

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

-The Company's ability to lease or re-lease space at current or anticipated rents;

-changes in the supply of and demand fer the Company’s properties;

-changes in interest rate levels and valatility in the securities markets;

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

forward-looking financial and operational information, including infarmation 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, indluding coverage for terrorist acts;

-The Campany’s credit worthiness and the availability of financing on attractive terms of at all, which may adversely impact our ability to pursie acauisition and develapment
opportunities and refinance existing debt and the Company’s future interest expense;

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

-ather risks associated with the development and acquisition of properties, including risks that the development may not be completed an schedule, that the tenants ar residents will not
take ocoupancy or pay rent, or that development or operating costs may be greater than anticipated,

In addition, the extent to which the ongeing COVID-19 pandemic impacts us and our tenants will depend on future developments, which are highly uncertain and cannot be predicted
with confidence, including the scope, severity and duration of the pandemic, the actions taken to contain the pandemic or mitigate its impact, and the direct and indirect economic
effects of the pandermic and containment measures, among others.

For further infermation on factars which could impact us and the statements cantained herein, see ltem 14 Risk Factors in MORC's Quarterly Report an Ferm 10-Q for the guarter ended
March 31, 2020, We assurme no obligation to update and supplement forward-looking statements that become untrue because of subseguent events, new Information or atherwise,

This Supplemental Operating and Financial Data is not an offer to sell or solicitation to buy any securities of the Mack-Cali Reality Corporation {"MCRC"). Any offers to sell or solicitations of
the MCRC shall be made by means of a prospectus, The infarmation in this Supplemental Package must be read in conjunctian with, and is modified in its entirety by, the Quarterly Repart
on Farm 10-0 (the “10-0") filed by the MCRC for the same period with the Securities and Exchange Commissicn [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 contained in the 10-0, 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 to, the
information contained herein is subject to this gualification,




Exhibit 99.2
MACK-CALIREALTYCORPORATION
NEWS RELEASE
For Immediate Release

Mack-Cali Realty Corporation
Reports First Quarter 2020 Results

Jersey City, New Jersey — May 6, 2020 — Mack-Cali Realty Corporation (NYSE: CLI) today reported its results for the first quarter 2020.
FIRST QUARTER 2020 HIGHLIGHTS

- Reported net income (loss) of $(0.47) per diluted share for the quarter ended March 31, 2020, primarily from mark-to-market valuation adjustments on held-for-sale
properties;

- Achieved Core Funds from Operations per diluted share of $0.33 for the first quarter 2020;
- Roseland's 6,524-unit multifamily stabilized portfolio was 95.7% leased at March 31, 2020, with an average rent of $3,028 per unit;

- Roseland's same-store portfolio, consisting of 4,838 units, experienced a 9.8% increase in NOI over first quarter 2019. Over the same period, revenues grew 5.6%, and
expenses decreased by 1.4%;

- Roseland commenced operations at The Emery at Overlook Ridge in the first quarter with the delivery of 140 apartments. The delivered units are currently 52% leased;

- Leased 173,240 sq. ft. of commercial space: 51,252 sq. ft. on the Waterfront, 121,988 sq. ft. in class A suburban and suburban; growing Core portfolio office rental rates by
4.6% on a cash basis and 19.7% on a GAAP basis;

- Core office portfolio was 81.1% leased, with the Waterfront at 78.5%, class A suburban portfolio at 90.1%, and Suburban at 79.6% leased at March 31, 2020;

- The Company's office same-store portfolio, consisting of 4,508,801 sq. ft., experienced a 13.1% increase in Cash NOI and a 13.4% increase in GAAP NOI over the first
quarter 2019;

- Declared regular $0.20 per share quarterly common stock dividend payable in cash;

- For the month of April 2020, collected over 94% of its total commercial rent from office tenants and 96.7% from multifamily tenants; and

- Due to the uncertainty of the impacts of the COVID-19 pandemic, the Company believes it is prudent to withdraw its guidance for full year 2020 EPS and FFO.

