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Item 2.02 Results of Operations and Financial Condition

On February 25, 2021, Mack-Cali Realty Corporation (the "Company") issued a press release announcing its financial results for the fourth quarter and full year 2020.
A copy of the press release is attached hereto as Exhibit 99.2.

Item 7.01 Regulation FD Disclosure

For the quarter ended December 31, 2020, the Company hereby makes available supplemental data regarding its operations, as well as its multifamily real estate
platform. The Company is attaching such supplemental data as Exhibit 99.1 to this Current Report on Form 8-K.

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

Item 9.01 Financial Statements and Exhibits

(d) Exhibits

Exhibit Number Exhibit Title

99.1 Fourth Quarter 2020 Supplemental Operating and Financial Data.

99.2 Fourth Quarter 2020 earnings press release of Mack-Cali Realty Corporation dated February 25, 2021.
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: February 25, 2021 By: /s/ MARYANNE GILMARTIN

MaryAnne Gilmartin
Interim Chief Executive Officer

Date: February 25, 2021 By: /s/ DAVID J. SMETANA_

David J. Smetana
Chief Financial Officer

EXHIBIT INDEX

Exhibit Number Exhibit Title
99.1 Fourth Quarter 2020 Supplemental Operating and Financial Data.
99.2 Fourth Quarter 2020 earnings press release of Mack-Cali Realty Corporation dated February 25, 2021.

104.1 The cover page from this Current Report on Form 8-K, formatted in Inline XBRL.
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Company Overview
Corporate Profile Key Statistics 40 2020 3Q 2020

tMack-Cali (CLI) is a fully integrated REIT with 2 dual asset platform Company
comprised of residential holdings and waterfront office. We are

peographicaly focised ont Hh: hlgh Earderdosnty Hudson: Rlver Market Capitalization 54.6 billion 54.7 billion
waterfront targeting cash flow growth through all economic cycles., Core FFO $16.2 million $29.9 million
Company Obiectives Core FFO Per Diluted Share 50.16 $0.30
Mack-Cali's residential portfolio, via our Roseland Residential platform, is a

: sl e e AFFO $3.3 million  $21.8 million

market-leading residential developer and owner of class A properties. We
have experienced and expect continued growth and cash flow contribution

from our residential heldings as our development pipeline of active M

construction projects and planned starts is put into service. Operating Unilsteys 6,197 6,896

Mack-Cali's office pertfolio strives to achieve the highest possible rents in % Leased 90.2% 89,59

select markets with a continuous focus on impreving the quality of our

portfolic. % Physical Occupancy 86.9% 86.3%
% Leased Adjusted ™' 92.0% 91.7%
Average Rent Per Unit $3,014 52,996
In-Construction Units 1,616 1,942
Land Bank Units 8,555 9,507

Office Portfolio

Square Feet of Office Space 7.9 million 8.3 millien
Consolidated In-Service Properties 22 26
% Leased Office 78.7% 78.2%
% Commenced Occupancy 76.9% 76.9%
Cash Rental Rate Roll-Up (5.4%) 12.3%
GAAP Rental Rate Roll-Up (2.2%) 22.3%
o gains A In-Place Rent Per § F $40.04 $37.23
f City, verage In-Place Rent Per Square Foot . -

MNated:

1) % Leased Adjusted referstothe exdusionof Transition Assets [BLVD 475 and BLVD 425) from the stabilized opersting portfolio.
40 2020 CLI Company Highlights 4




Company Achievements

40 2020 Performance Highlights

*  Achieved Core FFO of $18 2 million, or 30.16 per share T -
*  Produced AFFO of $2. 2 million S
*  Residentisk The opersting portfolio finished 50 ar90.25 leased ;
*  (Office: Leased 114 506 squarefeet of office space; finighed 30 at 78 75 leased
0 Tra:
*  Sinca October 1, 2020, the Company has complatad the sales of 5 office building acros it Suburban portfdic, tomling 760,730 sguare feat, and land for
gross purchase prices tecaling 5129, 3 million (implying netsale proceeds of 5111.0milien)
*  On Ocwmber 21, 2020, the Company completed the ale of 5 Vaughn Drive, 8 58,500 square-foot office Building in Princeton, NI, for & gress
purchase price of 57.5 million
*  ©On November 18, 2020, the Company complated the sale of 7 Campus Dvive, 3 154,395 square-foot office building in Parsippany, N, for a gross
purchase price of $12 million
*  On Decarier 3, 2020, the Company completed the sale of 581 Main St, a 200,000 square-foot office building in Woodbridge, NJ, for a gress
purchase price of 561.0million [
*  OnDecember 18, 2020, the Company completed the sale of 14 & 16 Skyling, aland site in Hewthome, NY, for a gress purchase price of 33.0milion
On December 22, 2020, the Company completed the sale of SO0 Cellege Read Eas, 2 153,235 square-foet office building in Princeten, NJ, for a | IS —
gress purchase price of 510.0millizn (CU share of netsale proceeds: 54,2 million after groundlease buy-out)
*  OnJanuary14, 2021, subsequert to quarter-and, the Company compleced the sale of 100 Overook Canter, 3 145,500 square-fook office buildingin 101 Hudson, Jersey City, NJ

Princeten, M, for 8 gross purchase price of SIE0million [CLI share of 5l proceeds: $24.8 million after contributor unit rétinement)

*  Since October 1, 3020, the Company has completed the sales of 3 residential buddings and land, totaling 1,025 urits and approsimately 313 buildable units,
for gross purchasa prcestetaling 5427 millian (CU share of netsale prozesds: 5329 million)
*  On December 17, 2020, the Company completed the sale of it 50% inwerest in Hilborough, 8 land she in Hilkborough, N, to i joint venture
partnarfor 3 gross purchasa pricaof $4.2 million [CLF's nat sale proceeds: $2. 1 million)
*  ©On Decamber 23, 2020, the Company complated the s3ke of Riverwatch, 3 200-unit residential community in New Brurswick M, for @ gross
purehase price of 347.0millian (CU share of sale procesds: 517 0 million after momgage debe repayrment)
*  On Decerrber 31, 2020, the unconsclidated joint venture in which the Company participstes completed the sale of Crystal House, an BIS-unit

residential community in Arlingtan, VA, for a pross purchase price of 5336.6 million (CU's 25% share of sale proceeds: 543.8 million after mongage
debt retirement)

*  On December 31, 2020, the unconsclidated joint wenture in which the Company participates completad the szale of Crysal Mouse Land,
developable land sitesinArlington, VA, for 8 gross purchase price of 530 0million {CLI's 50% share of sale proceeds: 5200 million)

