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Item 2.02 Results of Operations and Financial Condition

On August 3, 2020, Mack-Cali Realty Corporation (the "Company") issued a press release announcing its financial results for the second 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 June 30, 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 Second Quarter 2020 Supplemental Operating and Financial Data.

99.2 Second Quarter 2020 earnings press release of Mack-Cali Realty Corporation dated August 3. 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.




SIGNATURES

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

MACK-CALI REALTY CORPORATION

Date: August 3, 2020 By: /s/ MARYANNE GILMARTIN

MaryAnne Gilmartin
Interim Chief Executive Officer

Date: August 3, 2020 By: /s/ DAVID J. SMETANA

David J. Smetana
Chief Financial Officer

EXHIBIT INDEX

Exhibit Number Exhibit Title
99.1 Second Quarter 2020 Supplemental Operating and Financial Data.
99.2 Second Quarter 2020 earnings press release of Mack-Cali Realty Corporation dated August 3. 2020.

104.1 The cover page from this Current Report on Form 8-K, formatted in Inline XBRL.
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This Supplernental Operating and Financial Data should be read in connection with the company’s second
quarter 2020 eamings press release (induded as Exhibit 992 of the company's Current Repert on Form 3K,
filed on August 3, 2020) as certain disclosures, defiritions and recanciliations in such anncuncement have nat
been included In this Supglemental Operating and Hinancial Data.
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Company Overview

Corporate Profile

Mack-Cali (CLI) is a fully integrated REIT with a dual asset platform comprised  Key Statistics 20 2020 1Q 2020
of residential holdings and waterfront office. We are geographically focused

on the high barrier-to-entry Hudson River waterfront targeting cash flow Compamy

growth through all economic cycles, Market Capitalization $5.1billion 5.0 billion
Company Objectives Net Asset Value (Midpoint) $3.1billion  $3.3 billion
Mack-Cali’s ‘residt_-rjtfa! ?orlfol.’o. via ¢ur Roseland Residential pllatform. isa Core EFO $280million  $33.2 million
market-leading residential developer and owner of class A properties, We have ‘

experienced and expect continued growth and cash flow contribution fromour  Core FFO Per Diluted Share 50.28 5033
residential holdings as our development pipeline of active construction AFFO $21.8 million  $19.8 million

projects and planned startsis put into service.

Mack-Cali's office portfolio strives to achieve the highest possible rents in Residential Portfolio

select lmarkels with a continuous focus on improving the quality of our Operating Units/Keys 6,806 6,896

e % Leased 92.6% 95.7%
Average Rent Per Unit $3,020 §3,028
In-Construction Units 1,942 1,942
Land Bank Units 9,264 9373
Office Portfolio
Square Feet of Office Space 103 million  10.3 million
Consolidated In-Service Properties 39 39
% Leased Office (Excl. Non-Core) 80.3% 81.1%
% Commenced Occupancy (Excl, Non-Core)  78.7% 78.8%
Cash Rental Rate Roll-Up (Excl. Non-Core) 3.4% 4.6%
GAAP Rental Rate Roll-Up (Excl. Non-Core) 12.9% 19.7%
Average In-Place Rent Per Square Foot $36.23 $36.07

District Kitchen, Harborside 2 &3
Jersey City, M)
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Company Achievements

20 2020 Performance Highlights

* Achieved Core FFO of $28.0 million, or 50.28 per share

= Produced AFFO of 521.8million

* Residential:The stabilized operating portfolio finished 2Q 2t 92.6% leased

* Office: Leased 155,054 square feet of office space; finished 20, at 80.3% leased (excluding Non-Core)

* Subsequent to quarter-end, the Company executed a term sheet for a new 5165 million, seven-year loan
with its current lender on the BLVD 475 (f k.a. Monaco) to replace its existing debt affective in4020

* Subsequent to quarter-end, the Company executed an amendment to its agreement to sell the Parsippany

& Giralda Farms portfolio, splitting the sale intotwo phases: The C‘P’“‘“‘W‘T’Wi“_‘}- }”"‘"'W"“‘-m
rengering,
* Phase 1, now scheduled to close in 3020, includes 11 buildings in Morris County for a gross

purchase price of $167.6 million

* Subsequent to quarter-end, the Company completed a sale for one of the 11 buildings in
Phase 1, 3 Giralda Farms, a vacant 141,000 square-foot office building in Madison, NJ, for
a gross price of $8.0million

* Phase 2, now scheduled to close in 4020, includes & buildings in Morris County for a gross purchase
price of $105.8 million

20 2020 Development Activity
* Continued the lease-up of the Emery. As of June 30, 2020, the property was 46.6% leased on buildable units
and 61.3% leased on delivered units

i g R
* Completed 54,734 square feet of waterfront office leasing, including a partial renewal with TD Ameritrade
Services

= Completed 100,320 square feet of leasing in the class A suburban, suburban, and non-core portfolios,
includinga renewal of Ernst & Young in Metropark

Liberty Towers, Jersey City, NJ

202020 CLI Company Highlights




$ in thousands, excapt par shara amounts

Key Financial Metrics

202020 1Q 2020 402019 302019" 202019
Core FFO per Diluted Share " 028 0.33 0.44 038 0.40
Net Income / (Loss) per Diluted Share (0.41) (0.47) (0.64) (0.65) [0.43)
Market Value of Equity” S193L,798  S1524.747  S2,821,175  S2677497  $2,8235%
= Common Equity (Includes OP Units) 2,040,913 2,031,563 2,317,193 2,111,318 2,341,331
= Preferred Equity (Rockpoint) 456,791 454,492 451,058 447,195 429,895
< OP Equity (Preferred OPs) 52,324 52,324 52,324 5234 52,324
= Book Value of IV Minority Intérest 46,737 47,336 47,2% 48,760 49,165
Total Debt, Net 2,990,464 2877111 2,808,518 3,097,156 2,609,112
Total Market Capitalization 5,078,114 4,956,020 5,676,989 5877816 5,560,362
shares and Units:
Common Shares OQutstanding 90,596,723 90,596,079 90,595,176 90,551,967 90,553,357
Common Units Qutstanding 9,586,528 9,518,638 9,612,064 9,973,344 9,976,344
Combined Shares and Units 100,183,251 100,114,717 100,207,240 100,525,311 100,529,701
Weighted Average - Diluted™ 100,212,820 100,183,392 100,264,388 100,559,609 100,523,178
Commeon Share Price (§'s)
At the End of the Period $15.09 §15.23 $23.13 521,66 $23.9
High During Period 18.83 2389 2340 24.09 2488
Low During Period 1290 13.83 19.96 19.97 21.68
Dividends Declared per Share 0.20 0.20 0.20 0.20 0.20
Dbt Ratios:
Net Debt to Adjusted EBITDA 13.0x 11.5x 9.1 10.0x 9.5%
< Net Debt to Adjusted EBITDA - Less CIP Debt 118« 10.7x 9.5 9.6x 8.9x
< Net Debt to Adjusted EBITDA - Office Portfolio 9.1x B.6x 8.2 8. 1.2x
= Net Debt to Adjusted EBITDA - Residential Portfolio 20.9x 16.6x 11.8x 13.2¢ 14.4x
= Net Debt to Adjusted EBITDA - Residential Portfolio Less CIP Debt 1.1 14.3x 1L4x 11.% 12.6x
Interest Coverage Ratio 16x 2.8x 3.0x 2.9 2.9
Fixed Charge Coverage Ratio Lix 1.8 2.0x 1.9x 1.0x
Total Debt/Total Market Capitalization 58.9% 58.1% 49.5% 53.6% 48.3%
Total Debt/Total Baok Capitalization 55.7% 54.4% 53.1% 55.1% 50.4%
Total Debt/Total Undepreciated Assets 50.2% 49.0% 48.0% 47.6% 42.1%
Secured Debt/Total Undepredated Assets 35.1% 34.5% 32.6% 31.6% 26.9%

Notss:

Sen supporting “Kay Matrics” notes on page 41
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§inmilions

Net Asset Value ot i
(Unaudited)

NAV Calculation ! ot Value Range "

Apt Units/ Nol GpRate GrossAsst GrossPer | Property Third Party Discounting  NetAsmet  Migh  low

Rentablo ST, w Valug  SE/Unt | Debt  Interosts N Value
(8) ®) (@ o) (e

Ragidentia) Portholio Units Stabilized

Qperatirg Properties - Whally-Owned/Consolicated 4,285 $1203  48% $2.497 $582 (51,401) (560) (597) $939 51089 5858
Operatieg Propeties - Uncorsclidsted vs ™ 25611 557 44% 1,28 &1 {621) (34 0 n Mm
In-Construction Properties ™! 134 606 d6% 1325 680 {629) (83) (113) 495 Bl M5
Lard 9,264 539 L4} 0 (108) 4 427 4 s
Fee Income Business, Tax Credit, & Dncess Cash k) 0 0 0 u u u
Residential - Asset Value 7! §5650  SL801 |  (52681)  (%576)  ($219) $2.206  S2441 §2.018
Less: Rockpaint Irterest (457) (459)  [456)
Less: Other Payabies . (19 09 [a
Total Residential NAV P! 5 S0 5196 1,543
e Ponfolly M 20200Amend O

Hucson Waterfront Jersey City, Hobokern) 4908 838 52 SL607  $37| (5400} 5 $0 $1.207 1377 SL0%6
Class A Suburban [Metropark, Shoet Hills) @ 195§ 4271 19% 59 276 {125) 0 0 414 8 W
Suburtan 13897 159 101% 157 21 0 0 (8 152 165 1%
Suburban - Under Contract ™! 268 B4 1% 0 13 0 0 0 305 B B
Subtatal " 10812 §177.8 $2608 sl (§525) 0 (85} $20m 2311 1891
Hatel, Other IV leterests, & Rotal® ™! 203 (113) {18) 0 7 ] 75
Harborside Pza 4 63 0 0 0 6 (3] 63
Larg ™" & 0 g g & g &
Office « Asset Value $29%0 ($638) (516} (] 221 5505 52,085
Less: Office Unsecured Debe (504) (504)  [504)
Less: Office Preferred Equity/LP Interests (53) 83) [%3)
Acc: 1031 Balarces & Other Recehvables pt] pL] 1
Total Office NAV [ $134 51567 1147

|
Total Mack-Cali NAV $3.064| $3530 $2.6%
Appraxmate NAV./ Share (100.2MM shares) *% $3088| 3523 $26.84
Hotss:

See footnotes and “Information About Net Asset Value (NAV)® on pages $, 9, and 10.
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Notes: Net Asset Value p—
(Unaudited)

PLEASE NOTE: The Company'’s Net Asset Value estimates at June 30, 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 outhreak 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.S. 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 June 30, 2020 under more normalized conditions to provide its investors with a more
useful measure at this time.

Ralects 20 2020 Annsakred Cash NOIfor office ava1s; projpcted 12-month NOI for stabedized i esdential avats and the projected dabehied NOI fof iesdential dvets ncommuction and bease up. See inform atin About Net Opérating
Income on page &1

NAV s generally anvived 3t by calculating the estimated gross aviet values for each of the Comparysred estate properbes, inve stments and other sgnificant avie1s and intere sts, and then deducting Fom wch amoants e
cotresponding et debt and third parlies interesls in the dswels Grovs avset values for abilzed operating multi-lamily red estate preperties are cakialated using B diredt capitalization method by dhiding projected met operating

Income for the next one year prried by an e simated market capitaluation rate b each property, Grow aswet valies lor eperating office proper ties are presented by dividing peojected nel eperating ncome ber the nest one-year peviod

by anestimated yeai one imputed cpitabzation 1ate for each propeity. See footnate 4 for 2 made dilaled de wriplien of the melhod thogry uwd by management 16 e dimale grow aswet vakies e Ruoperating office prepei Bes
Minagement projects mt operaling income thal it expecty 1o ieceive for hulure prriads fiem 3 combinatian of inplace bawe conliacty, prospedtive renrwali of expliing leawe s ind geospecive lease up of vacant pace. Market
capitalization rates are e 2imated be each propeity based on its asset dlass ind geographic locatien and are based on information from recent propeity sibe tansactons as well a3 rom pablidy avadable informathen regarding
unielated third party peoper by Banstions.

The vabes tange is deteimined by adding or subliacting 0.50% 1o the year 1 cap rate ke office propeitias and 0.25% to the yedr 1 cap rate ke residentiol propevtie s Propéity cash Bow huve bien roaduced by credit bosi resenes, leasing
and baw taidding capital expmditures, indiding Harbordde renovations. The Water froat valuation indudes $45 millon in capital yel to be ent for the Harborsde renovations. Addtionally, B analyus inchides approximately $65
mifion in base buiding capital during the first theee years of the fiveyear discoanted cash Bow, The capital is sllacated to physkcd bulldng mprovements and iy e im ated S43 million of the Waterfront, S16millon in the (liw A
Seburban, and S6 milen in the Suburtun portfolle's, respectively, Farthermore, the analysds inchedes $10 millien n beasing capital badgeted in each of the Waterkont, (lass A Suburban and Subarban portflios Thisisin sddition to e
Tenant imprevements, leaung commissions and capital reserve sbudgeted

Fepresents the dacount 1o wabibred value apphed 10 awiets that have not yel schieved thelr re pective Projected Stabdlzed NOI due to constructin, lease-up < rencvatien. See Information Absut Net Opevating Icome ¢ page 41
Joint venture e siments ae penrally vabied by applying a caplitalization rate to projected NOI for the jolnt venture’s asset (which Is smilar to the process for valiing those assets wholly owned by the Company, a3 described above
and previoudy|, and deducting iy joint veniie level debl and any valie allocable 10 pint ventede paitoris interests Btludes Roswlind s i re idential wbordinate intere st (Meticpolten 31 40 Park | and commerclal wbordnate
Intereds
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Notes: Net Asset Value
(Unaudited)

Joint venture ive siments ate gersttaly valied by apphying 4 capitalzation rate to peojected NOIfor the joint venture’s svset (mhich iy similar to the progess for valing those awals wholly ouned by the Company, ssdesribed dove
and previoudyl and deducting any joint venture level debt and any valee alocable 10 pint ventere pariners interests, Includes Poslind s L re sdential wbordinate intere of [Metrepoltan 2140 Park) and commercial subordnate
Intereds

The vabaation approach for assts in-coniru cion o base-up are similar 1o that apglied to avsels undergeing repositioning/teparposing, as dewribed abave, After apphing i estimated capitalzaticn rate, currently ranging from 4.5%
10 25K, toa piojpcted wablized net operating iceme, estimated 1o total approrinately $46.6 imllisn upon completion of the constiedbsn of hedie up actinlies, the Company dedicts any e dimated lutuie codls totabng $565.9
millon required 1o complete constredtion of the 4441 10 arive 3 anedmated value attiibatable 1o 8w awel The Comparyy then dicounts the capitakied value back bawed on the peojcted ruinbed of peiiods o reach stabikzation
The dicount rate wpphed, currently ranging from 7% to 9.7%%, s determined based ¢n arik avsessment of the development activithe s and comparable tirge! returns in the marketplice. The Cempany then adds back the dwounted
propcted interim cash Rows epected to be generated during the peojcted kase-up prriod 1o rexh stabdisation

The esidential valsaticn analyss totals 1o & Rowelind NAY of $J, 206,000,000, with te company's share of this NAV ol $1,730,000,000 (*MCRC Share®). Thislatter amount represents B company’s shate of Roselind NAV, net of the
S457,000,000 attribu table b Rockpolt's nenontroling intere s,