"Our thoughts are with the country, our team and our communities as we continue to navigate the COVID-19 pandemic during these unprecedented times. While our results
have been impacted, we are encouraged by the strong level of our rent collections in April, the strength of our same store metrics in the first quarter and the progress we’ve
made on our asset sales to date,” stated, Michael J. DeMarco, Chief Executive Officer. “As the process for re-opening the state of New Jersey gets underway, we are committed

to employing best practices in our portfolio to ensure the well-being of our team, tenants and residents. Our continuing focus in 2020 is on strengthening our balance sheet,
protecting shareholder value and being a compassionate, community-minded business leader as we together work through the challenges of the coronavirus.”




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

Net income (loss) available to common shareholders for the quarter ended March 31, 2020 amounted to $(39.9) million, or $(0.47) per share, as compared to $244.5 million, or
$2.66 per share, for the quarter ended March 31, 2019.

Funds from operations (FFO) for the quarter ended March 31, 2020 amounted to $29.7 million, or $0.30 per share, as compared to $39.5 million, or $0.39 per share, for the
quarter ended March 31, 2019.

For the first quarter 2020, Core FFO was $33.2 million, or $0.33 per share, as compared to $40.8 million, or $0.40 per share for the same period last year.
OPERATING HIGHLIGHTS

Office
The Company's consolidated Core office properties (including Discontinued Operations) were 81.1 percent leased at March 31, 2020, as compared to 80.7 percent leased at
December 31, 2019 and 80.9 percent leased at March 31, 2019.

First quarter 2020 same-store GAAP revenues for the office portfolio increased by 7.6 percent while same-store GAAP NOI increased by 13.4 percent from the same period in
2019. First quarter 2020 same store cash revenues for the office portfolio increased by 7.1 percent while same store cash NOI grew by 13.1 percent from 2019. Same store cash
revenues and same store cash NOI exclude straight-line rent and FAS 141 adjustments. The Core office portfolio (including Discontinued Operations) experienced an increase
in cash NOI in the first quarter of 11.9 percent.

For the quarter ended March 31, 2020, the Company executed 16 leases at its Core office portfolio, totaling 173,240 square feet. Of these totals, one lease for 41,269 square feet
(23.8 percent) was a new lease and 15 leases for 131,971 square feet (76.2 percent) were lease renewals and other tenant retention transactions.

Rental rate roll-up for the Core portfolio for first quarter 2020 transactions was 4.6 percent on a cash basis and 19.7 percent on a GAAP basis.

Multifamily

Roseland's stabilized operating portfolio was 95.7 percent leased at March 31, 2020, as compared to 95.0 percent at December 31, 2019. Same-store revenues, inclusive of the
negative impacts from the Company's active renovation program at Marbella and Monaco, increased by 5.6 percent resulting in same-store net operating income growth of 9.8
percent for the first quarter 2020.

At quarter end, Roseland had 1,942 units under construction across five projects (inclusive of the Emery). This construction portfolio is projected to provide $62 million of
stabilized NOI.

Hotels and Parking

The Company’s Residence Inn at Port Imperial remains open with average occupancy for April 2020 of 58 percent. In response to these challenging times, the Company has
donated 42 rooms, not included in the occupancy percentage, for regional front-line healthcare workers from Jersey City and Palisades Medical Centers. The Company also
provided meals and parking to those workers each day. The Company’s remaining two hotels, the Envue, which is wholly owned, and the Hyatt, which is owned through a
50/50 joint venture with Hyatt, were closed for the entire month of April, and currently remain closed. Given the lack of clarity on re-opening guidelines for these assets, and the
resumption of normal travel patterns, the Company does not feel comfortable projecting this income for the balance of 2020.

The Company recorded $21.9 million of parking revenues in 2019. Typically, approximately 40 percent of the Company’s parking revenue comes from transient office workers
and visitors to the neighborhoods. March 2020 parking revenues were severely impacted by the shelter in-place-orders and these effects continued, and as such it will be
difficult to project parking income for the balance of 2020.




TRANSACTION ACTIVITY
For the first quarter 2020, the Company completed the following dispositions:

- One Bridge Plaza, a 200,000-square-foot office building in Fort Lee, New Jersey, was sold for $36.7 million.

- Developable land in Middletown, New Jersey was sold for $7.6 million.