40 2020 Financing Activity
*  OnNevember 10, 2020, the Company replaced its expiring $165.0 million mortgage on BLVD 475 with a new 51650 millien mertgage with 8 maturity dete in
Movembar of 2027,

*  OnDecember 11, 2020, the Company replsced its construction lean (S55.0 million drawn at retiremant} on The Emary development with a new 5720 million
mortgage witha maturity date in January 2031,

40 2020 Office Leasing Activity

* Completed 5,068 sf. of waterfront office leasing

* Complated 116,506 & of laasing in the das A suburban and suburban portfolios, induding a renawal with Bank of Amarica Maerrdl Lynch inShort Hills

40,2020 CLI Company Highlights 5

S inthousands, exceptiper share amounts

Key Financial Metrics e

] 3Q 2020 20 2020 0 40 2019
Core FFO per Diluted Share ' 0.15 030 0.28 033 0.54
Net Income [ (Loss) per Diluted Share 0.67 (0.49) (0.41) (0.47) (054}
Market Value of Equity”’ 51,250,504 51,266,854 51,531,738 $1,524,747 52,821,175
- Common Equity (Includes OP Units) 1,763,801 1,778,206 2,040,913 2,031,563 2,317,793
- Preferred Equity (Rockpoint) 450,973 458,028 436,791 454492 431,058
- OP Equity (Preferred OPs) 52,324 52324 52,324 52324 52,324
- Book Value of IV Minarity Interest 44,772 45529 45,737 47,336 47,296
Total Debt, Met 2,801,797 2,895,882 2980464 2,877,121 2,808518
Tatal Market Capitalization 4,610,370 4,719,617 5078114 4,956,020 5,676,989
Shares and Units:
Comman Shares Outstanding 90,712,417 90,712,055 90,595,723 90,596,079 90,595,176
Comman Units Outstanding 9,649,031 9,672,558 9585528 9,518,638 9,612,064
Combined Shares and Units 100,351,448 100,384,613 100,183,251 100,114,717 100,207,240
Weighted Average - Diluted"” 100,338,165 100,306,910 100,212,820 100,183,392 100,264,388
Commeon Share Price (§'sk
At the End of the Period $12.46 S1262 $15.29 $15.23 $23.13
High During Period 1467 15.85 1883 2389 23.40
Low During Period 10.41 12,14 12 90 1383 19,95
Dividends Declared per Share 0.00 0.00 0.20 0.20 0.20
Debt Ratios:
Net Debt to Adjusted EBITDA 15.8x 12.1x 13.0x 115x 9.7x
- Met Debt to Adjusted EBITDA - Less CIP Debt 14.4x 10.7x 11.8x 10.7x 9.5%
—# Net Debt to Adjusted EBITDA - Office Portfolio 10.1x 79x% 9.1x 8.6 8.2x
- Net Debt to Adjusted EBITDA - Residential Portfolic 25.2x 204x 20.9¢ 16.6x 11 8x
=» Met Debt to Adjusted EBITDA - Residential Portfolio Less CIP Debt 214x 16.0x 17.2x 14.3x 11 4x
Interest Coverage Ratio 2.1x 2 2.6x 2.8x 3.0x
Fixed Charge Coverage Ratio 1.3x 17x 1.7 18x 2.0x
Total Debt/Total Market Capitalization 60.8% E14% SB.9% 58.1% 495%
Total Debt/Total Book Capitalization 54.4% 55.8% 55.7% 54.4% 53.1%
Total Debt/Total Undepreciated Assets 48.3% 49.8% 50.2% 49.0% 480%
Secured Debt/Total Undepreciated Assets 38.0% 37.3% 35.1% 34.5% 32.6%

Nates:

See supporting “Key Finandal Metrics” notes onpage 35,
402020 CLI Company Highlights &



Business Segments — Residential

sset Value

5 in millions

Roseland’s Stabllized Cap Rate Annualized In-Place NOI*

Residential Portfolio Units  Ownership Low High 100%
Operating Properties - Whally-Owned/Consalidated 4,039 95 4% 435 - 465% 6.7
Operating Properties - Unconsolidated Vs 1786 57.9% 4.35% - 455% 24
In-Construction Proparties ' 1616 8663 450 - 470% 0.0
Commercial Assets H 0.5 0.8
Hotels an 100.0% 3.4)

Balance Sheet and Other Items
Other Assets
At Estimernted Market Vialue Per Unit Value Range

Lond Held for Development = 8555 545,000 - 555000
Fee Income Business & Tax Credits
At Book Value
Cash and Cash Equivalents
Restriged Cash
Rent and Account Receivabies
Other Assets

Debt
Operating Properties - Whally-Owned/Consalidated Debt, Net
Operating Properties - Uncorsolidated JVs Debt ot Share
in-Construetion Properties - Whally-Owned Deht
in-Construction Properties - Unfunded Wholly-Owned Debt [to Achieve Stabilization)
in-Construction Properties - Unconsalidated SV Debt at Share
in-Construction Properties - Unfunded Uncorsolidated IV Debt of Share (to Achieve Stabilization)

Hotels - Wholly-Owned Debt

Other Uobilitles
Accounts and Other Payables
Rockpoint Interest

Notes:
1} SeePage 28 for additionalinfermationon In-Construction Properties.

Roseland s share
S636 B52%
170 B08%
00 NFA
05 69.5%
3.4) NfA

Stabilized NOI®

pliid
51035
a1l
£5.7
71
85

Roseland's share
S:7
28
42
58
L]

Markit Value

a1
Book Value

1z

11

34

1,253)
263)
(250)
1208
(30
119
84

90y
{463)

2)  Values for Land Held for Development are derived by multiplying [a) 3 market-ste value per developable urit by (b) each parcel’s density potential as governed by local zoning

codes or edsing in-place sive plan spprovals.
3} SaeePage 27 for additionalinf ionon C i3l Propartias within Resaland.

CLI Company Highlights
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Business Segments — Office

S inmillions

Components of Net Asset Value

Office Portfolio
Hudson Waterfront (Jersey City, Hoboken)
Class A Suburban (Metropark, Short Hills) @
suburban ¥
Office s
Retail
Hotel
Balance Sheet and Other items
Other Assets
At Estil ket Valu
Land Held for Development L
At book value
Cash and Cash Equivalents
Restricted Cash
Rent and Account Receivables
Other Assets
Debt
Unsecured Revolving Credit Facility
Senior Unsecured Notes, Net
Consolidated Property Debt
Unconsolidated Property Debt ot Share
Other Liabilities
Accounts and Other Poyables
Preferred Equity/LP interests

Juilsil 'ock and rating Partm i it

Cutstanding Shares of Common Steck ond Operating Partnership Units

MNotes:

1} NOIl excludes streightlining of rentzand FAS 141 adjustments.