Top NAV {net aquity) Contributors Portfolio Val NAV by Market

Operating Propertios Stabllized Gross Asset Value $5,650 Washington
Urby Harborside $1497 1% Less: Discount for CIP 219 DL, 5% " Metro, 1%
Meraco 170 10% Discounted Gross Asset Value 35431
Liberty Towers W W) Comidor, 7%
Porsice 7 & 5/6 at East Pier 4 6% Less: Existing Deit (2,650)
Soha Lofts a0 % Less: 3ed Pacty Interests & Other Qg (594)
Subiﬂlil sns ‘u“ lt‘hf RO((;D'II;!‘H!E 457
MCRC Share of Residential NAV $1.730
Qurrent/future Development Proportics
The Chardeste $237 14%
Pl 8/9 (lang) 127 ™
Buildirg 9 at Port Impedal 9% 6%
107 Margan 67 %
The Upton 9 B
Subtotal §586 N
Top Contributing Assets $1,291 5%

Pui it 10 fecend negodations t sell the Shart Hils poitiolo, the Compamry sought 3 quote lof deleasance of the $124 5 millon aoss collaterabzed koan encumber ing thiee of B four anets That value Isestimated 1o be $26.0
millon, which indicates totad debt reti coutiof $150. S milon,

This grosp iepie ity vt siemoved lrom the Clavs A Subarban of Suburban backets that aie under conbiact for wls,

The year o caprate, apglied 1o the 20 2020 Anmakzed Cash NOL i derived from the pesent vabie of periodic cash ows over fve years and a terminal vales based on stabilzed income and a market cap rate, 3l decounted at an
unbevered internal rate of retwn. See ioematon About Net Operatig income onpage 41,

The Company cakoulate s estimated gross avset valees for each of its operating office avsets by taking te sm of {i] the pre sent value of perkodic cash Bows over five years and (i) a teeminal valee based on estinated stabllized income
and amarket capitakzation rate at statdization, al diwcounted at i utlevered internal rate of return. Thisvales, divided by the projected mt operating income for 3 co-year period vitlds the year coe impated capitaization rate,
Management projects e peckidic cash flows over five years and the stablized income from a combination of in place lease contracts, prospective remewals of explring leases and prospecive kease ap of vacant guace. Facters
consdered by management in projecing releasing and lease ap of vacant guce and estimating the applecabile market rental rate sinclude: Identification of lease s currently being negotiated by management; historical annu  keasing
velumes for wich peopeely types; and cenparible ledss But have bren execsted for peoperties within the Company's portfolis and for comp e buldingsin smilie locations. Notwithitanding the leregoing, amy assets that are
contemplited for ile are valued induideally 3t ndcative of al contiact prices

202020 CLI Company Highlights 9




Notes: Net Asset Value
(Unaudited)

Rentable Market Stabllized

Area 2Q 2020 Year1Cap In-Place Rent Occupancy Stabllized Unlevered
(MSF) Annualized CashNOI  Rate  Rent PSF  PSF Rate CapRate IRR Value §PSF

Offie

Hudsen Waterfront 4508 $838 5.2%  $3948 54659 B69%  60%  70% 51607 S37
Class A Suburban 1955 427 79% 3986 4159 0%  70%  80% 539 276
Subutban 1297 159  10.4% 2627 27135 815% 8.0% 9.0% 157 1
Suburban - Under Contract 2,652 354 116% 3238 315 NA N/A N/A 05 us
Subtotal 10.812 $1778 §36.22 $39.74 $§2,600 $241

14

See inloimation Aboul et Opeiating income on page 44 Vauatias for piopeites planned [of of undergeng a repodtaning of iepuipoung stlize a piopited abilzed net cperating ncome fd the assel upon completion of (e

reposdtioning/reparposing activities. After apphing an e stimated capltalzation rate to 3 projected stabdized nel operating incose, the capltaleed value is nest dsconnted hack tased on the projected mumbes of periods to re-stabilize the

vl The discosnt rale appled i3 determined bused on 2 risk avsesument of the repoutomng/repurpaing ativities and comparable Lieget returns in the marketplace, and Rurther validated by oulude markel werces, when avallible for

that markel. AddSonaly, afusimets are made (o the estimated value by dedudling iy e timated futere costs nece ssiry to complete The planned activities, as well as adding back the dsccanted projected interim operating (ah Noms

expedted 1o be generated by e property wntd re-statalization has been achieved

15)  Includes the Company sowmership intere st sin the Hyatt Begency lersey (ty and two office joint venture properties,

16)  The Company updated its valiation methed of the Harbordde Mza 4lind 1o refect in S80K per writ vakie for 790 revidential unily

17]  The value of Lind is basad on a combination of recent of pending transstions fof land parcels within cur relevant markets and uredated thied parties, and sometimes may utlize lind appralsals fof certam markets, If avaddble for ether
purposes, seth 3 fer tiansacton Anancing. Fuither, we condder what a lind parcel’s vabie waild need to be when combined with Jll othei develogment couts to yeld what we beleve 1o be @ apgeopilate target rate of retuin ke a
development project. The per spattment unil ee par squace kot office space valaes are derved by drdding the aggregate land value by the ramber of potential apartment snits of square feel of office space the lind can sccommodate, The
mumber of potental umis of wuare kel of olfice space 3 ind paecel cam accommaod ate iy most commonly goweined by sithed inplace povernmental appeovials of dendty egalations w1 ferth by exiiting Jonng puidelines

18)  The decrease in the apgpeaximate NAV per share of 5235 from March 31, 2020 1o kine 30, 2020 1sdae prmaiily to ttinal re-aisessment of maiket lease asmmptions ieliting (o the office poiticio,

Information About Net Asset Value (NAV)

Overall, NAV i arrived 2t by cakoaliting the ¢ tim ated fross asset valoes for each of their real e date proprities, inve stiments and olhed simifrant assts and interests, and then dedudting from wich amosets the corie sporfing net debit and thisd
paities wleiests in the aswts  Gioss aviel values for the opeiating iedl edlate piopeities aie clculited wung the diect captalization methed by dniding piosected nel cpeiatng income loi a sneyei poiiod by an estimated cuiient
capitabration rate for each propeity, For each cperating property, management propctsnel operating Income that it expedts to recaive lor future perlods from 3 comblration of in-place lease conliaty, peospective renemaly of axpiing leawss
ad propective lease-up of vcant e, Factor considened by manggement in projecting redeasing and bease up of vacant @ace and e wimatieg the apglicable maket rentdd rates intlude; identification of beases catrently being negotiated by
management; aodical wnea leasng volimes lor wch progeity hypey and comparable leaws that have bem exeasted for peogertie s within the Fegrtr anls’ podtholio and for competitor baikfings in dmila beations A capstaluation rate i
edtimated lor each property based on its awel daws and geagraphic location. [vimates of capitalization rates are based on information from recent property sale transactions as well s om publicly avallable Information regarding enwelited
third party groperty ranwactions

The wie of NAV as 3 measare of vaue iy wibpt bo certain seherent Imilaticns The avsessment of She ewtmated NAV of 3 particular property is wbpective in thal it involves estimales and JvmmpBens and can be calculated using varieus
sccaplable methods The Company’s methods of delermining HAV may dfer from e methodyused by other compantes Accordingly, the Company’s estimated NAV may not be comparable to medsaresuwed by other companies Ay with any
vahiation meSndology, e methodelages utifzed by the Company in edmating HAV aie based upon  sumbei of evimales, avamptions, jedgments of ofinions that may of may nol peove t be coriect Capitaization fates eblined kom
pubiicly avallable wurces Ao ane aritkal to the NAV calculation and are sibject to the sources sebected and varablity of markel conditions at the Ume. Investors In the Company are cantioned that NAV does ot represent (|) the amoant at
which the Company's securithe s would v ade a1 a national securltes exchange, (1) the amount that 3 secirity hedder weald ebtain if he o she Wled o sell his e her securlties, (8] the amsant that a security holder would receive |l the Company
uidated its aveets and duribated the proceeds alter paving ol of ther expense s and Babelities of (iv) the book valee of the Comparry’sieal extate, which is penevally based on the amodtized cost of the preperty, wbjed! 1o certan adpuments
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202020

Balance Sheet

ASETS
Rental property

Land and leasehold interests

Buildings and improvements

Tenant improvements

Furniture, fixtures and equipment

Land and improvements held for development
Cevelopment and construction in progress

Less - accumulated depreciation and amortization

Rental property held for sale, net

Nét investment in Rental Property

Cash and cash equivalents

Restricted cash

Investments in unconsolidated joint ventures
Unbilled rents receivable, net

Deferred charges, goodwill and other assets, net ™
Accounts receivable

Total Assets

UABILITIES & EQUITY

Senior unsecured notes, net

Unsecured revolving credit Tacility and term loans
Mortgages, loans payable and other obligations, net
hote payable to affiliate

Cividends and distributions payable

Accounts payable, accrued expenses and other liabilities
Rents received in advance and securily deposits
Accrued interest payable

Total Uabilities

Commitments and contingencies

Redeemable noncontrolling interests

Total Stackholders'/Members Equity
Nancontrolling interests In subsidiaries:
Operating Partinership
Consolidated joint ventures
Total Noncontrolling Interests in Subsidiaries
Tatal Equity
Total Uabilities and Equity
Notes: See supporting “Balance Sheet” notes on page 41 for move information.

$inthousands
(unoudited)

202020 40,2019

Office/Corp.  Roseland  Elim./Other Total

62218 5326797 $389.015 $385,010
©69,622  1870,150 173972 287020
140,330 2,658 . 142,988 163,299
6,743 76,616 . 83359 78,716
12,194 296,858 . 309,052 19938
8821 523,557 . 611,778 458,048
1179328 3,096,636 « 4275964 | 4,256,681
(459,325) (120,350) (579.675) (558,617}
720003 297,286 3,696,289 3,698,064
1078422 . 1078422 966,497
1798425  2976,286 - 47T 4,664,561
17,001 9,294 . 26,295 25,589
4435 9,709 . 14,144 15,577
7,700 192,709 . 200,409 209,091
93,086 2015 . 95,101 95,686
211,350 45,554 (19,000} 237904 275,102
7,457 3,991 - 11448 7,192
§2,139454  §3,239,558 (515,000)  $5.360,012 |  $5.292,7%8
§572,068 §572.068 8571444
329,000 . 329,000 329,000
524146 1568,251 2089397 190804

19,000 (19,000} . .
1574 . 1574 22,265
116417 101,458 . 217875 209,510
30,780 6,763 : 37543 39,463
5939 4,165 . 10,104 10,185
§1576924  $1699,637 ($19000)  $3,257,561  $3,089,941
52,324 45,631 . 508,955 503,38
362,558 1,036,775 1399033 149369
148,039 . 148039 158,480
{91) 16,515 . 46424 47,29
147,948 46,515 . 194,463 205,776
510,206 1,083,290 1,593,496 1,699,475
$2,139454  $3,239,558 (519,000)  $5360012  $5292,798
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Income Statement - Quarterly comparison $ in thowsands, except per share amounts

{unoudited)

2000 10 X 402019 Q2019 02019
Office/ Corp.  Less: Dise. Opa
Sevenue from leases.
Rose remis LEARLY) ($35600) | 9% $60.912 $65,507 64 441 566,595 s
Excalations and recoveries from tenants 6083 (3427 1218 184 493 454 sai 647
Real estate parvices 2] . L P 1.9 10 JAl 1530
Paiking ncoeme L {88) 1A% 10U 5,265 5780 5716 5515
Hotel mcerw . . m m 615 413 318 2094
Orher inene a2 L] Ml 19 Rl 2489 2401 248
Total revenues $73476 (§33,060) $38.204 $72650 S82,057 SE6613 $81.351 $86,405
EXPENSES
Leal estite Linms 94585 {85,199) $631 $10573 $10,937 $10,185 $1L181 siL018
Wtileies 017 (2,288 1L3% 111 188 127 440 4091
Opeating wnion 153 (7.07) am 15633 16,064 16820 18109 1734
Seal estace senvice mipernes 0 . 1008 1088 3 %] 1905 L]
General ind aderinistrative 10l 22 3% 14 L ] 16960 .5n 1646
Deprecation and amcetizaticn 1200 1509 M1 0 15904 148 nm
a0 and other impainments 1143 (1453 4856 16846 5263 N384 254 1A%
Total enpenies $61.847 [§16,004) $42.310 $83813 $89 452 4114171 45,11 48,417
Operating Income (expenia) 5929 (§23,00) 1$4,076) [$21,18) (67,3} ($27,538) Q08 ($1.02
OTHER (EXPENSE] INCONE
nierest epene {812,755 930 1$9,164) {$20412H ($20,918) {$2.7%) {§2,129) (§22,207
wierest and other investmant income {less) 1 . 1 7 2 b bt 515
Equity in earnings Joss) of unconsolidated oint ventures (37 : (48] {944} {78} (437} {11y {e8)
Gain e dange of @ntrd of nterests . . . . . . ' .
Bealized gains lonwes ) nd uerealized loyie on disposition (11929} 1199 . . 1.015) 112228 (34,626) 158
Gain on sale of land fother . ' ! . 4813 44 1% m
Gain on wle of investrment in unconsolidated oint verture . s s . s . . .
Galn (loss) from eaily extinpashmens of dete, ne . . . . . {183} (%) se8
Total other intoere {expenie) (28,060 13,2% 13,027 {21,551} [24,6%) 823 56,521 (20£67]
Income from continuing operations {13,131 (5,800 (13,803) (82.734) [2,081) £2,131 14483 22479
ncome frem discontinued operations i 2,18 : 078 i 170 8,505 7352
Realired goins (loswen) on dispenition . {13.929) . {11,929 127,046} {126,309 (10,083) (5487
Total discontimued operations . 5,800 . 350 5,783 (117,533} (1,558 2,150
Net Income {15,131) ' 10,800 (32934 (37,844) (35408 [,00) (20,025)
Necontrelling interest in comsolidated joint ventures w . o un 1% S1404 S5 wr
Nencontredling interests in Operating Sartnership from cominuing operations 4826 . . 4hi% 1684 (5484} 6000 2547
Neacontrelling interestsin Operating Partnershipin discontinued operations 57 . . 7 S8 1A 15 243
Sedeernable nencenticlling interest (435) : {6,016 (6AT 1) (8AT1) (EAT1} (6AT1) {S.£06)
Netintome (1oss) avadlable 10 common shareholders (515.515) & ($13.372) ($34,227) $33,324) (684,652) (645,528 [$22,084)
Baii¢ eamingi per common share:
Net e (Joss) available to common sharehclders ($041H {3047} (064} {5085) {5043)
Diluted earnings per common share!
Netincorre loss) available to coemmon sharebclders {$0AH {5047 (5054} {50£5) {5043)
Basic weighted inerape shires cutstanding SQEI9000 S0A16000 ELLL00 90,584 200 90531000
Diluted weighted average thares cutstanding CIL00]  100IMA0 100264000 100560000 106520000
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FFO & core FFO = Quarterlv comparison Sn|homnds.txct(p:ﬁzr;::;amounmndmm

202020 102020 402019 30 2019 202019

Net income {loss) available to commaon shareholcers {534,887 (§39.924) (554,652) 1655,928) (522,054)

Add (deduct): Norcontrolling interest in Operating Partnership 14.626) [3,666) 5494 |6,004) [2.647)
Noncontralling interests in discontinued operations 97 1549) 11,317 [155) 1

Real estate-relatec cepreciation and amortization on continuing aperations 30,199 36,696 39,155 35,785 34619

Real estate relatec cepreciation ard amortitation on discortinued operations 1,452 1,453 1,776 16,797 17,246

Property impairments £494 5,802

Impairment of unconsolidated joint venture invistment {induded in Cquityin eamings) 3661

Gain on charge of cantrol of interests

Galn on sale of investment In uncorsalidated joint venture

Continuing operations: Realized (gains) and unredlized losses on cispasition of rental prapeny, net 7915 {112,228 34,666 (255)
Discontinued operatiors: Realized (gains) loss and unrealized losses on cisposition of rertal property, not 11929 27,146 120,308 413

Funds from cperations $5.004 $29,671 $12,198 $31,468 $32.924

Adg/(Dedyct)