- Developable land in Greenbelt, Maryland was sold for $9.7 million.
In April 2020, 111 River Street, a 566,000-square-foot office building in Hoboken, New Jersey, was contracted for sale for $244.5 million, or $432 per square foot.
SUBURBAN OFFICE DISPOSITION UPDATE
Parsippany/Giralda Portfolio: Modified the existing sales contract to provide a two-phase closing.

- Phase I, containing 12 Properties with 1.9 million square feet, is now scheduled to close by June 2020 at a gross sales price of $200 million.

- Phase II, containing the remaining 3 properties with 500,000 square feet, is scheduled to close in the fourth quarter of 2020 at a gross sales price of $85 million.
The remaining office portfolios of Monmouth, Short Hills and Metropark are now expected to close either in the fourth quarter of 2020 or early 2021.

Princeton/Other Sub-Markets: There are currently five properties totaling 774,000 square feet in various stages of the sales process, with closings anticipated to occur in the
third and fourth quarters of 2020.

BALANCE SHEET/CAPITAL MARKETS

As of March 31, 2020, the Company had a debt-to-undepreciated assets ratio of 49.0 percent compared to 48.0 percent at December 31, 2019 and 43.3 percent at March 31,
2019. Net debt to adjusted EBITDA for the quarter ended March 31,2020 was 11.5x compared to 9.5x for the quarter ended March 31, 2019. The Company's interest coverage
ratio was 2.8x for the quarter ended March 31, 2020, compared to 2.8x for the quarter ended March 31, 2019.

DIVIDEND

In March 2020, 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
first quarter 2020, which was paid on April 14, 2020 to shareholders of record as of April 2, 2020.

CONFERENCE CALL/SUPPLEMENTAL INFORMATION

An earnings conference call with management is scheduled for May 7, 2020 at 8:00 a.m. Eastern Time, which will be broadcast live via the Internet at:
https://edge.media-server.com/mmc/p/rnebkeyi

The live conference call is also accessible by calling (833) 423-0439 and requesting the Mack-Cali earnings conference call.

The conference call will be rebroadcast on Mack-Cali’s website athttp://investors.mack-cali.com/corporate-profile beginning at 11:00 a.m. Eastern Time on May 7, 2020.




A replay of the call will also be accessible May 7, 2020 through May 21, 2020 by calling (855) 859-2056 and using the pass code, 1639443.
Copies of Mack-Cali’s First Quarter 2020 Supplemental Operating and Financial Data is available on Mack-Cali’s website, as follows:

First Quarter 2020 Supplemental Operating and Financial Data:
http://investors.mack-cali.com/quarterly-supplementals

The First Quarter 2020 Form 10-Q will be available on the Company’s website when it is filed, which is expected to be on or before May 11, 2020.

In addition, once filed, these items will be 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.

In addition, the extent to which the ongoing COVID-19 pandemic impacts us and our tenants will depend on future developments, which are highly uncertain and cannot be
predicted with confidence, including the scope, severity and duration of the pandemic, the actions taken to contain the pandemic or mitigate its impact, and the direct and
indirect economic effects of the pandemic and containment measures, among others.

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 Chief Administrative Officer
(732) 590-1589 (732) 590-1035 (732) 590-1025

mdemarco@mack-cali.com dsmetana@mack-cali.com investorrelations@mack-cali.com




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

Three Months Ended

March 31,

REVENUES 2020 2019
Revenue from leases 70,450 $ 79,391
Real estate services 2,993 3,842
Parking income 5,265 4,866
Hotel income 1,625 283
Other income 1,724 1,884

Total revenues 82,057 90,266
EXPENSES
Real estate taxes 10,937 11,644
Utilities 3,853 6,112
Operating services 16,064 16,799
Real estate services expenses 3,721 4,266
General and administrative 15,818 13,319
Depreciation and amortization 33,796 31,534
Land and other impairments 5,263 -

Total expenses 89,452 83,674
OTHER (EXPENSE) INCOME
Interest expense (20,918) (23,481)
Interest and other investment income (loss) 32 823
Equity in earnings (loss) of unconsolidated joint ventures (708) (681)
Gain on change of control of interests - 13,790
Realized gains (losses) and unrealized losses on disposition of rental property, net (7,915) 268,109
Gain on disposition of developable land 4,813 -
Gain on sale of investment in unconsolidated joint venture - 903
Gain (loss) from extinguishment of debt, net - 1,311