MSF
4908
1755
1624
0245
0.191

351 units

Ownership
100.0%
100.0%
100.0%

419%
100.0%
S50.0%

Annualized In-Place NOI* !

At Share Oocupancy
707 77.3%
348 86.6%
15.4 742%
13 97.1%
13 NfA
(3.3) NfA
Low High
5103.7 51153
Book Value
26
3
&7
171
{2s)
(573)
(521)
53
(145)
{53)
100

2} Warious sssets within the Class A Suburban and Suburban portfolios are under contract for sale for estimated toml gross proceeds in 8 range of 5600 - 5625 milkon. These various

assetstotal 2 953 (4% square fest.

3}  Represents the HyattRegency in Jersey City, which it net part of Raseland.

4)  Estimated market values for Land Held for Development are based on the estimated buldatle 5F and marketabla units at estimated market pricing. The low renge assumes 50.0%

of the high range of value
40 2020

€Ll Company Highlights

Balance Sheet

ASSETS

Rental property

Land and leasahold interests

Buildings and improvements

Tenant improvements

Furniture, fixtures and eguipment

Land and improvements held for development
Development and construction in progress

Les — scoumulated depreciaion and amortzation

Rental property held for sale, net

Net investment in Rental Property

Cash and cash equivalents

Restricted cash

Investments in unconsolidated joint ventures
Unbiled rents receivable, net

Deferred charges, poodwill and other asetg net 17
Acoount s receivable

Total Assets

LIABILITIES & EQUITY

Senior unsequred notes, net

Ursenur ed e ving credit fadlity and term loans
Maortgages, loans payable and other obligations, net
Dividends and distributions payable
Acoount s payable, adrued expenses and other liabilties
Rentsreceived in advance and sscurity deposts
Agoued interest payable

Total Liabilities

Commitments and contingencies

Redeemable noncontrolling interests

Total Stockhoders /Members Equity
Nongntrolling interests in subsidiaries

Operating Partnership

Consolidated joint ventures

Total Moncontrolling Interests in Subsidiaries

Total Equity

Total Liabilities and Bquity

Notes: See supportng “Balance Sheet” noteson page 36 for more informaton

40 2020

$ inthousands
(unaudited)
40 2020
Roseland
566,553 5323,1%% 380,692 1 3385010
1,081,802 1,854,268 2836071 2,872,270
168,100 3,522 - 171,622 | 163,299
6,675 76,878 - 83,53 | 78,716
15518 308,627 - 324,145 293,338
130,793 602,767 733,560 | 458,048
1469441  3,169.202 4638,643 ] 4,25,681
(515.555) (140.776) [656.331)) (558,617
953,BBE6 3,028,426 38E2,312 | 3,698,064
656,963 - 656,953 | 965,497
1610849 3,084 - 4530775 | 4664561
25,587 12,109 . 38,096 | 5,589
3,009 11,198 - 14,207 | 15,577
5,555 155,827 162,382 | 209,091
80,794 4,113 . 84,907 | 85,686
165,541 34,000 . 199,541 | 275,102
5536 2,842 - 9,378 | 7,192
S1E98271 53,249,515 S0  55147,786 | 55,292,798
$572,653 - . $572,653 ] 5571484
25,000 - - 25,000 | 329,000
521,377 1,682,767 2204344 1 1,908,034
1493 - - 1493 2,265
114700 80,017 = 194717 | 208,510
27,700 5,401 - 34,101 | 33,463
5965 4,036 - 10,001 § 10,185
$1268888 51773221 S0 S§3042.109 0 53,089,941
52324 460,073 513,37 503,382
428,506 970,311 1398,817 | 1,493,699
148791 - - 148701 | 158,480
[238) 45,010 . 44772 47,296
148553 45,010 - 193,563 | 206,776
577.059 1,015,311 1592,380 1,699,475
$1B98271 _ $3.249,515 S0 $5147,786 | _$5,292,798
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Income Statement — Quarterly Comparison

Reveny e from leases:
Bas remts
Escalations and recowerses from benants
Real estate services
Farling income
Hotel incorme
cxher income
Tatal revenues
EXPENSES
Real etate taes
utiities
Cperaing servioes
Real Etate service expen e
General and admin istrxive
Daprecation and amortization
Froperty impai rments
Land and other impai mments
Total expenses
Operaling Income [expense]
OTHERIENP ENSE) INCOME
nterest gupense
nterest and other i nvestment income oss)
Equity i eamings (loss) of unmnsolidated joint ventures
Realized paing [lostes) and unrealized losses on disposition
Gain on sale of |and/other
Gain on sale from unconsolidat ed joint vestungs
Gain (loss) from early extinguishment of debe, net
Total other income jexpense)
meame fram @nlinuing op erations
In@me from discontinued operations
Realized gains [losses) on disposition
Total disontin éd op &rations
Met nmme
Noncontrolling interestin onsolidated joint ventures
NoneontrolEng Terests in OPErating Part arship from conrting ng o peratians
Non controlng Interests in Operating Partnership in disconting ed operations
Redeemable noncontrollin ginteres
Met incoyme (loss] available to common sharsholders
Bagic 83rnings p & common share:
Net inmme (lass] availabie to commaon sharehaiders
Diluted eamings per comman share:
Met inmme (loss) avalabie to commen sharehoiders
Basic weighted average shares outstanding
Diluted weghted average shares outstanding
402020

s2238) |

S inthousands, SXCEPt per share amounts
funeudired)