(Gain)/Lass from extirguishment of debt, net 5153 $98 (5588)
Dead deal costs m m

Land and other impairments 5,263 27,3% 5348 2499
Gain on clsposition of developable land 16,846 [4,813) & (296) (270)
Severance/separation costs on management restructuring 91 1547 m

Reporting system conversion costs 383 98

Stratepic cirection costs ' 4,629

Praxy fight costs s017 789 41
New payroll tax corsulting costs . . 1313
Noncontralling interest share on consolidated joint ventures impairment charges {1.263)

Core [FO $28,035 $33,320 §44,115 $38,163 $40,049

Dilutes weighted average shares/units outstanding 100,213,000 100,183,000 100,264,000 100,560,000 100,523,000

Funds from operations per share-diluted $005 $0.30 $012 $0.31 $033
Core Furds from Operations per share/unit-giluted $0.28 $0.33 044 50.38 50,40
$020 5020 $0.20 $0.20 $0.20

Diidends declared per common share

Notes;

See footnotes and “Information About FFO, Core FFO, & AFFO® on page 19
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§in thousands, excapt par share amounts and

AFFO & Adjusted EBITDA - Quarterly Comparison

Core FFO {calculated on previous page) 528,035 $33,230 $44,115 $38,163 $40,049
Add (Deduct) Non-Cash Items:
Straight-line rent adjustments “3 S856 (§2,132) (54,084) (83,625) (84,052)
Amartization of market lease intangibles, net (857) (946) (1,116) (1,057) (1,058)
Amortization of lease inducements 59 57 (15) (108) 219
Amortization of stock compensation 2,496 2612 2,192 2,061 2,218
Non-real estate depreciation and amortization 482 450 431 611 511
Amartization of debt discount/(premium) and mark to- market, net (238) (238) (237) (238) (237)
Amortization of deferred financing costs 1,060 1,020 1,147 1121 1168
Non-incremental revenue generating capital expenditures:

Building improvements (1,104) (3,247) (6,012) (3,091) (383)

Tenant improvements and leasing commissions ™ (2,897) (8,093) (9,354) (7,245) (4,800)
Tenant improvements and leasing commissions on space vacant for more than one year (6,068) (2,958) (888) (6,138) (4,216)
Adjusted FFO ¥ 521,824 §19,755 §26,179 §20,454 §29479
Core FFO (calculated on previous page) $28,035 $33,230 544,115 $38,163 $40,049
Deduct:
Equity in eamings (loss) of unconsolidated joint ventures, et §946 $7108 (§3,223) 113 $88
Equity in eamings share of depreciation and amortization (3,340) (3,350) (3,678) (3,655) (3,024)
Add-back:
Interest expense 21919 22,226 2,012 23,450 23515
Recurring IV distributions 3682 2,459 5113 3,528 3850
Income {loss) in noncontrolling interest in consolidated joint ventures (830) (176} (1,404) (405) (847)
Redeemable noncontrolling interest 6471 6471 6411 64711 5,006
Income tax expense 3 6 0 59 85
Adjusted EBITDA $56,917 $61,574 §71,476 $67,724 468,722
Net debt at period end ! $2,950026 52835993 SA767351  §30941% 82609112
Net debt to Adusted EBITDA 13.0x 115 9.7x 10.0x 9.5x

Notes;

See footnotes and “Information About FFO, Core FFO, & AFFO® on page 19
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Income Statement - Year-to-Date Comparison it oot s

{unoudited)

Y10 Xk Y10 2%
NI Ogérabont  Léws: D O Nl Operabions Lesi: Dist. Ops
HLVINUES
Arverue from leaiss
baia renty $199,000 grasy s 419,40 grmam  Gsam
Ficalations ied mcoveries from Lenint) 17 17455 Ln nie [LFH] 1187
gl atate serviied 574 Lan i
Parking incodne L ] [ LF, ] 10504 1) 103
Holel income EALH m an EA
(rhat Ircoime 100 H: 1521 4 058 [ERid 400
Tetdl reviruts §288,574 [Ssh688) _ d1sa007 $264,710 g S1eEn
LELIGLS
Real prtate tam mes a8 21310 en #em 23043
Utithes 12,682 {5,126} 6,946 17500 100
Opedit g eices wan (15,22% HEEH SL124 16412) W
Real e1tate serdin exparaid (1.1 (1] L Fo] L
Leating penonnel cons
Ceneral ird adminstiative i3, (s (o 060 i M4 30 268
Segeeciation and smonation 64,042 f2.50%) 6137 .55 [3833) (5453
Frogerty i paiments
Land and other irpairmenty 21048 nia 14 140
Tekl expenuey $17618 [$4, 130} $160.265 S341 181 (569,060 $173,003
Opérabng hcons (expinie) s (546,334 [518.978) 51,589 (318,779) “rm
DIHER [RXPENHE) NCOIME
nerest epecse [, 16 S2.614 LK) | e 260 Ay, o)
atire] ind other Wreidimen! Poome (193] &) {0 ] 1.3 [L}] 1558
Eauity i® saining 0%) of unioniohasted i vertuied 1,654 (LE%) 4] {164
Gain on charge of coeteol of intesests 150 13740
Realized gairs {laney) ard arrealined kases on clsgosition 42,595 38678 {1515 22562 82 68364
Cain on sele of lied other 48 A8 m m
Caln on vile of iremriment in unconi clidated jont verture «° W
G {loss)] o ey extie guisbment o 1459 1839
Tetal ether inteme (eapenst) (84,538} Al .40 i8] 841 Foh )
Izome [rom conbinung opersbens (r7H 047} (ra43) b [30,378) e
neome from cisontinued openition am 4.1 16,18 1618
Realied gairs {biies] on dgoinion (£} 1.7e M {89653 (=} ] [LY. 45
Totd domimaed geralon . 4,04) a4 . 10318 1030
Neét hieme (rarri) 15,205 . 13,168
Nonceirolieg ieterest in conoliaated joiet veriure 1,008 i) 200
N oot et wtterests i Operatin g Panteéndip of wiome o (e hruin g oper fon ¥, 24.136) 24156
R 0ot ol P 914 i Or 10 PR anlip i CHCOMPUED (P 150 iy 11050 11,058
Ardearable roncontrollieg eterent {12 842 M6 (671
Nt aceme |l4s) renlatle 1o common shivehiiden ($7,813) $ ($74831) $222.44 $0 $a21.441
Bauc earangy pir commen thine:
et ingome foss] railible 10 comimon shareholien {508y an
Ditated earmingi per Comvdn thive:
Nt income f9s) availible to common shareholien oAy M
Basic wosghted average shares oulsianding 0,622 000 516,000
Diuted weighted avedage shifes outsinstg 130 198 000 102,875 50
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FFO & core FFO = Year'tO'Date compa rison S.n|houmds.tm(p:ﬁp;r£::di:amounmndmm

Net income (loss) available to common shareholders ($74,811) $222,441
Add (deduct): Noncontrolling interest in Operating Partnership (8,292) 24,196
Noncantrolling interests in discontinued operations 388 1,050
Real estate-related depreciation and amortization on continuing operations " 66,895 68,412
Real estate-related depreciation and amortization on discontinued operations 2,905 33,621
Property impairments . 5,802
Impairment of unconsolidated joint venture investment (included in Equity in earnings) . .
Gain on change of control of interests . (13,790}
Gain on sale of investment in unconsalidated joint venture . (903)
Continuing operations: Realized (gains) and unrealized losses on disposition of rental property, net 1915 (268,364)
Discontinued operations: Realized (gains} loss and unrealized losses on disposition of rental property, net 39,675 -
Funds from operations $34,675 $72,465
Add/(Deduct):
(Gain)/Loss from extinguishment of debt, net 50 ($1,899)
Dead deal costs m .
Land and other impairments 22,109 2,499
Gain on disposition of developable land (4,813) (270)
Severance/separation costs on management restructuring 2,838 1,562
Reporting system conversion costs 363
Strategic direction costs .
Management contract termination costs - 1,021
Proxy fight costs 5,816 41m
New payroll tax consulting costs . 1,313
Noncantrolling interest share on conselidated joint ventures impairment charges
Core FFO 461,265 $80,862
Diluted weighted average shares/units outstanding " 100,198,000 100,825,000
Funds from operations per share-diluted $0.35 $0.12
Core Funds from Operations per share/unit-diluted §0,61 50.80
Dividends declared per common share $0.40 $0.40
Notes;

See footnotes and “Information About FFO, Core FFO, & AFFO" on page 19.
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AFFO & Adjusted EBITDA - Year-to-Date Comparison """

fUﬂMlu‘.fﬂ',‘
YTD 2020 YTD 2019

Core FFO (calculated on previous page) $61,265 $80,862
Add (Deduct) Nen-Cash ltems:
Stralght-line rent adjustments " ($1,277) $6,907)
Amortization of market lease intangibles, net ! (1,803) (2,095)
Amortization of lease inducements 116 583
Amortization of stock compensation 5,108 4229
Non-real estate depreciation and amortization 932 1,050
Amortization of debt discount/(premium) and mark-to-market, net (475) (475)
Amortization of deferred financing costs 2,080 2,357
Deduct;
Non-incremental revenue generating capital expenditures:

Building improvements (4,351) (3,315)

Tenant improvements and leasing commissions " (10,989) (12,731)
Tenant improvements and leasing commissions on space vacant for more than one year (9,026} (7,698)
Adjusted Fr0 ™ $41,579 §55,860
Core FFO (calculated on previous page) $61,265 $80,862
Deduct:
Equity in earnings {loss) of unconsolidated joint ventures, net §1,655 $769
Equity in earnings share of depreciation and amortization (6,690) (5,686)
Add-back:
Interest expense 44144 48,289
Recurring JV distributions 6,141 6,970
Income (loss) in noncontrolling interest in consclidated joint ventures (1,008) {2,095)
Redeemable noncontrolling interest 12,941 9673
Income tax expense 40 128
Adjusted EBITDA $118,492 $138,910
Net debt at period end §2,950026  $2,609,112
Net debt to Adjusted EBITDA 12.4x 9.4x

Notes;

See footnotes and “Information About FFO, Core FFO, & AFFO® on page 19,
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EBITDAre - Quarterly Comparison

Net Incoma {loss) available to common shareholders
Add/(Deduct):

Noneontrolling interest in operating partnership
Noncontrolling interest in discontinued operations
Noncontrolling interest in consolideted joint ventures (a)
Redeemable noncontrolling interest

Interest expense

Income tax expense

Depreciation and amortization

Deduct:

Realized (gains) losses and unrealized losses on disposition of rental property, net - continuing operations
Realized (gains) losses and unrealizad losses on disposition of rental property, net - discontinued operations
{Gain)/loss on sale of investment in unconsolidated joint ventures

{Gain){/loss on change of control of interest

Equity in {earnings} loss of unconsolidated joint ventures

Add;

Property Impaimments

Company's share of property NOI's in unconsalidated joint ventures {1}

EBITDAre

Add:

Loss from extinguishment of debt, net
Severance/Separation costs on management restructuring
Management contract termination costs
Strategic direction costs

Reporting systems conversion cost

Dead deal costs

Land and other impairments

Gain on disposition of developable land
Proxy fight costs

New payroll tax consulting costs

Adjusted EBITDAre

Noncontrolfing interests in consofidated joint ventures {a):
Marbella

M2 gt Marbella

Port Imperial Garage South

Port Imperial Retail South

Other consolidated joint ventures

Net losses in nencontrolling interests

Add:

Depreciation in noncontrolling interest in consolidated M's
Funds from eperations - noncontrolling interest in conselidated JV's
Add;

Interest expense in noncontrolling interest in consolidated V's
Met operating income before debt service in consolidated JV's

Notes:
{1)  See unconsolidated joint venture NOI details on page 25 for 20 2020.
See Information About EBITDAre on page 19,
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4 in thousands

{unaudited)
202020 102020 402019 3Q.2019 202019
(534,887) {$39,324) (354,652) 455,928) ($22,054)
{4,626) 3,666} 5,194 (6,004) (2,618)
937 (549} (11,317) (155) 214
{829) {176} (1,404) (405) (847)
6471 6471 6471 6471 5,006
21,919 2,26 14,07 23,450 23,515
£l 7 i 59 8
28,794 35,249 57,684 49538 49352
7915 8,081 35,079 (255)
11,929 27,746 - : 3
946 708 37 113 88
. . . 5,894 5,300
6,823 7,506 12,819 9612 9287
$37,511 463,533 $47,686 $67,724 $67,545
153 9 (588)
891 1,947 77 .
4,629

: 33 993 g
7 : - il 3
16,846 5,763 27,356 6,315 2,499
{4813} 4 (296) (270)
5,017 799 4171
: 1313
$60,542 $67,092 480,366 $74,419 $74670
(80) 37 {4 (115) (209)
{105} n {51) (234) (560)
(24) {55} (18) ) {50)
B) {3) 8) 5 ib)
{a17) 34 (1,283) {19) (a0)
($829) (5176) (51,404) {$40s) {$847)
£69 60 645 833 1424
($160) $484 ($759) 433 w77
805 805 806 806 806
4645 $1,289 $47 $1,239 $1,383




FFO, Core FFO & AFFO (Notes)

1) Includes the Company's share from unconsolidated joint ventures, and adjustmants for noacontrolling interest, of 53,340 and 53,024 for the threa months anded June 30, 2020 and 2019,
raspactivaly, and 56,689 and $5,685 for the six months anded Juna 30, 2020 and 2019, respactiely. Exclodes nonvreal estate-ralated depraciation and amortization of $482 and $511 for the three
months ended June 30, 2020 and 2019, respectively, and 5932 and 51,050 for the six months ended June 30, 2020 and 2019

(21 Funds from operations is caleulated in accordance with the defiaition of FFO of the Natiomal Association of Real Estate Isvestment Trusts (NAREIT). See “Information About FFO, Core FFO and
AFFO" balow,

it Includes free rant of $3,301 and 55,410 for the three months ended June 30, 2020 and 2019, respectivaly, and 56,257 and 510,242 for the six months ended June 30, 2020 and 2019, respectivaly.
Also includes the Company's share from unconsoldated jolnt ventures of ($11) and (596) for the three months ended Juae 30, 2020 and 2019, respectively, and 517 and (5325 for the six months
ended June 30, 2020 and 2019, respectively.

i@  Includes the Company's share from lidated joint of 50 and 50 for the three months ended June 30, 2020 and 2019, respectively, and 50 and 30 for the st months ended June 30,
2020 and 2019, respactively.

14 Excludes expenditures fortenant spaces in properties that have not been cwned by the Company for at least a year.

i6)  NetDebt cakulated by taking the sum of sanior unsecured notes, unsecured revolving credit facility, and mortgages, loans payable and other abligations, and deducting cash and cash equivalents
and restricted cash, all at period end.

in Caleulated based on weighted average common shares outstanding, assuming redemption of Operating Partnership common units into commen shares 9,395 and 9,866 for the three months
ended June 30, 2020 and 2019, respectively, and 9,419 and 10,014 for the six months ended June 30, 2020 and 2019, respectively.

Information About FFO, Core FFO and AFFO

Funds from operations (“FFQ") ks defined as net income (loss) before noncontrolling nterests of unitholders, computed in accordance with generally accepted accounting principles | ‘GAAP®), excluding
{3ins or losses from dapreciable rental property transactions (inzluding bath acquisitions and dipositions), and impalrmants related to depreciable rantal property, plus real estate-related depreciation
and amontization. The Company balieves that FFO pr share ks helpful to investors as one of several measures of the performance of an equity REIT. The Company further believes that as FFO per thare
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
relwance in evaluating current parformance), FFO per share can faciitate comparison of operating performance between equity REITs.