Total other income (expense) (24,696) 260,774
Income (loss) from continuing operations (32,091) 267,366
Discontinued operations:
Income from discontinued operations 21,993 8,228
Realized gains (losses) and unrealized losses on disposition of rental property and impairments, net (27,746) -
Total discontinued operations, net (5,753) 8,228
Net income (loss) (37,844) 275,594
Noncontrolling interests in consolidated joint ventures 176 1,248
Noncontrolling interest in Operating Partnership of income from continuing operations 3,666 (26,843)
Noncontrolling interests in Operating Partnership in discontinued operations 549 (837)
Redeemable noncontrolling interests (6,471) (4,667)
Net income (loss) available to common shareholders (39,924 $ 244,495
Basic earnings per common share:
Income(loss) from continuing operations 041) $ 2.59
Discontinued operations (0.06) 0.08
Net income (loss) available to common shareholders (0,47) $ 267
Diluted earnings per common share:
Income (loss) from continuing operations 041) $ 2.58
Discontinued operations (0.06) 0.08
Net income (loss) available to common shareholders 047) $ 2.66
Basic weighted average shares outstanding 90,616 90,498
Diluted weighted average shares outstanding 100,183 100,943




Mack-Cali Realty Corporation
Statements of Funds from Operations

(in thousands, except per share/unit amounts) (unaudited)

Three Months Ended

March 31,
2020 2019

Net income (loss) available to common shareholders $ (39,924) $ 244,495
Add (deduct): Noncontrolling interest in Operating Partnership (3,666) 26,843
Noncontrolling interests in discontinued operations (549) 837
Real estate-related depreciation and amortization on continuing operations (a) 36,696 33,793
Real estate-related depreciation and amortization on discontinued operations 1,453 16,375
Gain on change of control of interests - (13,790)
Gain on sale of investment in unconsolidated joint venture - (903)
Continuing operations: Realized (gains)/losses and unrealized losses on disposition of rental property, net 7,915 (268,109)
Discontinued operations: Realized (gains) losses and unrealized losses on disposition of rental property, net 27,746 -
Funds from operations (b) $ 29,671 $ 39,541
Add/(Deduct):
(Gain)/loss from extinguishment of debt, net - (1,311)
Land and other impairments 5,263 -
(Gain) loss on disposition of developable land (4,813) -
Severance/separation costs on management restructuring 1,947 1,562
Reporting systems conversion costs 363 -
Management contract termination costs - 1,021
Proxy fight costs 799 =
Core FFO $ 33230 $ 40,813
Diluted weighted average shares/units outstanding (c) 100,183 100,943
Funds from operations per share/unit-diluted $ 030 0.39
Core funds from operations per share/unit diluted $ 033 $ 0.40
Dividends declared per common share $ 020 $ 0.20
Dividend payout ratio:

Core Funds from operations-diluted 60.30% 49.47%
Supplemental Information:
Non-incremental revenue generating capital expenditures:

Building improvements $ 3247  $ 2,932

Tenant improvements & leasing commissions (d) $ 8,093 $ 7,931
Tenant improvements & leasing commissions on space vacant for more than a year $ 2958 § 3,482
Straight-line rent adjustments (e) $ 2,132 § 2,855
Amortization of (above)/below market lease intangibles, net (f) $ 96 § 1,037
Amortization of stock compensation $ 2,612 § 2,010
Amortization of lease inducements $ 57 % 304
Non real estate depreciation and amortization $ 450 S 539
Amortization of deferred financing costs $ 1,024 § 1,189
(a) Includes the Company's share from unconsolidated joint ventures of $3,349 and $2,661 for the three months ended March 31, 2020 and 2019, respectively. Excludes

non-real estate-related depreciation and amortization of $450 and $539 for the three months ended March 31, 2020 and 2019, 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 (9,443 and 10,164

shares for the three months ended March 31, 2020 and 2019, respectively), plus dilutive Common Stock Equivalents (i.e. stock options).