554,481 530,802 32,70 07 =1 556,68 557,808
3513 2 =3 4,58 5,35 4,278 5,310 4,595
- = | 2,8 278 287 2,78 288 3,0
1302 (28 | L8 3R 08 3,08 525 578
- - =7 e = ™" 1,62 a4
1408 36 545 228 35w 127 172 4%
i 560815 Is22353) | _sma0e 576,564 578,19 574,197 585 604 588,277
55505 is2a%) | w7 52,58 suom 510,78 su,0m 510,38
3544 [L,750) | 1,842 5,18 1,88 3,418 3,888 5,2%
12726 [a.580) | 8,548 17,13 18,215 15,802 16,22 17,420
25 . 3,420 3am 3,30 308 3,72 3,7%
B804 [20) | 1855 11,83 e ERR L] 15,518 5,08
14785 fe32) | s =53 7% 77,800 B,5% 5,30

s = - - 35,58 - - =
{6584 = - [ 120 15,55 518 A%
541576 1510335) | _$38.958 57.5% 5435,612 551,350 589,900 5115174
518535 12018 | [szsg) 5,585 (558,415 ($20,157] 58,215 ($2,507)
511,396 s1321 (.22 (529,297 (520.25) {520,51] (520,9:8) (522, 751)
1 - - 1 3 7 2 -3
(2.2s3) <0 e @551 137 (pag) (7e8) laz7)
41353 [58,101) 7,184 13,598 . . 7,918} 108,404
o = - o 4513 [44)

- . =152 =15 . . - -
= = 1272) 1272) = - - {15}
28,855 [53780) | _ mese 58 [18,8585) [21,550) 24, B8] o 50
47498 (as7s8] | mmo =50 [7,204] [a1, 7] [2,012] B,5%
- 10597 | . 0,597 Ban o, 7 .51 2,119
- 8,101 - LXT. 7 18,77 [11,525) (27, 748) {117,488
- 45 738 - 5,78 31,186 B,773 |5, B2) 115, 358)
47498 - 2, 2% [a,118] [2,53) [77,84a) [55,408)
795 - - 575 559 s5m 517 51,408
[3.288) - o7 [-X1-3] 7,70 45 308 8,2m)
(a209) = = #.a0) B.288) (838) ] FRT. ]
fasq) Lo leoie) A ean) ga7) Ean) 4
$a0.141 S0 | _sman 5552 (52 20) [534.5a7) [53.924) [558. 62
5067 50.5) 0.1 Bo.7) fs0.64)
50.57] E0.m) £0.41) B0.q7) (50.64)
20,677,000 20,671,000 20,625,000 50,828,000 S0,851,000
100,358,000 | 100,307,000 100,213,000 100,155,000 100,264,000

CLI Company Highlights
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FFO & Core FFO — Quarterly Comparison

§ in thousands, except per share amounts and ratios
fungudited)

40 2020 30 2020 40 W15
Met incoma [loss) available to com mon shareholders 565,632 (542, 208) (534,887 (554,652)
Add (deduct): Noncontrolling interest in Operating Partnership 2,582 (7,770} (4528) 5,285
Noncontrolling interests in discontinued operations 4,408 3284 839 (11,108)
Real estate-related depreciation and amortization on continuing operations " 30,360 34764 30257 33,550
Real estate-related depreciation and amortization on discontinued operations a3 1,267 1354 21381
Property impairments on continuing o perations 355682 - -
Property impairments on discontinued operations - - -
Impairment of unconsolidated joint venture investment (induded in Equity in 2arnings) 2,562 = = 3,661
Gain on sale fram unconsolidated joint ventures (35,184} - - - -
Continuing operations: Realized (gains) and unrealzed losses on disposition of rental property, net (13,396} - - 7915 (109,402
Discontinued operations: Realized (gains) loss and unrealized losses on disposition of rental praperty, net (35,101) (15775} 11925 7,745 117 485
Funds from operations ¥ 523,295 510,148 55,004 529,671 512,198
Add/({Deduct);
(Gain)/Loss from extin guishment of debt, net STz - - 5153
Desd deal costs o 2583 277 - -
Land and other impairments (5,584} 1,382 16848 5,263 27,355
Gain on disposition of developable land (974} - - (4.813) 44
Severance/separation COStS on Management restructuring 151 £3500 891 1,947 -
Reporting system conwversion costs . - - 382 398
Strategic direction costs - - - 4528
Proxy fight costs B354 5017 7% -
Moncontrolling interest share on consolidated joint ventures impairment charges - - - [1,263)
Core FFO 515,200 $20,873 528035 53330 544,115
Diluted weighted average shares/units outstanding * 100,338,000 100,307,000 100,213,000 100,183,000 100,284,000
Funds from operations per share-dikuted 5023 50.20 5005 0.20 S0.12
Core Funds from Operations per share/unit-diluted 016 50.30 50.28 50.33 5044
Dividends deciared per cammon share 50000 5000 $0.20 S0.20 $0.20
Notes:
See footnotesand *Information About FFO, Core FRFO, AFFD & Adjusted EBITDA” on pagel17.
40 2020 CLI Company Highlights 11
" . 5 inthousands,
AFFO & Adjusted EBITDA — Quarterly Comparison exceptpesshare

Core FFO [calculated on previous page)

amounts andratios
fungudited)

Add (Deduct) Non-Cash fems:

Straight-line rent adjustments *' (32.184) (5457) 5856 (32,132) (54,084)
Amortization of market lease intangibles, net ' (1,048) (858) 1857) (948) (1,118)
Amortization of lease inducements |21) {40} 59 57 {15)
Amortization of stock compensation 2,019 Te8 2,496 2,612 2,192
Non-real estate depreciation and amortization 342 336 482 430 431
Amortization of debt discount/{oremium ) and mark-to-market, net (373) (238) (238) [238) (237)
Amortization of deferred financing costs 1,467 1,074 1,060 1,020 1,147
Deduct:
Non-incremental revenue generating capital expenditure s

Building improvements (4,365) (2,975) (1,104) 13.247) (6,012)

Tenant improvements and leasing commissions ' (6,248) (4,057) (2,897) (8,093) (9,354)
Tenant improvements and leasing commissions on space vacant for more than one year [2,479) {1,627} {5,068) (2,958) (838)
Adjusted FFO ! $3,310 521,821 521,824 519,755 526,179
Core FFO (calculated on previous page) $16,200 £29,873 $28,035 $33,230 $44,115
Deduct:
Equity in earnings (loss) of unconsolidated joint ventures, net 5989 $1,373) 5545 5708 ($3,223)
Equity in earnings share of depreciation and amortization (2,371) (3,331) (3,340) (3,350) (3,678)
Add-back;
Interest expense 20,518 21,586 21,519 22,206 24072
Recurring \V distributions 2,432 6,425 3,682 2,458 5,123
Income (loss) in nencontrolling interest in consolidated joint ventures (795) (895) {&30) (178) (1,408)
Redeemn able noncontrolling interest 5,471 6,471 5,471 5,471 6,471
Income tax expanse 72 84 34 6 0
Adjusted EBITDA $43,515 $58,840 $56,917 $61,574 71,476
Net debt at period end *' 52,749,493 $2,858,504 $2,950,026 52,835,993 $2,767,351
Met debt to Adjusted EBITDA 15.8x 12.1x 13.0x 11.5% 9.7