FFQ per share should not be considered as an akemative to net income available to common shareholders per share as an indication of the Company’s performance or to cash flows a3 a measure of
bquidy. FEQ per share presented herein &5 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 FFC 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 fimancaal tables above,

Corn FFO i3 defined a3 FFO, as adjusted for itams that may distort the comparative measuramant of the Company's parformance ovar tima. Adjusted FFO (*AFFO") is defined as Core FFO lass (i) recurring
tanant improvamants, leasing commissions and cap®al axpanditures, (i) straight-Ene rents and amontization of acquired above/balovemarket leases, nat, and (i) cthar non-cash income, plus (iv) other
noa-cash charges. Core FFO and AFFO are both non-GAAP financial measures that are not inmtended to represent cash flow and are net indicative of cash flows provided by cperating activities a3
determined in accordance with GAAP, Core FFO and AFFO are presented solely a3 supplemantal disclosures that the Company's management balieves provides useful information regarding the
Company's operatiag parformance and its abilty o fund its dividands. Thare ace not gentrally accepted definitions establshad for Core FFO of AFFQ. Therafors, the Compary's measures of Coes FFO
and AFFQ may not b comparabie tothe Core FFO and AFFQ reported by other REITs. A reconcilation of nat income to Core FFO and AFFQ are included in the financial tables above,

Information About EBITDAre

EBITDAre 1 a nowrGAAP financial measure. The Company computes EBITDAre in accordance with standards astablished by the National Association of Real Extate Investmant Trusts, or NAREIT, which
may net be comparable to EBITOAre reported by other REIs that do not compute EBITDAre in accordance with the NAREIT defintion, o that interpret the NAREIT definition differently than the
Company does. The White Paper on EBITDAre approved by the Board of Governars of NARET in September 2017 defines EBITDAre as net income (boss) (computed In accordance with Generally Accepted
Accounting Priaciples, or GAAR), plus intorest expense, plus income tax expense, phus depreciation and amortization, plus (minus) losses and gains on the dispasition of depreciated property, plus
Impairment write-downs of depracated property and Investments in unconsolidated joint ventures, phis adjustments to reflect the entity's share of EBITDAre of unconsoldated joint ventures. The
Company presents EBITDAre, because the Company believes that E8ITDAre, along with cash flow from operating activities, investing activities and financing activities, provides imvestors with an
additional indicator of the Company's ability to Incur and service debt. EBITOAre should not be considerad as an alternative to net income (determined in accordance with GAAR), as an Indkation of the
Company's financial performance, as an alternative to net cash flows from operating activities (determined in accordamce with GAAP), or as a measure of the Company’s hquidity.
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Same Store Performance

Residentlal Same Store”

Total Property Revenues
Real Estate Taxes
Payroll

Repairs & Maintenance
Utilities

Insurance

Marketing

Other”
Total Property Expenses

Same Store GAAP NOI"HY
Total Units

% Leased

Office Same Store”

2Q 2020
527,262
$3497
1,099
(a1)

97

LY

154

4817
$10,865

$16,397
4,838
92.3%

For the Three Months Ended

202019  Change
S28754  (51492)
§3527 (530)
1,063 3%

35 (76)

& 48

308 M

1 (23)
4313 4
$10,502 $363

$18252  ($1,855)
4,838
97.4%

% Change
(5.2%)
(0.8%)

3%
(216.9%)
5.5%
14.1%
(12.8%)
8%
3.5%
(10.2%)

(5.1%)

for the Three Months Ended

20 2020
$55,943
96,943
2,930
893
1351
740

602
6.396
$21,016
$34,927
4838
92.3%

For the Slx Months Ended

202019
§55,920
§7,145
2926
940
1,852
616

681
6633
$20,793
§35,127
4,838
§7.4%

For the 5ix Months Ended

Change % Change

o3

($201)
&
(47)
9
12
(M)
[LE!
32|

($200)

0.0%
(2.8%)
22%
(5.0%)
5.4%
20.7%
(11.6%)
40%
11%

(0.6%)

(5.2%)

$in thousands

Total Property Revenues (GAAP)

Real Estate Taxes
Utilities

Operating Services
Total Property Expenses

Same Store GAAP NOI ™

Less: straight-lining of rents adj. and FAS 141
Same Store Cash NOI

Total Properties

Total Square Footage

% Leased

lpteg

M
]
3
()

15l
(6

Q200

Valses repee sent the Company's pro rata ownership of opevating poetieio,
inchedes management fres

20 2020
$34,964

$4,909
1,500

1168
413,578

§21,386
[$564]
§21,950
6
4,508,301
78,614

202019  Change
$36902  (51938)
$4.849 $60
19719 (479)
1836 22
$14724  (51,146)
$22178 {5792
288 [5339)
$19,350 52,600
6
4,508,301
71.0%

% Change

(5.3%)
1.2%
(24.2%)
[82%)
(7.8%)
{3.6%)
[120.0%)
13.4%

1.6%

20 2020
$§73,409

9,816
n?

1771
28,304

45,105
s
443,464
6
4,508,801
78.6%

202019
§72,623

49,675
4,700

13134
$29,529

$43,004
4715
$38,379
6
4,508,801
77.0%

Aggregate progeity level revenue over the gheen peried, b ox operating expense, real edate tanes and utibses over the same peeiod fof the saime stere por oo,
Daring the quarter, the Compary wirote off 944 of recervables relating to 3 Corporate Apariment eperator’s rent being deemed uncollectible, Thischarge was taken agains! revense s, extluding this charge sime e NOI
woald have been (S.0%) far the secead quarter ind 1.1% ke the sx months eded kine 20, 2020

(f6ce Same Steee exchides dricontineed eperations and Haibedside Mara 1 avil wasiemeved lom wivice in 4019,
The aggregate wm of: propei ty-level revenie, draight line and ASC B35 adpistment sover the piven tme perbed; b sx opevating expense, fed eate tanes and utlbtes over the wme perlod lor the sime stere poitiol,
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Change % Change

$786 1.1%
$141 1.5%
(983)  (209%)
(1225)  (4.1%)
$2,011 47%
45,085 13.2%
16%




Debt Summary & Future Repayments Schedule

202020

Debt preskdown

Fixed Rate Deb

Fixed Rate Ursecured Debt and Other Obligations

Fired Rate Secured Debt
Subtotal: Fixed Rate Debt
Variable Rate Debt
Variable Rate Securec Debt

Variable Rate Unsecured Dobt ™
Subtatal: Varlable Rate Debt

Totaks/Welghted Average

Agjustment for Unamonrtized Debt Discount
Unamartized Deferred Financing Costs
Total Consolidated Debt, net

Partners’ Skare

CLiShare of Toral Consolidated Debt, net'”
Unconsolidated Secured Debt

CliShare

Partners’ Share

Total Unconsolidated Secured Debt

Matyrity Schedule

Period
2020

021

2022

1023
2024
2025
Thereafter
Subtetal

Adjustment far unamortized cebt discount/premium

Uramortized mark-to-marke?

Unamartized ceferred finarcing costs ;
Totals/Welghted Average

Notes:
(a) Minority interest share of consoldated debt s comprised of 533.7 million at Marbells, 530.1 million at M2, $9.7 millicn at Port Imperial South Garage, and $1.2 millon

ot Pert Imparial South Retail

Balance

$575,000
763,685
$2,344,695

$335612
329,000
$664,612
$3,009,307
{1,837)
(2000
$2,950,465

174 |

$2.915,19

$317.999
404 689
$782,688

Principal
Maturities

467,800
413,067
360,747
380,795

L260708
$2,982,184

$2,982,184

See supporting "Dabt Summary & Maturity Schedule” notes on pagedl.

%

of Total

19.11%
GRA1%
%

11.15%
1093%
n.08%

100.00%

d829%
s
100.00%

Scheduled

Amortization
283
560
550
138
1
1783
14201
$26,178
(1837)
944
{12.004]
$8,281

CLI Company Highlights

Welghted Average

1)
Inteost Rate'

4.09%

129%
186%

319%
Lagh
2.34%

3.53%

4.06%

406%
4,06%

Total Future
Repayments

23
498,390
3617
363,000
W

39
1284476
§3,008,362
{187

%4
(120041
§2,990,465

Welghted Average
Maturity in Years

18
087
19

440

714

114

Weighted Average
Interest Rate !

480
2.06%
4.06%
3.44%
167%
396%
Liay
35%

353%

§ inthoumands




Residential Debt Profile -

Effactive June 30, December31, Dateof
\ender Interest Rate"” 2020 2019 Maturi
secured Construction loans
Marriott Hotels at Port Imperial (F.K.A. Port Imperial 4/5 Hotel) Fifth Third Bank LIBOR + 3.40% 94,000 74,000  04/09/22
Chaselll Fifth Third Bank LIBOR + 2.50% 50,134 24,064 05/16/22
Port Imperial South 9 Bank of New York Mellon LIBOR + 2.13% 28,932 11615 12/19/22
Short Hills Residential People’s United Bank LIBOR + 2.15% 26,749 6431  03/26/23
The Charlotte (FKA, 25 Christopher Columbus) QuadReal Finange LIBOR + 2.70% 12,795 5144 12/01/24
Total Secured Construction Debt $272,610 $124,254
secured Permanent Loans
BLVD 475 (f.k.3. Monaco) ¥ Northwestern Mutual Life 3.15% 165,945 166,752 02/01/21
Port Imperial South 4/5 Retall American General Life & A/G PC 4,56% 3,901 3934 12/00/21
Portside 7 CBRE Capital Markets/FreddieMac 3.57% 58,998 58998  08/01/23
Signature Place (F.KA. 250 Johnson) Nationwide Life Insurance Company 3.74% 43,000 43,000 08/01/24
Liberty Towers American General Life Insurance Company 3.37% 265,000 232,000 10/01/24
Portside 5/6 New York Life Insurance Co. 4.56% 97,000 97,000  03/10/26
BLVD 425 (f.k.a. Marbella) New York Life Insurance Co. 4.17% 131,000 131,000  08/10/26
BLVD 401 (fk.a. M2 at Marbella) New York Life Insurance Co, 4,29% 117,000 117,000  08/10/26
145 Front Street MUFG Union Bank LIBOR + 1.84% 63,000 63,000 12/10/26
Quarry Place at Tuckahoe (F.KA 150 Main Street) Natixis Real Estate Capital LLC 4.48% 41,000 41,000  08/05/27
RiverHouse 11 at Port Imperial (F.KA. Port Imperial South 11) Northwestern Mutual Life 4.52% 100,000 100,000  01/10/2%
Soho lofts New York Community Bank 3.77% 160,000 160,000 07/01/29
Riverwatch New York Community Bank 3.79% 30,000 30,000 07/01/29
Port Imperial South 4/5 Garage American General Life & A/G PC 4.85% 32,353 32600 12/01/29
Principal balance outstanding 1,308,197 1,276,234
Unamortized deferred financing costs (12,555) (13,394)
Total Secured Permanent Debt §1205642  $1,262,890
Total Debt - Residential Portfolio - A §1568,252  §1,387,144
Notes;

See supporting “Debt Profile” motes on page 41,
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Office Debt Profile b

Effective June30, December3l, Date of

Lender Interest Rate 2020 2019  Maturity
Secured Permanent Loans

101 Hudson Wells Fargo CMBS 3.20% 250,000 250,000  10/11/26
Short Hills Portfolio Wells Fargo CMBS 4.15% 124,500 124500  04/01/27
111 River Apollo/Athene 3.90% 150,000 150000  09/01/29
Principal balance outstanding 524,500 524,500

Unamortized deferred financing costs (3,355) (3,610}

Total Secured Debt - Office Portfolio $521,145 $520,8%0

Senior Unsecured Notes: "

4.500%, Senior Unsecured Notes public debt 4.61% 300,000 300000  04/18/22
3.150%, Senior Unsecured Notes public debt 3.52% 275,000 275000  05/15/23
Principal balance cutstanding 575,000 575,000

Adjustment for unamertized debt discount (1,838) (2,170)
Unamortized deferred financing costs (1,094 {1,346)

Total Senior Unsecured Notes, net: $572,068 §571,484

Revolving Credit Fadilities 13 Lenders LIBOR +1.35% 329,000 329,000  01/25/21
Total Debt - Office Portfolio - B 1,422,213 1,421,374

Total Debt - Residential Portfolio - A (from previous page) 1,568,252 1,387,144

Total Consolidated Debt: A+ B=C 2,990,465 2,808,518

Notey:

See supporting “Debe Profile® notes on pagedl.
20200 CLl Company Highlights i}




Consolidated Debt Maturity Schedule

2020
2021
2022
2023
2024
2025
2026
2027
2028
2029

$700,000

§600,000

§500,000

$400,000

$300,000

$200,000

$100,000

$0

§ inthousands
Construction Office Secured Residential Secured Corporate*
. . $169,844 .

$173,067 . . $300,000
526,749 - 558,998 $275,000
$72,795 . $308,000

$250,000 $408,000

§124,500 41,000

$150,000 $322,353

Debt Maturity Schedule

$408,000 I

st.mo $322,353
5175 000 5308.030
0000 * Lo
516‘9 844 SIB.W 553,993 $124,500 $150,000
= $72 795
$26,749 - b .

2020 2021 w022 2023 2024 2025 2026 2027 2028 2029

mConstruction mOffice Secured  mResidential Secured W Corporate®

*Ravolving Credit Facilty is excluded from the table

20 2020
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Unconsolidated Joint Ventures —

CU's Nominal  2Q 2020 ; NOI After ClUShare  CU Share CL NOI After

!mj\rnmz Pfg" |n;5is
Residential
Metropolitan 130 90.0% 25.0% SN1 540,92 5463 §178 $10,198 §74 (635)
Metropolitan Lofts 59 95.6% 50.0% 281 18,200 165 141 9,100 83 10
RiverTrace at Port Imperial 316 9L.5% 22.5% 1,689 82,000 1,031 380 18,450 32 229
Crystal House 825 92.8% 25.0% 3249 161,500 1336 812 40,315 459 456
Riverpark at Harrison 141 97.2% 45,0% 3% 0,192 116 178 13,586 5 49
Station House 38 91.3% 50.0% 11 9,010 564 861 48,005 282 167
Urby Harborside 162 %1% §o0 473 192000 2236 4021 163,200 1901 1836
Subtotal - Residential 2611 93.3% 47.5% S12,777  $620,6%4 $6,411 $6,571 $302,914 $3,083 s2,m
Office
12 Veeeland 139,750 100.0% 50.0% §515 85,431 $463 5158 82,716 $232 $229
Offices at Crystal Lake 106,345 93.2% 31.3% 365 2931 365 114 916 114 103
Subtotal - Office 246,095 97.1% 41.9% $880 $8,362 $828 an §3,632 §346 12
Retail/Hotel
Hyatt Regency Jersey City 31 N/A 200% (193] 100000 (1.932) (566] 20.000 {966] [50)
Subtotal - Retail/Hotel N/A 50.0%  ($1,932)  $100,000 (51,932 (5566) $50,000 (5966) (550}
Total Operating 46.6% S11,725  $729,056 $5,307 $5977  $356,546 $2,463 $3,054
Other Unconsolidated JVs S16%5 632 $1,695 S846 114 $846 58
Total Unconsolidated Jvs ¥ $13,420  §782,648 §7,002 $6823  $377,999 $3300 3,062

Notes;

(a) The sum of property-level revenue, straight-ine and ASC $05 adjustments; less: operating expense, real estate taxes and utilties,

(b) Property-level revenue; less: cperating expense, real estate taxes and utilties, property-level GEA expense and property-level interest expense.

(¢} GAAPNOIat Company's ownership interest in the joint venture property,

(d) NOIAfter Debt Service at Company's ownership interest in the joint venture property, cakulated as Compamy's share of GAAP NOI after deducting Company’s share of the unconsolidated joint ventures’
Interest expense. The Company's share of the interest expanse is 54,075,000 for 20, 2020.