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

(e) Includes free rent of $2,956 and $4,832 for the three months ended March 31, 2020 and 2019, respectively. Also, includes the Company's share from unconsolidated

joint ventures of $28 and $(229) for the three months ended March 31, 2020 and 2019, respectively.

® Includes the Company's share from unconsolidated joint ventures of $0 and $0 for the three months ended March 31, 2020 and 2019, 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
March 31,
2020 2019

Net income (loss) available to common shareholders $ 0.47) $ 2.66

Add (deduct): Real estate-related depreciation and amortization on continuing operations (a) 0.37 0.33

Real estate-related depreciation and amortization on discontinued operations 0.01 0.16

Redemption value adjustment to redeemable noncontrolling interests 0.03 0.03

Gain on change of control of interests - (0.14)
Gain on sale of investment in unconsolidated joint venture - (0.01)
Continuing operations: Realized (gains) losses and unrealized losses on disposition of rental property, net 0.08 (2.66)
Discontinued operations: Realized (gains) losses and unrealized losses on disposition of rental property, net 0.28 -
Noncontrolling interest/rounding adjustment - 0.02

Funds from operations (b) $ 030 $ 0.39

Add/(Deduct):

(Gain)/loss from extinguishment of debt, net - (0.01)
Land and other impairments 0.05 -

(Gain)/loss on disposition of developable land (0.05) -

Severance/separation costs on management restructuring 0.02 0.02

Management contract termination costs - 0.01

Reporting systems conversion costs - -

Proxy fight costs 0.01 -

Noncontrolling interest/rounding adjustment - (0.01)
Core FFO $ 033 $ 0.40

Diluted weighted average shares/units outstanding (c) 100,183 100,943

(a) Includes the Company’s share from unconsolidated joint ventures of $0.04 and $0.04 for the three months ended March 31, 2020 and 2019, 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 (9,443 and 10,164
shares for the three months ended March 31, 2020 and 2019, respectively), plus dilutive Common Stock Equivalents (i.e. stock options).




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

March 31, December 31,

Assets 2020 2019
Rental property

Land and leasehold interests 648,866 $ 653,231

Buildings and improvements 3,474,560 3,361,435

Tenant improvements 168,089 163,299

Furniture, fixtures and equipment 81,966 78,716

4,373,481 4,256,681
Less — accumulated depreciation and amortization (582,829) (558,617)
3,790,652 3,698,064

Rental property held for sale, net 898,169 966,497
Net investment in rental property 4,688,821 4,664,561
Cash and cash equivalents 25,264 25,589
Restricted cash 15,863 15,577
Investments in unconsolidated joint ventures 202,574 209,091
Unbilled rents receivable, net 96,155 95,686
Deferred charges, goodwill and other assets, net 250,600 275,102
Accounts receivable 6,255 7,192
Total assets 5,285,532 § 5,292,798
Liabilities and Equity
Senior unsecured notes, net 571,776 $ 571,484
Unsecured revolving credit facility and term loans 277,000 329,000
Mortgages, loans payable and other obligations, net 2,028,345 1,908,034
Dividends and distributions payable 22,577 22,265
Accounts payable, accrued expenses and other liabilities 195,937 209,510
Rents received in advance and security deposits 35,598 39,463
Accrued interest payable 15,657 10,185

Total liabilities 3,146,890 3,089,941
Commitments and contingencies
Redeemable noncontrolling interests 506,482 503,382
Equity:
Mack-Cali Realty Corporation stockholders’ equity:
Common stock, $0.01 par value, 190,000,000 shares authorized, 90,596,079 and 90,595,176 shares outstanding 906 906
Additional paid-in capital 2,533,909 2,535,440
Dividends in excess of net earnings (1,100,672) (1,042,629)
Accumulated other comprehensive income (loss) - (18)

Total Mack-Cali Realty Corporation stockholders’ equity 1,434,143 1,493,699
Noncontrolling interests in subsidiaries:
Operating Partnership 150,681 158,480
Consolidated joint ventures 47,336 47,296
Total noncontrolling interests in subsidiaries 198,017 205,776
Total equity 1,632,160 1,699,475
Total liabilities and equity 5285532 $ 5,292,798