Notes:
See footnotesand *Information About FFO, Core FRFO, AFFOD & Adjusted EBITDA" on page17.
12
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Income Statement — Year-to-Date Comparison

40 2020

LITe. e

Reventue from lesses

Bame rents

[calations and recoveries Fom tenants
Real el
Parking income
hotd imcome
Other income

EreEs

Totdl revenwes
DFLNSLS
Roal catacc taxos
Uidlithes
Operagtingaervicn
Rl empane s eviee expenses
Geeveral and adening st rative
Depeadation and amertisation
Prisperny impar ments
Land and other impaimments

Totdl expenses
Operating income fexpense]
OTHER [EXPERSE) INCOME
Interest expense
Interest and ather investment inmme §om)
[ nearnings Jom] of oncae sbds ped join ventures
Gain on change of @nirol of intereis
Realiad gains (lonies ) and wnreaked losies an dapestan
Gan oa sde of Lnd/other
Gain on sale from unconsolidated joint ventures
Gagin [losa) from cady extinguishmant of debt.net
Total other income |expense )
Inzome from ontinuing operations

Ihcome from disoatinued operstions
Reakized gains (losses) on disposition
Total dintinued sperstions
Mot Income
Monen rollinginierei in consolidated joini ventures
Moncon trolling intermis in Operating Partnenhip of inome kom continu ing operations
Manenn gir i Cperating Pan i in epesaton
Redeemable nonmntraling interest
Het income [losy) available to common sharcholders
Bamic exrning: per common share:
Met incoeme [loss] availsbie to mmmon shareholders

Disted earming: per common share:
Nt income (loss) avalabie to mmmon shaeholders
Bumie weighted sverage shures autiisnding

Dilsted weighted erage thares sutssnding

5 inthousands, except

CLI Company Highlights

pershareamounts
{unaudited)
53Ta.243 Blaasas) 431369 (5153325} 58084
T {9881} B5K {14.361) 24065
Lm0 1337 - 13873
1577 {173 n0m [FE31] 2,87
417 - B34l : apdl
5318 33 11,187 (L565) 5,333
5448477 B13435) S3LBSED 552640 [$169.672) SBT3
361476 (3TEL) 585778 Eroast) saE7
24080 10,353} =R (14240} 1781
24071 REEE) Loaisr 130788 L]
13,555 15,918 . 15,918
7188 BT 58861 156 55 805
MG {4 06) MG (7LE2) 12397
36582 - - - -
15817 = A 3raad
5843420 5 5534937 5374871
[F32F] 1575 8h) LI FEE Brasog [T
1586248 5557 [55.812) 55243 (580,563
as §1) 2415 (41} e
[ERch [Lam) - {Las
- - 13,750 - 1170
- H - R 131050 MLior
16588 [LEE 11 52 - 22
35,184 - et} = 203
[Eaki] = L5648 . Lodd
B2 E55 15505} 13185 138590 oSy
EE-1] BLas) 18383 108584 mrEo
70724 28366 24366
= 1131 (133350) BEEE . |
s 81905 = Bty _  (A%N
3% - 14345 = WREE
285 - 1904 - s3304
13179 = {322 RLTIN
{7,880y - WA 10,4856
5883 - {32 56151 - [+ X7 b
|551.387) 50 5101 861 50 5111861
a5
025
90,557,000
100, £89, 000




FFO & Core FFO - Year-to-Date Comparison § inthousands, except per share

IMOUNTS and ratios

YTD 2020 ¥YTD 2019
Net income (loss) available to commeon shareholders (551,387) $111,861
Add (deduct): Noncontrolling interest in Operating Partnership (13,279) 23,720
Noncontrolling interests in discontinued operations 7.880 (10,458)
Real estate-related depreciation and amortization on continuing operations m 132,816 144,932
Real estate-related depreciation and amortization on discontinued operations 4,806 70,614
Property impairments on centinuing operations 36,582 -
Property impairments on discontinued operations - 11,696
Impairment of unconsolidated joint venture investment (included in Equity in earnings) 2,562 3,661
Gain on change of control of interests - (13,790)
Gain on sale from unconseolidated joint ventures (35.184) (203)
Centinuing operations: Realized (gains) and unrealized losses on disposition of rental property, net (5,481) (343,102)
Discontinued operations: Realized (gains) loss and unrealized losses on disposition of rental property, net (11.201) 117,898
Funds from operations ! $68,114 $116,131
Add/[Deduct):
(Gain)/Loss from extinguishment of debt, net 5272 (51,648)
Dead deal costs 2,860 271
Land and other impairments 16,817 36,200
Gain on disposition of developable land (5.787) (522)
Strategic direction costs - 4,628
Severancefseparation costs on management restructuring 11,929 1,839
Reporting system conversion costs 363 988
Moncontrolling interest share of conselidated jeint venture impairment charge - (1.263)
Management contract termination costs - 1,021
Proxy fight costs 12,770 4,171
New payroll tax consulting costs = 1313
Core FFO $107,338 $163,140
Diluted weighted average shares/units outstanding o 100,260,000 100,688,000
Funds from operations per share-diluted 50.68 $1.15
Core Funds from Operations per sharefunit-diluted 5107 $162
Dividends declared per common share 50.40 50.80
Notes;
See footnotesand “Information About FFO, Core FFO, AFFO & Adjusted EBITDA" on page17.
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AFFO & Adjusted EBITDA - Year-to-Date Comparison

S inthousands,
except per share
5

Core FFO (calculated on previous page) $107,338 $163,140 fungudited)
A Non-Cash ltems:
Straight-line rent adjustments ¥ (53,928) (514,616)
Amortization of market lease intangibles, net '*! (3,709) (4,268)
Amortization of lease inducements 55 460
Amortization of stock compensation 7926 8481
Non-real estate depreciation and amortization 1,610 2,092
Amortization of debt discount/(premium) and mark-to-market, net (1,084) (943)
Amortization of deferred finandng costs 4,625 4,625
Deduct;
Non-incremental revenue generating capital expenditures:

Building improvements (11,690) {12,418)