Seo supporting *Unconsolidated Joint Ventures® notes on page 41and Information About Net Operating Incoma (NOI) on page 44,
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TransaCtion ACtiVity § inthousands (incl, per unit

values) except per S¢

Residential Portfolio
Numberof Units/Keys/ Percentage Gross Asset  Price Per  Weighted Average
Location Transaction Date  Bulldings S Leased Value™ Unit / SF Cap Rate
15| itons
Capital Office Park Land Greenbelt, MD 03/27/20 : : : 50,661 :
Total 1Q 2020 Dispositions . . . 59,661 .
10 2020 Acguisitions
Port Imperial North Retal West NewYork, N)  03/12/20 1 3004 662% $15,.200 494
Total 1Q 2020 Dispositions 1 30,745 66.2% $15,200 $494 4.6%
Office Portfolio
Number of Percentage  Gross Asset  Price Per  Weighted Average
Location Transaction Date  Buildings Leased Value" 5 Cap Rate
| S1L40N S
230 & 250 Half Mile Rd, Middletown, NJ 01/03/20 2 57,600
One Bridge Plaza Fort Lee, NJ 03/17/20 1 200000  735% 36,700 184
Total 1Q 2020 Dispositions 3 200000  73.5% $44,300 $184 6.2%
Notey;

(1) Acquisitions list gross purchase prices; dispositions st gross sales proceeds
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Operating Communities - Residential N

« 202020 Percentage Leased: 92.6%
» 202020 Avg. Revenue Per Home: $3,020

Operating Highlights
Avetage  Awenige
Percentape Percentape Revinue  Revenue
Rentable  Avg Yeur leased  Leased  PerMome PerMome KOI*  NGI*  hOI* Dbt
Operating - Resldentlal Location Owoershlp  Apariments g Sie  Comglete | 202020 102020 02000 1000 QX0 102020 YID2020 [falance
Consplicated
Uberty Towers Jersey Cty, NI 1001% 8 63,110 91 2003 912% %B5% $3237  $3.257  SA051  SeA SRES2 5265000
BIVD 425 {fk.a, Marbela) ™ Jersey City, NI MA% i H 9515 8 2008 §93% % 331 333 1858 241 48 13100
EVD 475 {f .2, Monaco) Jersey Cty, NI 1000% sn 45,182 910 m 8BY% 94.5% AN 4% 248 1280 518 165000
EWVD 401 {fx.a. M2) Jersey Cy, N 3% m mm 818 2016 8h5% $B2% 3525 315 1R 20m 3E3 0 100
Soho Lofts Jersey Cty, N 100.07% n “enhr 1M 017 928% L 415 405 2307 40 4T 160000
Everdouse 11 Weehawsen, NI 10010% b ] 25059 849 018 929% W9 1530 3452 1% 188 1 10000
Everwatch New Brunswice, N) 1000% 0 147582 139 197 925% 4.0% 1856 1898 a0 45 oh 30,000
Sgnature Pace at Morrs Palns Morris Falns, NJ 1000% 197 203716 104 018 959% 939% 2651 3188 ECT R B/ 8300
Quarry Plate at Tucahoe Eastehester, NY 100.0% 108 105508 517 2016 912% 1000% 3648 3567 640 IR 11 4,00
Portsde at Bast Per o 7 East Boston, MA 1000% 181 156,081 82 015 954% 9%5.4% 2865  2%4  10M 1080 2084 898
Portsde at Bagt Pier - 56 East Boston, MA 100.0% 56 235078 74 018 9454 97.7% 29 2507 16 1B 357 97,000
145 Fromt at City Sauane Worteter, MA 10004 ¥ k% #z 018 910% 9LE% L L8 U L a4 100
Conolidated 6% 303 ER2 1 ] 1% %.6% 165 101 S8 SESL A L2009
Uy Karhorsde Jersey Cy, N B5.0% 72 474476 623 07 95.4% 9%.2% $3222 83083 HM1 ST 55510 $152000
KverTeace a1 ot Imperal Wiest New Yo, ) 5% 316 25,767 93 014 915% [T 3226 3200 168 1507 3566 8200
Kverbark at karison Karrison, N 0% 141 125458 %0 014 91.2% 91.1% 29 2319 (L 3 01 30,192
Metropa'tan at 40 Parc Marristown, NJ 25004 130 12024 456 2010 S00% 9% J42 35 T PO S R 1 WIn
10507148 Loty Morsistown, NJ S00% 59 54683 921 2018 966% 9%.6% 2% 3m b 39 600 18,200
Station house Washington, 0C SO0% in 90348 68 A015 91.3% 944 213 L 1 IR 34N %6.010
Coystal Faise Arfngton, VA Falc I [5: % T 96 | 9 BH UM 81 M LR 6N 160
Jolnt Ventures sk 251 200079 806 93.5% 0% 800 A S8 Suan SN Selaen
Total Residential - Opeeating Communities " T61% 6524 AT 8N DL6% %.7% $3020  S3028 S1ES6 SA6E)S  S68SIL  SLEES RS
fvetage  Averape
Year |Occupsncy Occupancy ADR ADR  NOI*  NOI*  NOI* Dt
Opecating - Hegels Locatica Ownershlp  Keys Comglece | 20200 102020 202000 1Q010 202000 Q2000 YID2020  Balance
Envue, Autograon Colection Weehaween, NI 100.0% 8 2019 N/A Uy NJA §153 (5919 (55290 (%).448)
Resdente 190 at Port Imperia Weehawien, N 100.0% 164 2018 10074 (2R b1 124 A s (155
Marriott Hotels at Port Imperal 100.0% n 10.0% S2.6% 97 $140 ($960) (5687) (S167) 84000

Hotes:
(a) Percentage keased is shown net of the 27 unis under rancvation at BAVD 475 and the 29 units under rancvation at BLYD 425 as of June 30, 2020.

Sea Information About Net Operating Income on page 44, See supportiag “Openating Communities” notes cn pagedl.
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Operating Communities - Commercial

§inthousands
Operating Highlights
Percentage Percentage
Rentable  Year Leased leased NOI* NOI*  NOI* Debt
Operating - Commerclal Location Ownership Spaces  SF Complete| 202020 102020 202020 1Q2020 YTD 2020 Balance
Port Imperial Garage South Weehawken, NJ  70.0% 800 320426 2013 N/A N/A (S148) 5427 S279  $32,353
Port Imperial Garage North Weehawken, NJ  100.0% 786 304617 2015 N/A N/A (150) 105 (45)
Port Imperial Retail South Weehawken, NJ 70.0% 18,064 2013 69.2% 69.2% 121 121 242 3,901
Port Imperial Retail North Weehawken, NJ  100.0% 8,400 2015 100.0% 100.0% 94 41 135
Riverwalk at Port Imperial West New York, NJ  100.0% 30,745 2008 60.5% 66.2% 105 183 288
Shops at 40 Park " Morristown, NJ 25.0% 50,973 2010 69.00% 69.0% 5169 259 S428 56,067
Total Commercial 80,9% 733,225 69.0% 70.6% $191  §1,136  §1,327 84231

Summary of Consolidated RRT NOI by Type (unaudited):

Total Consolidated Residential - Operating Communities - from p. 28

Total Consolidated Residential - Sold Properties

Total Consolidated Commercial - (from table above)

(1)

Total NOI from Consolidated Properties (excl unconsol. JVs/subordinated interests):
NOI (loss) from services, land/development/repurposing & other assets

Total NOI for RRT (see Information About Net Operating Income on p. 44)*:

HNotes;

Sea Information About Net Oparating Income on page 44,

Qim0
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2Q 2020 1Q 2020

$20,048 §22,851
2 §ﬂ'
$20,070 §23,728
(1,565) (1,010)
$18,505 $22,718




In-Construction Communities

$in thousands

= RRT’s share of projected stabilized NOI will be $54.4 million

Project Capi Capital as of 2Q 2020 Develop Schedule
Third Projected Projected
Apartment MCRC Party Dev Debt MCRC Initial Project Stabilized Stabilized
Community Location Ownership Homes/Keys Costs ebt"!  capital  Capital Costs”  Balance  Capital Start Occupancy Stabilization NOI Yield
Consalidated
RiverHouse 9 Weehawken, M) 100.0% 313 $142,920 592,000 £50,920 - 579,852 528,932 550,920 302018 1Q 2021 40 2021 59,344 6.54%
The Emery Malden, MA 100.0% 326 101,232 62,000 39,232 - 89,366 50,134 39,232 3Q2018 10 2020 10 2021 6,306  6.23%
The Upton Shart Hills, NI 100.0% 193 99,412 64,000 35,412 - 62,161 26,749 35,412 402018 1Q 2021 30 2021 5910 5.34%
The Charlotte lersey City, NI 100.0% 750 469,510 300,000 169,510 - 227,845 72,795 155050 102019 10,2022 40,2023 28,008  5.98%
Consolidated 100.0% 1,582 $813,074 $518,000 $295,074 50 $459,224 5178610 $280,614 $49,658  6.14%
loint Ventures
Capstone at Port Imperial West New Yaork, NJ 40.0% 360 191,770 112,000 35,070 44,700 133,402 53,632 35,070 40 2017 40,2020 10,2022 11,905 6.21%
Joint Ventures 40.0% 360 $191,770 $112,000  $35,070 §44,700 $133,402  $53,632  $35,070 $11,905  6.21%
Total In-Construction Communities 88.9% 1,542 $1,004,844  $630,000  $330,144 $44,700 $592,626  $232,242 $315,684 $61,563  6.15%
2020 MCRC Remaining Capital ~ $194,517  $180,057 \ 514,460
Thereafter MCRC Remaining Capital 217,701 217,701 -
Total Remaining Capital  $412,218 $397,758 514,460
Percentage
Units NO* Leased
Lease-Up Communities Delivered 20,2020 20,2020
The Emery 248 (5228) 61.3%
Lease-Up Communities 248 ($228) 61.3%

Notes:
NOI amounts are projected only. See Information About Net Operating Income (NOI) on page 44.
See supporting “In-Construction Communities” notes on page 41,
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Sin millions

Pipeline Activity and Future Development Starts |

RRT Nominal % Leased As of: Actual/Projected Projected Stabilized Share of Stabilized

Ownership 6/30/2020 Initial Leasing Yield NOI NOI After Debt Service

2020 Deliveries

The Emery 100.0% 46.6% 1Q, 2020 326 6.09% $6.1 $3.4

Capstone at Port Imperial 40.0% 4Q 2020 360 6.10% 11.7 2.8
Total 2020 Deliveries 68.5% 686 6.10% $17.8 $6.2
2021 Deliveries

The Upton 100.0% 1Q 2021 193 5.94% $5.9 $3.2

RiverHouse 9 100.0% 1Q 2021 313 6.37% 9.1 5.2
Total 2021 Deliveries 100.0% 506 6.21% $15.0 $8.4
2022 Deliveries

The Charlotte 100.0% 10 2022 750 5.97% $28.1 $14.6
Total 2022 Deliveries 100.0% 750 5.97% $28.1 $14.6
Total 88.9% 1,942 6.15% $60.9 $29.2
Future Developments Location Units
Hudson Waterfront

Plaza & Jersey City, NJ 680

Urby Harborside Il Jersey City, NJ 796

Plaza 9 lersey City, NJ 279

107 Morgan Jersey City, NJ 800

Liberty Landing Phase 1 Jersey City, NJ 265

Liberty Landing — Future Phases lersey City, NJ 585

Pl South — Park Parcel Weehawken, NJ 298

Pl South — Building 16 Weehawken, NJ 210

Pl South - Office 1/3 ¥ Weehawken, NJ 335

Pl South — Building 2 Weehawlken, NJ 200

Pl North — Riverbend 6 West New York, NJ 383

PI Morth — Building | West New York, NJ 224
Subtotal - Hudson Waterfront 5,655
Subtotal - Northeast Corridor 1,307
Subtotal — Boston Metro 1,164
Subtotal — Washington D.C. 738
Subtotal — Other Options 400
Total Future Start Communities 9,264

Notes:

NOI amounts are projected only. See Information About Net Operating Income (NOI) on page 44.
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Roseland Balance Sheet ey

ASSETS

Rental Property

Land and leasehold interests $326,797 $322,792
Buildings and improvements 1,870,150 1,811,505
Tenant improvements 2,658 1,981
Furniture, fixtures and equipment 76,616 72,224
Land and improvements held for development 296,858 292,350
Development and construction in progress 523,557 396,391
Total Gross Rental Property 3,096,636 2,897,243
less: Accumulated depreciation (120,350) {90,627)
Net Investment in Rental Property 2,976,286 2,806,616
Assets held for sale, net . .
Total Property Investments 2,976,286 2,806,616
Cash and cash equivalents 9,294 8654
Restricted cash 9,709 10,520
Investments in unconsolidated JV's 192,709 201,724
Unbilled rents receivable, net 2,015 2,745
Deferred charges & other assets 45,554 47,749
Accounts receivable, net of allowance 3,991 1,401
Total Assets $3,239,558 93,079,409
UABIUTIES & EQUITY

Mortgages, loans payable & other obligations $1,568,251  $1,387,144
Note payable to affiliate 19,000 19,300
Accounts pay, accrued exp and other liabilities 101,458 85377
Rents recv'd in advance & security deposits 6,763 6,569
Accrued interest payable 4,165 3,950
Total Liabllities 1,699,637 1,502,340
Redeemable noncontrolling interest - Rockpoint Group 456,631 451,058
Noncontrolling interests in consolidated joint ventures 46,515 47,064
Mack-Cali capital 1,036,775 1,078,947
Total Liabilities & Equity $3,239,558  $3,079,409
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Roseland Income Statement

0200

$inthousmnds
(unaudited)
202020 1Q2020 4Q2019 3Q2019 202019
REVENUES
Base rents $31,190 $33013 534919  $342%2 $29,424
Escalation and recoveries from tenants 1218 1,080 1223 1377 1,442
Real estate services M 2,949 2,99 1,450 1,439
Parking income 1,49 2,990 3,366 3,240 3,004
Hotel income m 1625 4139 3,325 2,094
Other income 847 1,189 1,056 942 929
Total revenues $38234  S42816  S47698 544,566 $38332
EXPENSES
Real estate taxes 86,212 $6,283 56,082 85,664 44,967
Utilities 1,376 1633 1,216 1,712 1,461
Operating services 81n 8,200 8,982 9,739 7135
Real estate service expenses 3,035 3,673 3,703 1,961 1,937
General and administrative 3,250 2,893 33 3,055 3,484
Depreciation and amortization 15,309 21,067 22,564 17,228 14,897
Land and other impairments 4,856 175 1,035 2137 2,499
Total expenses $42,310 $44,014 546,959  $41466  $36380
Operating Income (S4,076)  (51,168) §739 $3,100 $1952
QTHER (EXPENSE) INCOME
Interest expense ($9,164)  (58909) (510,363)  (510330)  ($9.218)
Interest and other investment income (loss) 6 1 844 152 151
Equity in earnings (loss) of unconsolidated joint ventures (569) (590) 2,207 (420) (600)
Gain on change of control of interests . . . . .
Realized gains (losses) and unrealized losses on dispasition 113,787 210
Gain on sale of investment in unconselidated joint venture . . .
Gane on sale of land/other 764 (44) 2%
Gain (loss) from early extinguishment of debt, net
Total other income (expense) (59,727)  (58,734) 5106521  (510,302)  (59.397)
Net income (loss) (613,803)  (59,902) $107,260  (57,202)  (57,445)
Noncontrolling interest in consolidated joint ventures $447 5176 5140 5405 5846
Redeemable noncontrolling interest (6,016) (6,016) (6,015) (6,015) (4,551)
Net income (loss) available to common sharcholders (19,372)  (815742) 5101385  (512,812)  (511,150)
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Property Listing