Tenant improvements and leasing commissions ©' (21,295) 129,330)
Tenant improvements and leasing commissions on space vacant for more than one year (13,132) (14,724)
Adjusted FFO ™ $66,716 $102,493
Core FFO (calculated on previous page) $107,338 $163,140
Deduet:
Equity in eamings (loss) of unconsolidated joint ventures, net 51271 (52,342)
Equity in eamings share of depreciation and amortization (12,391) (13,018)
Add-back:
Interest expense 86,248 95,811
Recurring JV distributions 14,998 15,621
Income (loss) in noncontrolling interest in consolidated joint ventures 12,695) (3,904)
Redeemable noncontrolling interest 25,883 22,615
Income tax expense 195 188
Adjusted EBITDA 230,846 $378,111
Met debt at period end '*! $2,749,493 §2,767,351
Net debt to Adjusted EBITDA 12.4x 10.0%

Notes:

See footnotesand “Information About FFO, CoreFRO, AFFO & Adjusted EBITDA” on pagel?.
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5 inthousands

EBITDAre — Quarterly Comparison s

40 2020

Net Income (loss) avaiable 1o comman sharehalders 565,832 542 208) 534 887) (538 524) [554.852)
addfiDeduct]:

Nonontrolling interest in operating partnership 2,582 (7 B74) 4. 526) {3/566) 5484
Noncontroling interest in discontinued operations 4,409 3388 §37 [sag) {21327}
Noncontrolling interest in consoldated joint ventures = [res) (825 (829 (178) [14ac4)
Redeemable nancon trolEng inteness 8470 8471 BATL 8471 8471
Interest expense 0,518 21586 E R 22228 24072
InCome Tax BXpense T L0 LT 7 1
Depreciation and amortization 9,752 33,085 2B 794 35249 57564
Deduct:

Realized (gains) losses and unrealized lasses on disposition of rental propernty, net -continuing operations {13,5548) - - 7018 5081
Realized (gains) losses and wnrealized losses on dispesition ofrental property, nes =discontinued operations 35,101} [25.775) 11929 27,748 -
{Gain)fless on sale fram unconselidated joint ventures 135,184) - - E =
Equityin [easnings] loss of unconsoldated joint wentures 3,551 [t373) 545 708 437
Add;

Froperty Impairments - 36,582 - . -
Company's share of property NOI's in unconsolidated joint ventures - 5,005 7518 6823 7526 12819
EBITDA MR 553,525 540 540 537511 563533 547586
ad

Loas from extinguishment of debt, net 72 - - - 185
Severance/Separation costs on management restructuring is1 8800 Bl imay -
Swategic direction costs - - - - 4820
Reporting systems corversion cost - - - 263 w88
Dead deal costs = 2588 7T = =
Land and gther impairments [5.554) 1282 16546 53263 27356
Gain on disposition of developable land [574) = # [4513) 44
Froxy fight cosss - €554 5017 799 -
Adjusted EBITDAMR 546,430 550258 560542 SETON2 580865
{g) Noncontrolling interests in consolidoted joint ventures;

Marbela [525) [385) [86) 37 [44)
M2 at Marbella [202) [z00) (205) a7 [E31]
Fort mperial Garage South [153) [181) (22a) 155) (18)
Port mperial Retad South (5} i3) 3 (3] (s}
Other consofdated joint ventures [167) (116} {317 [34) [1283)
Met losses in noncontroling intene sts |575) [s895) [s825) (5278) (51404)
Agg;

Depreciaton in noncontrolling interest in consakdated 0/ 555 251 855 580 845
Funds from oparations -nonwntroling interest in consolidated 1v's (5235) [5224) [$280) S484 (5759)
Add;

Interest axpanse in noncantroling interest in consolidated 15 503 E05 BO5 05 505
Ket operating mcome before debt senice in consolidated IV's 672 5572 5545 51288 547

[1) Seeunconsalidated jsintventune NOIdetsils onpage 23 far 50, 2020

See Information About EBITDAre on page 17.
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FFO, Core FFO, AFFO, & Adjusted EBITDA (Notes)

i1]  Indudes the Company's sham from unconsclidated joint vantunes, and adjustmants for noncontrolling interest, of 52,371 and 52,677 for the three months ended December 31, 2020 and 2018,
respectively, snd $12,391 and 513,018 for the twebre months ended December 31, 2020 and 2019, respectively. Excludes non-neal esmate-related depreciation and amortimtion of 3342 and 5431
for the threemomhs ended December 31, 2020and 2015, respectively, and 51,610 and 52,052 for the twelve months ended December 31, 2000and 2019

121 Funds frem opetions s @kulated in accordance with the definiion of FFO of the National Association of Real B@te Investment Truss (NAREIT). See “Information About FFD, Core FFO and
AFFD” below,

13 Indudes free rent of 54,572 and 55,329 for tha three menths ended December 31, 2000 and 2019, respactively, and 515,155 and 521,424 for the twelve momhs ended December 31, 2020 and
2018, respectively. Also includes the Company’s share frem unconsclidated joint ventures of 5108 and 5185 for the three menths ended December 31, 2020 and 2013, respectively, and 5177 and
5127 for thetwahve months ended December31, 2020 and 20189, respectively.

(4] Indudes the Companys share frem uncensalidated jaint ventures of 30 and 30 for the three months ended Decermier 31, 2000 and 2019, respectively, 8nd 50 and 50 for the twelve maonths ended
December 31, 2000and 2009, respactively.

15]  Excludes expendituresfor tanant spaces in properties that have notbeen owned by the Company for atlsasta year,

(6] NerDebrcalculsred by raking the sum of senior ursecured notes, uraecured revalving credit faciity, and mortgages, loans payable and other obligations, and deducting cash and cash equivalents.

and reswiced cash, all 31 pevicd end.

Calculated based on weighted aversmm commen shams ou@nding, asseming redempgion of Opersting Partnamship commen units inte commen shares 9,412 and 9,530 for the three menths.

anded Decarmbar 31, 7020 and 2019, respactivaly, 3ndS, 411 sndS, ES2 far the twalve montht anded Decamber 31, 2020 8nd 2019, razpactivaly.

Information About FFO, Core FFO and AFFO

Funds from operations ["FFCT) i defined a3 net income [la3s) before noncantrolling interests of unithalders, computed in accordance with generally accepted accounting principies [“GAAR"), extluding gains or
loazes fram depreciable rental property transactions [including both acquistions and disposrtions), and impa kments related 1o deprecable rental propeny, pus real estate-related depreciation and amortization.
The Company bebeves that FFO per share 5 helpful to investors a5 one of several measures of the performance of an eguity REIT, The Company further beligwes that as FFO per share exciudes the effect of
depreciatian, §¥ind [or iases] from property R niBctond and iMpairments related 1o depreciable rental propety (Bl of which are based on historicalcast which may be of limted ntitvance in evaluating current
performance], FFO per share can faclmte comparisen of operting performance between eguity REITs.