Avg, Base Rent 20, F athons Current
Location Total 5 Leased SF % Leased + Escalations ) Asking Rent
101 Kadson Jersey Cry, NI 1,246,283 1,069,941 B5.0% $38.89 21,135 be ] 54596 §41.00
Karborsde 24 3 Jersey Cty, NI 1487202 1,237,689 832% 3925 16,130 1% 3258 4300
Harborside da Jersey Cty, NI 231 556 231,85 100.0% 1566 . 0% . 4400
Harborside § Jersey Cty, NI 9.5 551,340 6.4% W0a 17678 b | 4050 45.00
111 River Qeeet Fonoken, NJ S66.215 463,677 BLE% 154 - 4 . 5200
Total Waterfront 4508501 1,544,503 6% $39.08  s49a 1% Sy $46.59
101 Wood Avenue S beln, NI 62181 262,841 100.0% un ' 0% ' 31.00
%9 Woos Avenue S bela, NI 171588 222,281 81.7% EPAE] ' 0% : 31.00
381 Main Street Wooeardge, NI 10000 200,000 100.0% ELR Y] . % . 1200
333 Thoeaall Steeet tgison, NI 196,128 170,698 8700 3651 . % . 11,00
43 Thoenall Steeet teison, NI 195,104 180,694 92.3% 16,53 19676 10% 360 §00
150 X Parioway Short Hills, NI 1Al 160,636 b4 9% s 235 10% 3905 48.00
51 JFK Parkway Short Hills, NI 260,731 234942 90.1% 5439 11242 4% 5539 55.00
101 JFX Parioway Short Hills, N 197,156 194111 58.4% LR . 4 . 4500
103 X Parioway Short Hills, NI 123,000 123,000 100.0% 4310 . (] , H0
Total Class A Suburban 1,955,019 1,749,213 0.5% $39.86 5443 N $40.09 4159
1Gira'da Farms Magson, NJ 154417 149,145 97.0% $40.52 ' % . $31.00
1Gira'da Farms Mag son, NJ %514 142,136 E0.1% 16,48 ' 0% ' 31.00
4 Campus Driwe Pasy apany, NI 141415 82,910 59.6% 16,63 3426 be ] 1059 4150
b Campus Drive Pasy ppany, NI 1419 98,594 6.5% 677 . ] ' 2150
! Campus Drive Pary ppany, NI 14,355 "1 6.1% {680 . % ' 2150
B Campus Drive Fary ppany, NI 15,265 161,826 2% s ‘ 0% ‘ 13.00
§Camaus Drive Parsipaany, NI 156,453 141,599 90.5% 3n 8478 5% 218 2150
1 Syivas Way Parganany, NI 150,357 122,938 8174 3420 . 0% . 1300
§ Sylvan Way Paryppany, NI 147,141 91,851 b2 &% nn . 0% . 1300
§ Syivan Way Pary ppany, NI 151,383 149,21 98.6% 10,76 18,79 12% 216h 13,00
1 Syvan Way Paryppany, NI 14558 185,983 100.0% jla . 0% . 1300
4 Gatehall Drive Parsipoany, NI 4G 480 147,778 59.5% 8.1 . 0% . 000
1 HitonCount Parsippany, NI 181,592 181,592 100.0% 4264 . (4 . 1200
1 Dryden Way Parypoany, NI 6216 6,216 100.0% 18,80 . 74 . 16.50
100 Schuit? Drive Red Ban, N 100,000 28,506 B5% .10 ' 0% ' 30,00
200 Stz Drive Red Bang, N 102m8 87,519 25.8% n’n ' % . 10.00
1 River Ceater 1 Red Baak, N 12,59 119,622 97.6% 2.0 1,107 &4 2685 10.00
1 River Ceater 2 Red Baa, N 120,380 120,350 100.0% EPET) . (17 ' 10.00
1 Rver Ceater § Fed Bank, N 194,518 1,572 19.4% .28 . % . $0.00
100 Overloo’t Center Prineeton, N) 149,600 140,583 S4.0% nn ' 0% . 1200
5 Vaugha Drive Princeton, NI %500 39,169 954 0.4 9812 10% ek i) 30.00
7 Maa et Holméel, N) 350,000 350,000 100.0% 181 . 74 . 18.50
325 Columbia Turmpia Hloham Parg, NI 168,184 165,39 98.4% anz 16,165 10% W16 30.00
Total Suburban 3,650,198 2,826,441 4% $2989 64384 b §2555 $30.06
Total Core Office Portfolio " 10,114,078 8,120,157 80.3% S8 113766 B $3476 $39.66
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Leasing Activity

For the three months ended June 30, 2020

Pet Leased Impact of Impact of Pet.Leased  Sq.Ft.Lleased  Sq. Ft. Leased . R

3/31/2020  Acquisition/Disposition ing Activi 6/30/2020  Commercial Service Unleased
Waterfront 7185% 0.0% 0.2% 18.6% 333,413 208,090 954,208
Class A Suburban 90.1% 0.0% {0.6%) 89.5% 1741215 1998 205,866
Suburban 19.6% 0.0% 2.4% 12.8% 2131762 88679 823,757
Subtotals 81.1% 0.0% (0.8%) 803% 7,815,390 304,767 1,993,921
Non-Core 103% 0.0% 0.0% 103% 1084 2860 46,943
TOTALS 809% 0.0% (0.8%) 80.1% 7923812 307,627 2,040,564

For the three months ended June 30, 2020

Number of L[F] Sq. Ft. Sq. Ft. Renewed Average Weighted Avg. Wid. Avg. Wid. Avg. Costs

Transactions 5. K. New Leases and Other Retained Sq. Ft. Term (Yrs) Base Rent ($)' ' $q.Ft. Per Year ($)
Waterfrant 2 54,734 10,512 44,20 21,367 29 $35.73 SL.4
Class A Suburban 4 89,380 89,380 22,345 40 4357 442
Suburban 2 los : 090 sl 3 221 158
Subtotals™ ] 155,054 10512 144,542 19,382 35 $39.80 $4.07
Non-Core . : : . . : . :
TOTALS 8 155,054 10,512 144,502 19,382 35 $39.80 $4.07

Hotes;

(1) Inclusie of ascalations.
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Leasing Rollforwards

For the three months ended June 30, 2020

Pet. 5q. Rt Inventory Leased Sq. Rt. Net Sq. Rt Pet.
Leased  Inventory Leased Acquired/  Acquired/  Expiring/  Incoming Leasing Inventory Leased Leased
3/31/2020  3/31/2020  3/31/2020  Disposed  Disposed  Adj.Sq.Rt.  Sa.ft. Activity  6/30/2020  6/30/2020  6/30/2020
Waterfront 78.5% 4508801 3,531,207 (47,498) 54,734 123 4508801 3544503  7Be%
Class A Suburban 90.1% 1955079 1,761,590 (101,757) 89,380 (12377) 19550719  1,749213  89.5%
Suburban 19.6% 3650198 2904179 : : 88678 10940 (77,738 3650198 2820441  714%
Subtotals 81.1% 10,114,078 8,203,036 . « (237,933) 155,054 (82,879) 10114078 8,120,157  803%
Non- Core 20.3% Lg% - - - : s L2k L9 g%
TOTALS 80.9% 10272313 8314328 . - (237,933) 155,054 (82,879) 10272313 8231449  80.1%

For the six months ended June 30, 2020

Pet. Inventory Leased Sq. Ft. Net
Leased Inventory Acquired/  Acquired/  Expiring/  Incoming Leasing  Inventory
12/31/2019  12/31/2019 Disposed  Disposed  Adj. 5q. Rt. . Activit
Waterfront 11.6% 4,508,801 3,510,085 (71,538) 105,986 344 4508801 3,544,503 18.6%
Class A Suburban 89.7% 2,155,079 1932953 (200,000 (147 899) (172,635) 136,794 (35841) 1955079 1749213 80.5%
Suburban Do% 360,108 2884391 ) o 43464 85514 [57950] 3650098 2826441  TLd%
subtotals ™! 80.7% 10,314,078 8327399 (200,000)  (147,899) (387,637) 328,29 (59,343) 10,114,078 8,120,157 80.3%
Nen-Cere 70.3% 15823 111292 i ; : i SI1S823 ML 70.3%
TOTALS 80.6% 10,472,313 8438691  (200000)  (147,899)  (387,637) 328,29 (59,343) 10272313 8231449  80.1%

202020 CLI Office Portfolio £




Top 15 Tenants

Percentage of

Annualized Company Square Percentage Year of

Numberof  Base Rental Annualized Base Feet Total Company Lease

Properties Revenue ($)" Rental Revenue (%)”  Leased  Leased Sq. ft. (%) Expiration
Merill Lynch Pierce Fenner 2 $11,002,126 4,1% 421,570 5.3% (3)
John Wiley & Sons Inc, 1 10,888,238 4.1% 290,353 3.7% 2033
MUFG Bank LTD. 2 10,189,469 3.8% 242,354 3.1% (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 2.2% 2023 (5)
D Ameritrade Sevices Co. 1 6,894,300 2.6% 193,873 24% 2021 (6)
E-Trade Financial Corporation 1 5,290,600 2.0% 132,265 1.7% 2031
Investors Bank 3 5,242,253 2.0% 144,552 1.8% N
KPMG LLP 2 5,224,111 1.9% 120,947 1.5% (8)
Vonage America Ing., 1 4,826,500 1.8% 350,000 4.4% 2023
Plymouth Rock Management Co. 1 4,351,725 1.6% 129,786 1.6% 2031
Arch Insurance Company 1 4,326,008 1.6% 106,815 1.3% 2024
Alacer Corporation (fka Plizer Inc.) 1 4,306,008 1.6% 113,316 1.4% 2025(9)
Sumitomo Mitsui Banking Corporation 1 4,156,989 1.5% 111,105 1.4% 2037(10)
ICAP Americas Holdings 2 4,079,450 1.5% 121811 1.5% (11)
Totals 95,293,678 35.5% 2,842,987 35.7%

Notes:

Sea supporting “Top 15 Tenants” notes on page 42.
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Lease Expirations

Percentage of Total Average Annualized Base
Net Rentable Area  Leased Square Feet Annualized Base Rent Por Net Rentoble  Percentage of Annual
Year of Expiration/Market Numberof  Subject to Expiring Represented by Rental Revenue Under  Square Foot Represented  Base Rent Under
wpiring™!  Leases (Sq. fr)®  Expiring Leases (%) Leases (§) ™ by Expiring Leases ($)  Expiring Leases (%)
2010
Waterfront [ §4543 07 2,093,685 3311 08
Class A Suburban [ 54,439 0.7 2,063,322 3790 07
Suburban i B4.384 038 1568 231 243 06
Subtotal bi] 173,766 22 5,125,238 3295 21
N ot 2 828 o 1089 %9 o
TOTAL - 2020 5 179,001 23 5,866,088 wn 22
2021
Watedfront 19 152853 50 14,451,782 3678 54
Class ASuburban 13 107,157 14 4,652,991 a8 17
Suburban pi} 228,760 29 663,032 289 P
Subtotal 55 128,870 93 25,735,805 3531 96
Non-Core 4 $2.500 08 1,793,786 257 07
TOTAL=2021 59 796,370 101 21,529,591 34.57 103
2022
Waterfront 12 102,207 13 3,970,289 3831 15
Class ASuburban 15 137375 17 4,748.34 3456 18
Suburban 28 203283 31 4500301 205 i
Subtotal % 532,565 6.7 17,239,514 3235 65
N Core 4 15607 08 R0 a8 (¥
TOTAL=2022 60 568,662 72 18221911 3204 68
1023
Waterfront i1 324360 41 12,105,671 Pk )] 45
Class ASuburban 17 340,122 43 13,173,072 873 49
Suburban B 007 108 21765800 LX), 81
Subtotal 61 1,522,489 192 47,042,543 1090 175
Non-Core . : . A : .
TOTAL=2023 61 1,522,489 192 47,042,543 3090 175
2024
Waterfront 3 24673 30 5,403,418 4007 35
Class A Suburban 16 28175 27 9,741,478 4465 16
Suburbar 29 205299 31 8477795 87 32
Subtotal 58 748,147 94 217,622,691 1692 103
Non-Core : . : : . :
TOTAL-2024 58 148,147 94 27,622,691 1692 103
Notes:

See supporting “Explrations” notes on paged2.
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Lease Expirations (Cont.)

Percentage of Total
Net Rentable Area  Leased Square Feet
Year of Expiration/Market Numberof  Subject toExpiring  Represented by
)™ Expiring Leases (%)
2025
Waterfront 8 110,855 4
Class A Suburban 16 196,267 25
Suburban 9 200,893 25
Subtotal 33 508,015 64
Non Core : :
TOTAL = 2025 33 508,015 64
2026 AND THEREAFTER
Waterfront 52 2,116,322 6.7
Class A Suburban 30 689,742 8.7
Suburban 51 199,302 100
Subtotal 133 3,605,456 454
Non Core - - .
TOTAL= 2026 AND THEREAFTER 133 3,605,456 454

Expirations by Type

Percentage of Total
Net Rentable Area  Leased Square Feet

Year of Expiration/Market Numberof  Subject toExpiring  Represented by
Leases Expiring Expiring Leases (%)

TOTALS BY TYPE
Waterfront 1 3336413 422
Class A Suburban 113 1,143,211 220
Suburban 18 2.740,018 4.4
Subtotal 419 7,819,708 986
Non Core 10 108432 4
Totals/Weighted Average 429 7,928,140 1000
Notes;

Annualized Base

Rental Revenue Under
) k)

Expiring Leases (§

3,244,242
7,135,100
6,946,269
17,325,611

17,325,611

16,771,981
24,651,9%

23,359,590
124,783,513

124783513

Annualized Base
Rental Revenue Under

i
¢ Leases () %)

Expirin

122,041,674
66,166,223
17,261

265,474,915

4917.08
$268,391,948

Average Annualized Base

Rent Per Net Rentable Percentage of Annual
Square Foot Represented  Base Rent Under

by Expiring Leases (5)  Expiring Leases (%)
2927 12
3635 2]
3458 26
34.10 6.5
34.10 6.5
36.28 28,
504 9.1
2022 86
34,61 464
3461 464

Average Annualized Base
Rent Per Net Rentable
Square Foot Represented

Percentage of Annual
Base Rent Under

by Expiring Leases (5)  Expiring Leases (%)
36.58 56
3% 245
820 28
3395 99
2690 Ll
3385 1000

See supporting " Expirations” notes on paged.
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Appendix

% Inthousands

Key Finandial Matrics - (Page §|
Furds from aperatons [“FRC") i calculated in aecocdance with the definition of th Natiosal Association of Al Bitate Investrent Trustt |MAREIT). Seep.id*iaformition About FRO, Coce RROR ARFD".
{1l Includes any cutstanding preferred units presented on a convened bast it commen unts, noncantraling Interests in consoldated Joint ventures and redeemable nencontroling interests,
i) Net Dbt to ERITDW results are nepresent compigtion of the Uberty Towers-Overiook Fidge 2021 echange.
Balance Sheet - (Fage 11
{1 Includes mark-terafoet ase intangibie net assets of SE2 998 and markto-market lease intangibié net Babities of 538 5304%of 202020,
Debt summary & Futurg Repaymants Schedus « (Fage 21)
The setusl wtighted sverage LIBOR rate for the Company’s outemanding variabie fate debt wad 0 18 pesent 4 of une 30, 2020, pius the Appicable shread.
ff  Exchides amortied defered financing costs primariy penaining 1o the Company’s unsecured revotving credi faciity which amounted 19 5575851 for the three months ended June 30, 2020
Dbt profi - [Pages 23-33)
[i  Effective rate of dedt, inchding defemed fnancing costs, comprised ofthe cast of terminated treasiery hock agreements [if amy), debrintation costs, mark-to-market adiurment of acguired debt and ciher
fransaction costs, as appicable.
[ Semor unsecured debt s ated Bi-fBaZ BB by SEP, Moody's and Fitch respactively.
B Gostof termingted treasuey lock agreements [Fany), offering and other transaction costs and the discount/premium on the notes, a5 appicable,
[4 Subsequentts quamer-end, the Company executed B term sheetfar B new S185 millian, seven-yaarlonn with its current lender onthe BLUD4TS [f ke Manaen)ta reploce M exming debt effective in

4420

Unconsolidated loint Venturds - [Fage 25]
AMBURTS neprasent the Company's share based on cunerhip perentipe.
{1 Unconsohdated ot vienmue reconciation s as folows:

0 2000
Eequity it Enrninge of Unconsohiated Joint Vestures 8544
Unconsoldated Joint Venture Fungs from Operations 3057
Joint venture Share of Add-Back of feal Estate-neiated Depreciation 4008
Mingeity Interest in Consoldated Joint Vienture Share of Depreciation (58l
ESITDA Depreciation Add-Back £3,359

Gperating Commusites - |2age 28]

l3  Ungonsoidated joint ventare income represanted at 200% venture NOI, See Information on Net Operating Incame [NG1) on pagedd
[ asof June 39, 2020, Pradty Captal induded Metropoltan it 520,914,422 |Prudental].