=

FRG per shane should not be considered a4 B Alte MAtve 10 Net ncome Bvaiab ke o common sharehoide s per shane as an indication of the Compa my's performance or to cath fiows a1 & measune of Bywdity. FRO
per share presented henein is not necessarily comparabie to FFO per share presented by other neal estate companies due to the fact that not all real estate companies use the same definition. Howewer, the
Company's FFO per share is comparable to the FFO pershare of real estate companies that use the curnent definition of the National Association of Real Estate Investment Trusts [YMAREIT"). A reconciiation of net
income per share to FFO per share iinchuded in the financial tables above.

Cote FFO o defined 33 FEC, 33 sdjusted for itermns TREE may dtorm the cOmparatve measirement of the Company's pedformance over fime. Adjusted FRC ["APRD"] it defined a3 Core FRO less [ rbcurring tenant
impravements, keasing commissians and capial expenditures, (i) straightline rents and amonization of acquiced abeve/below-market beases, net, and [ii] other nos-cash income, plus [iv) ether non-cash
charges. Core FFQ and AFFQ are both non-gaap financial measures that 3 re not intended to represent cash flow and are not indicative of cash flows provided by eperating activities 25 determingd in aggordance
with GAAP. Coce FRO and AFFO are precents d solely 3t supplemental disclosures that the Comparny’s managerment believes provides useful information regarding the Company’s operating pecformance and it
abiy 1o fund it dhvidends. There are not genarally accepted definitons established for Core FFO or AFFO. Therefore, the Company's measures of Core FFO and AFFO may not be com parabie 1o the Care FFOand
AFFQ reported by other REITS. & reconciligtion of net incoma to Core FFC and AFFQ arg indioded in the financial tables above.

Information About EBITDAre

EBITDAMR 5 3 non-GALP financial measure. The Company computes EBITDAN in atondance with standasts established by the National Asscciation of Real Estate Investment Trusts, or NAREIT, which may not be
comparable 1o EBITDAre reported by other REITs that do not compute ESITDAM in accordance with the NAREIT definition, or that interpret the NAREIT definition differertly than the Company does. The white
Paper on EBITDAre appeoved by the Board of Governors of KAREIT in September 2047 defines EBIiTDA as net income [less) [computed in accordance with Generally Accepted Accounting Principles, or GAAR], plus
interest expense, Plus income tax expence, plus deprecation and amortzation, plus (minus) losses and gais on the disposition of depreciated property, plus impairment write=downs of depreciated property and
investments in unconsahdated joint ventures, plus adjustments o refiect the entity’s share of ERITDAN of uncorsolidated joint vertures. The Company presents EBITDARE, because the Company bebtves thar
EBITDAne, adong with cash fiow from cperating activities, investing activites and finanding activites, provides investors with an additional indicator of the Company’s abiity to inour and senvice debr. EBITDAME
should not be considered 35 an aftemative to net income [determined in accordance with GAAF], as an indication of the Company’s financial performance, 25 an afternative 10 rat cash flows from operating
activities [determined in Becordance with GAAR), of 23 a measure of the Corpary’s Ryuidy.

40,2020 CLI Company Highlights

Same Store Performance

§ inthousands

]
Tatal Prepery Revenues 523249 526580  (53.331) (12.5%) 597,956 5103497 [55.541) (5a%)
Real Estane Taxes 54305 52854 51342 453% 513,308 512270 51085 B5%
rayroll 1495 131 187 183% 5,485 5132 357 9%
Repalrs & Maintenance 513 a8 25 198% 1,748 1893 55 3%
Utilities 777 750 = 3% 3.350 3287 73 3%
IrSurance 538 328 mz B50% 1,508 1262 LT 432%
Marketing ass 534 &3) (25.7%) 1,545 1535 377 [195%)
Management Fees & Other 1 1laa 324 157 11550 12247 1313 lore
Tomul Property Expentes 511741 53,453 52285 2a2% £40,520 537515 53.004 5%
Same Store GAAR NOI© 511508 $17.127 55.619) [3z2E%) 557,136 SE5.581 [58.545) [13.0%)
Tetal Wt 3513 3513 . - 3,813 3E13 - -
% Laased E9.4% 3% - (a5 55.4% BIN - (az%)
Adjusted some Stone
REVENUEs 517,748 snoep (L8098 f9.5%) 572,687 572474 fg222) (1w
Expenses 7858 &,581 1173 17.6% 28.830 75822 2008 T.5%
Adjusted Same Store GAAP NOF 59,390 512388  (5.978) {241%) 542,833 s45.652  (s2B19)  (62%)
Taral Units 2878 ZEFE - - 257 2878 - -
% Leosed 22.2% S6.0% = (3.8%) 522% 26.0% - (5.8%)
Offlce Same Store™
Total Property Revenues (SAAF) 533277 (73%) 143,340 5144740 [51.4001
Real Esate Taxes 55084 159% 519,812 $1E303 51509
Utilities 1738 (225%) 7544 5023 (1375 (153%)
Dparanng Sevices 1333 2% DS o7 [1.--vi N 1. 5
Total Froperty Sxpenses 514197 34% 557,541 358355 [5757) (23%)
Sama Store GAAP MO ™' $19.080 [ra.o) $S5.699 586342 (5643 (0.7%)
Less: stralght-ining of rents ad). and Fas 141 5508 52853 (52.2a5) (78.7%) 52.519 510232 [57.715)  [7sa%)
Same Store Cash NOU 518472 513322 (5850} (a.8%) 583,180 576,108 57.072 3%
Tatal Pregeies & 6 - - [ [ - -
Total Square Footage 4508501 4,508,501 - - 4,508,501 450801 - -
% Lensed TIEN TTE% - (0.8%) TN TIER - (05%)

(1} Values reprasenttheCompany’s pro rata ownarship of oparating portfolio.
2} Ageregate property-level revenue overthe given period; less operating expense, resl extae tes and utilites over the same period for the same tore pordolio.
3] Excluding PILOT tax catch-upadjustments totaling 5800K, 4020 SSNOI% would be (28.1%]) and 4020 Adjusted SSHOI % would be (22.3%),
[#) Adjusted Residentisl SarmeStore property pool excludes Transition Assets: BIVD 475and BLVD 425
[5) Office Same Stere exdudes discontinued operations and Harborside Flaza 1 & it was renovedfrom senwvicein 4015,
6} The aggregate sumof: propary-level revenue, straight-line and ASC B0S adjustments over the given time period; less operating expense, real estate taxes and utilities overthe same period for the
same store portfolio.
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Debt Summary & Future Repayments Schedule