3 Eechides appeoimatety 128,000 5F of ground foar rerail,

in-Lonutruction Communities - (Fage 10)

[3  Fepresents maimum loan procesds

[ Represents development costs funded with debt or capital a5 of June 30, 2020,

Pipgling activity and Future Developmant Starts - (Fage 31)

§)  Cumently approved for apprommatey 290,000 square feet of office space,

102020 1




Appendix - Continued

Property listing - (Page 35

= e~

18]

it
W

Inclodés annualized base rental revenug pius escalations for square footage leased to commercial and retail tenants only, Excludes leases for amenity, parking and montheto-month tamanty, Annuafized base renta
PEVERUE Pt B3CRlAtans | Bated on ATTull June 20200 ngt Tty 12, For ased whats rent tommences Bfer July 1, 2000 annuakied base renral nevenis o based on the first ful manth's b g times 12 a8
annualzed base rental revenue s not derived from historical GAAP resuls, histoncal resufts may differ from these sef forth above.
Average bass rents + escalations refiect rental values on a triple nit bass,

Ehides nan-cone Bold Mg H‘;E‘IH Tar gale a1 158, 235 OF: enpiudes consabdated repottan NEs aken offine 1m I 540 578 5F. Toml consabdated office Hl'["# o of 10,812 B31 5F.

Tup 15 Tenants - (Page 32|

Annyglzed base renal revenue is based on aonual June 2020 bifings tmes 12, For leases whase rent commences aher July 1, 2020, annualzed base rental revenue is based on the first full manth's bling times 12,
&5 annalzed base rental revenue i not darved from historical GRAP resuits, histoncal results may differ from those set forth abovs,
Répreients the pascartage of space lenied Brd annuB] BaLe rental revenue 1 commercial tenaRt any,

33,363 square feet expre in 2021; 388,207 square feet expie in 2027,

5,004 square feet expire in 2021; 237,350 square fest wopirg i 2029

Space expres Decernber 3, 2022

148,651 square feet expire December 31, 2020; 44,222 square feetexpine December 31, 2021

&, 256 square fiet dpire in 2022; 82 938 iqulrne fedt dopine in 2026; 56,360 squane feét expie in 2030,

£6, 606 sguare feet expire i 2024; 54, 344 square feet expire i 2026,

Space wipews December 31, 2024

Spuck expied Decerber 11 2018

£3,372 square feet explve in 2023; 21, 112 square feet expere i 2025; 37,387 square feet expire in 2033,

Expiraions - [Fages 1540

20 2020

Inchudes office & standalone retall peoperty tenants ony. Excludes heases for amenfty, retal, patk ng & monthto-manth tenants. Sometenants have mutipe leases,
Feconciiation to Company's total et rentable squane footage i a3 folows

uare Fest
Squre footage leased to commercial tenants 7921822
Souarne fm:a:e used for corporate offices, Management offices, by iding use, retail tenants, food services, other ancilary service fenants and cecupancy AERETMENTS 0767
Square footage unieased 2,040 854
Total net rentable square footage (excuding ground leases) 10,27 313

annialkzed base rental revenue « bated on aonal June 2020 b Ngs TFes 12. For leases whose rent commenges after oy 4, 2020 annuakzes base rental revenie i based on the first full manth's b g Tames 1L
A5 armaized baserental revenue i not defved from historical GAAR resuits, historical results may differ from those set forth abave,

Inchudies leases in effem a9 of the perad end date, same of which RBve commentement dates in the future, Bnd eases & NNg June 50, 2020 ARErepatng 18 457 squnre feet ind PeprBEfmng ARAUREIED Biase ent
of 5447,083 for which no rew leases were Sgnad.
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Global Definitions

Qo

Avarage Ravenys Per Home; Calculited as total apartment revanue for the quarter anded
Saptember 30, divided by the avarage percent occupled for the quarter ended September
30, 2018, divided by the number of apartments and divided by three.

Consolldated Operating Communities. Wholly owned communities and communities

whereby the Company has a controlling interest.

Class A Suburban: Long-term hold office proparties in targeted submarkets, formerly
defined as Urban Core,

Flox Parks: Primarily office/flax propartias, including any office buildings located within
the respective park.

Future Development. Represents land inventory currently owned or controlled by the
Company,

Identified Repuiporing Communities: Communties net currently cwned by RRT, which
have been identified for transfer from Mack-Calito RAT for residential repurposing.

In-Constryction Communities: Commundties that are under construstion and have not yet

commancad initial lating aithvities,

Lease-Up Communities. Communities that have commenced intial operations but have
not yet achiwved Project Stabllzation.

MCRC Capital: Represants cath aquity that the Company has contributed of hat a future
obligation to contributa to a project.

MNet Assat Value (NAV) The metric represents the net projected value of the Company's
Interest after accounting for all priority debt and equity payments. The metric includes
capital invested by the Company,

Non-Core; Proparties designated for eventual sale/dispesition or
repoiitioning/redevelopment.

Operating Communities: Communities that have achieved Project Stabiization.

Predevelopment Communities; Communities where the Company has commenced

predevelopment activities that have a nearterm projected project start.

Project Complation: Asevidanced by a cortificate of complation by a certflad architect or
Isswance of a final or temporary certificate of occupancy.

Project Stabilization: Laase-Up communities that have achieved ovar 95 parcentage
leased for six consecutive weels.

Prolected Stabllized Yield: Represants Projected Stabilized Residential NOI dhided by
Total Costs. See following page for “Projected Stabllzed Residential NCI* definition.

Beputpesing Communities. Commarcial holdings of the Company which have been
targated for razoning from their axtsting office to new multi-family use and have a

likalihood of achiaving desired rezoning and project approvals.

Subordingted Joint Ventures: loint Venture communities where the Company's

ewnership distibutions are subordinate to paymant of priority capital praferred returns.

Suburban; Long-term hold cffice proparties (excluding Class A Suburban and Waterfront
lecations); formerly defined as Suburban Core

Third Party Capital. Captalinvested by third parties and net Mack-Cali

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

Waterfront: Office assets located on NI Hudson Rhver waterfroat.




Information About Net Operating Income (NOI)

$nthousands
Reconciliation of Net Income (Loss) to Net Operating Income (NOI) imew:
2Q 2020 1Q 2020
Office/Corp Roseland Total Office/Corp  Roseland Total

Net Income (loss) (19,131) ($13,803) ($32,934) ($27,942)  ($9,902) ($37,844)
Deduct:
Real estate services income (44)  (2,71]) {2,755) (44) (2,949) (2,993)
Interest and other investment loss (income) (1) {6) (7 (32) (1) (33)
Equity in {earnings) loss of unconsolidated joint ventures 3 569 946 118 590 708
General & Administrative - property level . (1,158) {1,158) . (973) (973)
Gain on change of control of interests . . . . . -
Realized (gains) losses and unrealized losses on disposition 11,929 - 11,929 35,661 . 35,661
(Gain) loss on disposition of developable land . - - (4,049) (764) (4,813)
Gain on sale of investment in unconsolidated joint venture . . .
(Gain) loss from early extinguishment of debt, net
Add: ;
Real estate services expenses 50 3,035 3,085 48 3,673 3721
General and administrative 14,014 3,250 17,264 12,930 2,893 15,823
Depreciation and amortization 12,032 15309 27,341 14,182 21,067 35,249
Interest expense 12,755 9,164 21,919 13,316 8,909 22,25
Property impairments . . . . . .
Land impairments 13,443 4,856 18,299 5,088 175 5,263
Net operating income (NOI) $45,424 518505 563,929 $49,276  S22,718  $71,9%

Definition of: Net Operating Income (NOI)

NOI raprasents total ravanues ss total operating expanses, a3 reconcied to net income above. The Company considars NOI to be a meaniagful non-GAAP financal mexiure for making decisions and
assassing unlevered parformance of its property types and markets, as it relates to total raturn on assets, a3 oppoted to levered return on equity. As properties are considered for sale and acquisition
based on NOI estimates and projections, the Company utilzes this measure to maka ivvestmant decisions, as wall as compare tha parformance of its assets to those of its pears. NOI should not be
considered a substitute for nat income, and the Company’s use of NOI may nat be comparabla to similarly titled measures used by other companies. The Company cakulates NOI before amy allocations to
noncontrolling intarests, as thota intarests do not effect the overall parformance of the individual assats being measured and assessed.
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I RER ING FORWARD-LOOKING STATEM|
The Company considers portions of this information, 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. The Company Intends such forward-looking statements to be covered by the safe harbor provisions for forward-looking statements
contained In Section 21€ 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 dentilied by the use of words such as “may,” “will,” “plan,” “potential,” “projected,” “should,”
“mxpedt,” “anticipate,” “estimate,” "targat”, “continue” or comparable terminology. Forward-ooking 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 the Company believes that the expectations reflected in such forward-looking
statemnents are based upon reasonable assumptions at the time made, the Company can give no assurance that such expectations will be achieved, Future events and actual results,
financial and etherwise, may differ materially from the results discussed in the forward-looking statements. Readers are cautioned not to place undue reliance on these forward-looking
statements,

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

-risks and uncertainties affecting the peneral economic 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 obtain or maintain debt financing secured by our
properties of on an unsecured basis;

+he extent 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;

<hanges in the supply of and demand for the Company's properties;

<hanges in interest rate levels and volatilty in the securities markets;

+The Company’s ability to complete construction and development activities on time and within budget, including without limitation abtaining regulatory permits and the availabiity and
cost of materials, bor and equipment;

forward-looking financlal and cperational infermation, Including information relating to future development projects, potential acquisitions or disposiions, leasing activities,
capitalization rates and projected revenue and income;

«changes in operating costs:

«The Company’s abilty to obtain adequate insurance, including coverage for terrorist acts;

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

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

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

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, incuding 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.

For further information on factors which could impact us and the statements contained herein, see Item 1A: Risk Factors in MCRC's Annual Report on Form 10-K for the year ended
December 31,2019, We assume no obligation to update and supplement forward-looking statements that become untrue because of subsequent events, new information or otherwke,

This Supplemental Operating and Financial Data is not an offer to seéll 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 information in this Supplemental Package 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 MCRC for the same period with the Securties and Exchange Commission (the “SEC*) and all of the MCRC's other public filings with the SEC (the
“Public Filings™). In particular, the financial information contained herein & subject to and qualffied by reference to the financial statements contained in the 10-Q, the footnotes thereto
and the limitations sét forth therein. Investors may not rely on the Supplemental Package without reference to the 10-Q and the Public Filings. Any investors' receipt of, or accessto, the
information contained herein is subject to this qualification.
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Exhibit 99.2
MACK-CALI REALTY CORPORATION
NEWS RELEASE
For Immediate Release

Mack-Cali Realty Corporation
Reports Second Quarter 2020 Results

Jersey City, New Jersey — August 3, 2020 — Mack-Cali Realty Corporation (NYSE: CLI) today reported its results for the second quarter 2020.
SECOND QUARTER 2020 HIGHLIGHTS

- Reported net income (loss) of $(0.41) per diluted share for the second quarter 2020 as compared to $(0.43) per diluted share for the second quarter 2019; and net income
(loss) of $(0.88) per diluted share for the six months ended June 30, 2020, as compared to $2.24 per diluted share for the same period in 2019;

- Achieved Core Funds from Operations per diluted share of $0.28 for the second quarter 2020, as compared to $0.40 for the second quarter 2019;

- Roseland's 6,524-unit multifamily stabilized portfolio was 92.6% leased at June 30, 2020, with an average rent of $3,020 per unit;

Roseland's same-store portfolio, consisting of 4,838 units, experienced a 10.2% decrease in NOI over second quarter 2019. Over the same period, revenues decreased 5.2%,
and expenses increased by 3.5%. Excluding a revenue write-off from a single corporate apartment provider of $0.9 million, same-store NOI would have been a decrease of
5.0% ;

Roseland continued lease-up activities at The Emery at Overlook Ridge in the second quarter with 248 units delivered to date. As of July 27, 2020, delivered units were 81%
leased;

Leased 155,054 sq. ft. of commercial space: 54,734 sq. ft. on the Waterfront, 100,320 sq. ft. in class A suburban and suburban; growing Core portfolio office rental rates by
3.4% on a cash basis and 12.9% on a GAAP basis;

Core office portfolio was 80.3% leased, with the Waterfront at 78.6%, class A suburban portfolio at 89.5%, and Suburban at 77.4% leased at June 30, 2020;

The Company's office same-store portfolio, consisting of 4,508,801 sq. ft., experienced a 13.4% increase in Cash NOI and a 3.6% decrease in GAAP NOI in the second
quarter 2020 over the second quarter 2019;

Office collections averaged 96% in the second quarter 2020 and are 98% in July 2020; Residential collections averaged 98% in the second quarter 2020 and are 99% in July
2020;

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

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

MaryAnne Gilmartin, Mack-Cali Board Chair and Interim Chief Executive Officer stated, “As the Board embarks upon its search for a permanent CEO, my focus will be to
continue operating the Company at the highest level. We remain committed to ensuring that our tenants, our communities, and our team remain healthy as we work to overcome
the challenges associated with the COVID-19 pandemic. Certainly our business and our results have been affected. In my time as a member of the Board, I have come to
appreciate that we have a very talented and engaged team that is highly committed to ensuring the ongoing success of the Company. We have great assets, strong operations,
and a solid financial core. In the coming quarters, my focus will be to empower the organization to provide excellent service to our tenants, dispose of non-core assets, collect
rents, retain tenants and lease up our New Jersey waterfront properties in order to build long-term value for our shareholders.”




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

Net income (loss) available to common shareholders for the quarter ended June 30, 2020 amounted to $(34.9) million, or $(0.41) per share, as compared to $(22.1) million, or
$(0.43) per share, for the quarter ended June 30, 2019. For the six months ended June 30, 2020, net income (loss) available to common shareholders equaled $(74.8) million, or
$(0.88) per share, as compared to $222.4 million, or $2.24 per share, for the same period last year.

Funds from operations (FFO) for the quarter ended June 30, 2020 amounted to $5.0 million, or $0.05 per share, as compared to $32.9 million, or $0.33 per share, for the quarter
ended June 30, 2019. For the six months ended June 30, 2020, FFO equaled $34.7 million, or $0.35 per share, as compared to $72.5 million, or $0.72 per share, for the same
period last year

For the second quarter 2020, Core FFO was $28.0 million, or $0.28 per share, as compared to $40.0 million, or $0.40 per share for the same period last year. For the six months
ended June 30, 2020, Core FFO equaled $61.3 million, or $0.61 per share, as compared to $80.9 million, or $0.80 per share, for the same period last year.

OPERATING HIGHLIGHTS
Office

The Company's consolidated Core office properties (including Discontinued Operations) were 80.3 percent leased at June 30, 2020, as compared to 81.1 percent leased at
March 31, 2020 and 79.8 percent leased at June 30, 2019.

Second quarter 2020 same-store GAAP revenues for the office portfolio decreased by 5.3 percent while same-store GAAP NOI decreased by 3.6 percent from the same period in
2019. Second quarter 2020 same store cash revenues for the office portfolio increased by 4.3 percent while same store cash NOI grew by 13.4 percent from 2019. Same store
cash revenues and same store cash NOI exclude straight-line rent and FAS 141 adjustments.

For the quarter ended June 30, 2020, the Company executed eight leases at its Core office portfolio, totaling 155,054 square feet. Of these totals, one lease for 10,512 square
feet (6.8 percent) was a new lease and seven leases for 144,542 square feet (93.2 percent) were lease renewals and other tenant retention transactions.

Rental rate roll-up for the Core portfolio for second quarter 2020 transactions was 3.4 percent on a cash basis and 12.9 percent on a GAAP basis.

Multifamily

Roseland's stabilized operating portfolio was 92.6 percent leased at June 30, 2020, as compared to 95.7 percent at March 31, 2020 predominantly based on a dramatic decrease
in new lease traffic. Excluding the corporate write-off, same-store revenues decreased by 1.9 percent resulting in same-store net operating income decrease of 5.0 percent for the
second quarter 2020 as compared to second quarter 2019. For the six months ended June 30, 2020, same-store revenues increased 1.7 and NOI increased 2.1 percent over the
same period in 2019.

At quarter end, Roseland had 1,942 units under construction across five projects (inclusive of the Emery). This aggregate $1 billion construction portfolio has a projected
stabilized yield of approximately 6.15 percent.

Hotels and Parking

The Company’s Residence Inn at Port Imperial remained open through the second quarter 2020 experiencing average occupancy of 70 percent. 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 in the second quarter 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. Second quarter parking revenues were down $2.5 million or 45 percent over the previous year’s quarter.




TRANSACTION ACTIVITY

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, which is
subject to due diligence.

Subsequent to quarter-end, the Company executed a term sheet for a $165 million mortgage loan with its current lender on the BLVD 475 (f.k.a. Monaco) to replace its existing
debt effective by year end 2020.

SUBURBAN OFFICE DISPOSITION UPDATE
Subsequent to quarter end, the Company executed an amendment to its agreement to sell the Parsippany and Giralda Farms portfolio, as follows:
- Phase 1, now scheduled to close in third quarter 2020, includes 11 buildings in Morris County for a gross purchase price of $167.6 million.

- Subsequent to quarter-end, the Company completed a sale for one of the 11 buildings in Phase 1, 3 Giralda Farms, a vacant 141,000-square-foot office building
in Madison, NJ for a gross price of $8 million.

- Phase 2, now scheduled to close in fourth quarter 2020, includes 4 buildings in Morris County for a gross purchase price of $105.8 million.
The remaining office portfolios in Monmouth, Short Hills and MetroPark are now expected to close either in the fourth quarter of 2020 or early 2021.
BALANCE SHEET/CAPITAL MARKETS
As of June 30, 2020, the Company had a debt-to-undepreciated assets ratio of 50.2 percent compared to 48.0 percent at December 31, 2019 and 42.7 percent at June 30, 2019.
Net debt to adjusted EBITDA for the quarter ended June 30, 2020 was 13.0x compared to 9.5x for the quarter ended June 30, 2019. The Company's interest coverage ratio was
2.6x for the quarter ended June 30, 2020, compared to 2.9x for the quarter ended June 30, 2019.
DIVIDEND

In July 2020, the Company’s Board of Directors declared a quarterly cash dividend of $0.20 per common share for the second quarter 2020, which was paid on July 24, 2020 to
shareholders of record as of July 13, 2020.

CONFERENCE CALL/SUPPLEMENTAL INFORMATION

An earnings conference call with management is scheduled for August 3, 2020 at 8:00 a.m. Eastern Time, which will be broadcast live via the Internet at:
https://edge.media-server.com/mmec/p/va454g8t

The live conference call is also accessible by calling (323) 289-6576 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 10:00 a.m. Eastern Time on August 3, 2020.

A replay of the call will also be accessible August 3, 2020 through August 10, 2020 by calling (719) 457-0820 and using the pass code, 5690090.




Copies of Mack-Cali’s Second Quarter 2020 Supplemental Operating and Financial Data is available on Mack-Cali’s website, as follows:

Second Quarter 2020 Form 10-Q:
http://investors.mack-cali.com/sec-filings

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

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: MaryAnne Gilmartin David Smetana Deidre Crockett
Mack-Cali Realty Corporation Mack-Cali Realty Corporation Mack-Cali Realty Corporation
Interim Chief Executive Officer Chief Financial Officer Chief Administrative Officer
(732) 590-1040 (732) 590-1035 (732) 590-1025

magilmartin@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)

REVENUES
Revenue from leases
Real estate services
Parking income
Hotel income
Other income

Total revenues

EXPENSES

Real estate taxes

Utilities

Operating services

Real estate services expenses

General and administrative

Depreciation and amortization

Land and other impairments
Total expenses

OTHER (EXPENSE) INCOME
Interest expense
Interest and other investment income (loss)
Equity in earnings (loss) of unconsolidated joint ventures
Gain on change of control of interests
Realized gains (losses) and unrealized losses on disposition of rental property, net
Gain on disposition of developable land
Gain on sale of investment in unconsolidated joint venture
Gain (loss) from extinguishment of debt, net
Total other income (expense)
Income (loss) from continuing operations
Discontinued operations:
Income from discontinued operations
Realized gains (losses) and unrealized losses on disposition of rental property and
impairments, net
Total discontinued operations, net
Net income (loss)
Noncontrolling interests in consolidated joint ventures
Noncontrolling interest in Operating Partnership of income from continuing operations
Noncontrolling interests in Operating Partnership in discontinued operations
Redeemable noncontrolling interests
Net income (loss) available to common shareholders

Basic earnings per common share:

Income (loss) from continuing operations
Discontinued operations

Net income (loss) available to common shareholders

Diluted earnings per common share:

Income (loss) from continuing operations
Discontinued operations

Net income (loss) available to common shareholders

Basic weighted average shares outstanding

Diluted weighted average shares outstanding

Three Months Ended

Six Months Ended

June 30, June 30,
2020 2019 2020 2019

$ 64,792 $ 73,018 135242 $ 152,409
2,755 3,530 5,748 7,372

3,034 5,515 8,299 10,381

772 2,094 2,397 2,377

1,297 2,448 3,021 4,332

72,650 86,605 154,707 176,871

10,573 11,018 21,510 22,662

3,113 4,091 6,966 10,203

15,633 17,913 31,697 34,712

3,085 3,979 6,806 8,245

17,242 16,946 33,060 30,265

27,341 31,971 61,137 63,505

16,846 2,499 22,109 2,499

93,833 88,417 183,285 172,091
(20,612) (22,207) (41,530) (45,688)

7 515 39 1,338
(946) (88) (1,654) (769)

- - - 13,790

- 255 (7,915) 268,364

- 270 4,813 270

- - - 903

- 588 - 1,899

(21,551) (20,667) (46,247) 240,107
(42,734) (22,479) (74,825) 244,887

21,729 7,952 43,722 16,180
(11,929) (5,802) (39,675) (5,802)

9,800 2,150 4,047 10,378

(32,934) (20,329) (70,778) 255,265

829 847 1,005 2,095
4,626 2,647 8,292 (24,196)
(937) (213) (388) (1,050)
(6,471) (5,006) (12,942) (9,673)

$ (34.887) $ (22,054) (74.811) $ 222,441
$ 051 $ (0.45) 0.92) 2.14
0.10 0.02 0.04 0.10

$ 041  $ (0.43) 0.88) $ 2.24
$ 0.51) $ (0.45) 092) $ 2.14
0.10 0.02 0.04 0.10

$ 041 $ (0.43) 0.88) $ 2.24
90,629 90,533 90,622 90,516

100,213 100,523 100,198 100,825




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

Three Months Ended

Six Months Ended

June 30, June 30,
2020 2019 2020 2019
Net income (loss) available to common shareholders $ (34887) $ (22,054) $ (74811)  § 222,441
Add (deduct): Noncontrolling interests in Operating Partnership (4,626) (2,647) (8,292) 24,196
Noncontrolling interests in discontinued operations 937 213 388 1,050
Real estate-related depreciation and amortization on continuing operations (a) 30,199 34,619 66,895 68,412
Real estate-related depreciation and amortization on discontinued operations 1,452 17,246 2,905 33,621
Property Impairments on discontinued operations - 5,802 - 5,802
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 - (255) 7,915 (268,364)
Discontinued operations: Realized (gains) losses and unrealized losses on disposition of
rental property, net 11,929 - 39,675 -

Funds from operations (b) $ 5004 32924 § 34,675 $ 72,465
Add (Deduct):
(Gain) loss from extinguishment of debt, net - (588) - (1,899)
Land and other impairments 16,846 2,499 22,109 2,499
(Gain) on disposition of developable land - (270) (4,813) (270)
Dead deal costs 277 - 277 -
Severance/separation costs on management restructuring 891 - 2,838 1,562
Management contract termination costs - - - 1,021
Reporting systems conversion costs - - 363 -
Proxy fight costs 5,017 4,171 5,816 4,171
New payroll tax consulting costs - 1,313 - 1,313
Core FFO $ 28,035  § 40,049 § 61265 § 80,862
Diluted weighted average shares/units outstanding (c) 100,213 100,523 100,198 100,825
Funds from operations per share/unit-diluted $ 0.05 $ 0.33 $ 0.35 $ 0.72
Core funds from operations per share/unit diluted $ 0.28 $ 0.40 $ 0.61 $ 0.80
Dividends declared per common share $ 0.20 $ 0.20 $ 0.40 $ 0.40
Dividend payout ratio:

Core Funds from operations-diluted 71.48% 50.20% 65.42% 49.88%
Supplemental Information:
Non-incremental revenue generating capital expenditures:

Building improvements $ 1,103 $ 383 $ 4,350 $ 3,315

Tenant improvements & leasing commissions (d) $ 2,897 $ 4,800 $ 10,990 $ 12,731
Tenant improvements & leasing commissions on space vacant for more than a year $ 6,068 $ 4,216 $ 9,026 $ 7,698
Straight-line rent adjustments (e) $ (855) $ 4,052 $ 1,277 $ 6,907
Amortization of (above)/below market lease intangibles, net (f) $ 857 $ 1,058 $ 1,803 $ 2,095
Amortization of stock compensation $ 2,496 $ 2,218 $ 5,108 $ 4,228
Amortization of lease inducements $ 59 $ 279 $ 116 $ 583
Non real estate depreciation and amortization $ 482 $ 511 $ 932 $ 1,050
Amortization of deferred financing costs $ 1,060 $ 1,168 $ 2,084 $ 2,357

@

(b)

(d
©

®

Includes the Company’s share from unconsolidated joint ventures, and adjustments for noncontrolling interests, of $3,340 and $3,024 for the three months ended June 30,
2020 and 2019, respectively, and $6,689 and $5,685 for the six months ended June 30, 2020 and 2019, respectively. Excludes non-real estate-related depreciation and
amortization of $482 and $511 for the three months ended June 30, 2020 and 2019, respectively, and $932 and $1,050 for the six months ended June 30, 2020 and 2019,
respectively.

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

Calculated based on weighted average common shares outstanding, assuming redemption of Operating Partnership common units into common shares (9,395 and 9,866
shares for the three months ended June 30, 2020 and 2019, respectively, and 9,419 and 10,014 for the six months ended June 30, 2020 and 2019, respectively), plus
dilutive Common Stock Equivalents (i.e. stock options).

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

Includes free rent of $3,301 and $5,410 for the three months ended June 30, 2020 and 2019, respectively, and $6,257 and $10,242 for the six months ended June 30, 2020
and 2019, respectively. Also, includes the Company's share from unconsolidated joint ventures of $(11) and $(96) for the three months ended June 30, 2020 and 2019,
respectively, and $17 and $(325) for the six months ended June 30, 2020 and 2019, respectively.

Includes the Company's share from unconsolidated joint ventures of $0 and $0 for the three months ended June 30, 2020 and 2019, respectively, and $0 and $0 for the six
months ended June 30, 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 Six Months Ended
June 30, June 30,
2020 2019 2020 2019

Net income (loss) available to common shareholders $ (0.41) $ 043) $ (0.88) $ 224
Add (deduct): Real estate-related depreciation and amortization on continuing operations (a) 0.30 0.34 0.67 0.68
Real estate-related depreciation and amortization on discontinued operations 0.01 0.17 0.03 0.33
Redemption value adjustment to redeemable noncontrolling interests 0.03 0.19 0.06 0.22
Property Impairments on discontinued operations - 0.06 - 0.06
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 0.12 - 0.40 -
Noncontrolling interest/rounding adjustment - - (0.01) -
Funds from operations (b) $ 0.05 $ 0.33 $ 0.35 $ 0.72
Add (Deduct):
(Gain) loss from extinguishment of debt, net - (0.01) - (0.02)
Land and other impairments / dead deal costs 0.17 0.02 0.22 0.02
(Gain) on disposition of developable land - - (0.05) -
Severance/separation costs on management restructuring 0.01 - 0.03 0.02
Management contract termination costs / reporting system conversion costs - - - 0.01
Proxy fight costs 0.05 0.04 0.06 0.04
New payroll tax consulting costs - 0.01 - 0.01
Noncontrolling interest/rounding adjustment - 0.01 - -
Core FFO $ 0.28 $ 040 $ 0.61 $ 0.80
Diluted weighted average shares/units outstanding (c) 100,213 100,523 100,198 100,825

(a) Includes the Company’s share from unconsolidated joint ventures of $0.04 and $0.04 for the three months ended June 30, 2020 and 2019, respectively, and $0.08 and
$0.09 for the six months ended June 30, 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 (9,395 and 9,866
shares for the three months ended June 30, 2020 and 2019, respectively, and 9,419 and 10,014 for the six months ended June 30, 2020 and 2019, respectively), plus
dilutive Common Stock Equivalents (i.e. stock options).




Assets

Rental property
Land and leasehold interests
Buildings and improvements
Tenant improvements

Furniture, fixtures and equipment

Less — accumulated depreciation and amortization

Rental property held for sale, net

Net investment in rental property

Cash and cash equivalents

Restricted cash

Investments in unconsolidated joint ventures
Unbilled rents receivable, net

Deferred charges, goodwill and other assets, net
Accounts receivable

Total assets

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

Total liabilities
Commitments and contingencies

Redeemable noncontrolling interests

Equity:
Mack-Cali Realty Corporation stockholders’ equity:

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

Common stock, $0.01 par value, 190,000,000 shares authorized, 90,596,723 and 90,595,176 shares outstanding

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

Total Mack-Cali Realty Corporation stockholders’ equity

Noncontrolling interests in subsidiaries:
Operating Partnership

Consolidated joint ventures

Total noncontrolling interests in subsidiaries

Total equity

Total liabilities and equity

June 30, December 31,
2020 2019
647,563 $ 653,231
3,402,053 3,361,435
142,989 163,299
83,359 78,716
4,275,964 4,256,681
(579,675) (558,617)
3,696,289 3,698,064
1,078,422 966,497
4,774,711 4,664,561
26,295 25,589
14,144 15,577
200,409 209,091
95,101 95,686
237,904 275,102
11,448 7,192
5,360,012 $ 5,292,798
572,068 $ 571,484
329,000 329,000
2,089,397 1,908,034
1,574 22,265
217,875 209,510
37,543 39,463
10,104 10,185
3,257,561 3,089,941
508,955 503,382
906 906
2,533,686 2,535,440
(1,135,559) (1,042,629)
- ()
1,399,033 1,493,699
148,039 158,480
46,424 47,296
194,463 205,776
1,593,496 1,699,475
5,360,012 $ 5,292,798