40 2020

DebtBreakdown

Fixed Rate Debt

Fixed Rate Unsecured Debtand Other Obligations

Fixed Rate Secured Debt
Subrotal: Fived Rate Debt

Variable Rate Debr
Variable Rate Secured Debt
Variable Rate Unsecurad Dabt '

Subrotal: Variable Rate Debt
Totals/Weighted Average

Adjustment for Unamertized Debt Dismount
Unamortized Deferred Financing Costs
Total Consolidated Debt, net

Partners’ Share

CU Share of Total Consclidated Debt, net'™
Unconsalidated Secured Debt

CU Share

Partnars’ Share

Total Unconsolidated Secured Debt

Maturity Schedu

P eri
2021

2026
Theres ter
Subtotal

Adjustment for unamorized debt disceunt/premium

Unameortized deferred financing costs ™'
Totals/ W eighted Average

of Total

phted Aver

$ inthousands

SE75,000
1,811,502
52,385,502

5407,360
25000
5432,360
52,818,862
(1,504}
{15,561}
$2,801,797
(74,512}
$2,726,386

$358,075
284 704
$6842,779

52,796,150

See supporting “Debt Surmmary & Future Repayments Schedule™ noteson page 36
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2045
643%
BL. T

145%

15.3%
100.0%

12822

22712

(1,504
15561}

§5.643

3.76%

4165%
L2163
4.16%

52801757

181
624
517

223
Q57
07
485

7.10
710
7.10

3.76%

Minarity interes share of consalidsted debt iz comprised of 5337 million az Marbella, 5301 millionatM2, 59.9million atPas |mperial South Garage, and 512 rmillion 8t Part Imperial
South Retail.
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Residential Debt Profile

Sinthousands

Effective December 31, December 31, Date of
Lender Interest Rate "' 2020 2019 Maturity
Secured Construction Loans
The Emery Fifth Third Bank NfA = 24,064 NJfA
RiverHouse 9 Bank of New Yark Mellan LIBOR + 2.13% 46,357 11,615 12f15/22
The Upton People’s United Bank UBOR + 2.15% 42,459 9,431 03/26/23
The Charlotte QOuadReal Finance LIBOR + 2. 70% 161,544 5144 12/01/24
Total Secured Construction Debt $250,360 550,254
Secured Permanent loans
Riverwatch New York Community Bank Mfa - 30,000 NfA
Port Imperial South 4/5 Retail American General Life & A/G PC 4.56% 3,866 3934 12/01/21
Marriott Hotels at Port Imperial Fifth Third Bank LIBOR + 3.40% 94,000 74,000 4/058/22
Portside 7 CBRE Capital Markets/FreddieMac 3.57% 58,998 58,998 08/01/23
Signature Place MNationwide 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 i0/01/24
Portside 5/6 Mew York Life Insurance Co. 456% 97,000 97,000 03/10/26
BLVD 425 New Yark Life Insurance Co. 417% 131,000 131,000 08/10/26
BLVD 401 MNew York Life Insurance Co. 4.3%% 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 Matixis Real Estate Capital LLC 4 48% 41,000 41,000 08/05/27
BLVD 475 Northwestern Mutual Life 2.91% 165,000 18,752 11/10/27
RiverHouse 11 at Port Imperial Northwestern Mutual Life 458% 100,000 100,000 01/10/29
Soho Lofts New York Community Bank 377% 160,000 180,000 07/01/29
Port Imperial South 45 Garage American General Life & AfG PC 4.85% 33,138 32,600 12f01/29
The Emery New York Community Bank 321% 72,000 - 01/01/31
Principal balance outstanding 1,444,002 1,350,284
Unamortized deferred financing costs [11,595]) (13,394
Total Secured Permanent Debt $1,432 407 51,336,890
Total Debt - Residential Portfolio - A 51,682,767 41,387,144
Hotes:
See supporting "Debx Profile” notes onpaga36
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Office Debt Profile e
Effective December 31, December 31, Date of
Lender Interest Rate ' 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% 124 500 124 500 04/01/27
111 River Apollo/Athene 3.90% 150,000 150,000 09/01/29
Principal balance outstanding 524,500 524,500
Unamortized deferred financing costs 3.133) {36100
Total Secured Debt - Office Portfolio £521,377 520,890
Senior Unsecured Notes: /%
4,500%, Senior Unsecured Notes public debt 4.61% 300,000 300,000 04/18/22
3.150%, Senior Unsecured Notes public debt 352% 275,000 275,000 05/15/25
Principal balance outstanding 575,000 575,000
Adjustment for unamortized debt discount (1,504) (2,170}
Unamortized deferred financing costs (843] {1,348}
Total Senior Unsecured Motes, net: $572,653 $571,484
Revolving Credit Facilities 13 Lenders LIBOR +1.35% 25,000 329,000 07/35/21
Total Debt - Office Portfolio - B 1,119,029 1,421,374
Total Debt - Residential Portfolio - A (from previous page) 1,682,767 1,387,144
Total Consolidated Debt: A+ B =C 2,801,797 2,808,518
Notes:
See supporting “Debt Profile® notes onpage36
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Consolidated Debt Maturity Schedule

2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031

$700,000

$600,000

$500,000

$400,000

$300.000

$200,000

$100,000

Construction

$46,357
$42,459

$161,544

—
546,357  $42.459
2022 2023

= Construction

*Revolving CreditFaciliy iz exciuded from the table

40 2020

Office Secured Residential Secured Corporate™
- 53,866 -
$94,000 $300,000
- $58,998 $275,000
= $308,000 -
$250,000 5408,000 -
5124,500 $206,000 -
5150,000 5293138 -
- $72,000 -
Debt Maturity Schedule
J i
$308,000 . 5293138
5206,000
$250,000 l
$161504 l $124,500 5150.000
— - 1
2024 225 2026 2027 2028 2029 2030

m Office Secured  m Residential Secured  m Corporate™

CLI Company Highlights

2031

5 inthousands
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Unconsolidated Joint Ventures $ inthoussnds

Leas ed CU's Nominal 40 2020 NOI After CU Share CU Share CU NOI After cu 40

Units/SF  Occupancy Ownership W not ¥ Debt service™ of NOI of Debt Debt Service'™ 2020 FFO

Operating Properties

Residential
Urby Harborside 762 94.2% 85.0% $3829 5192,000 $1,262 $3,255  $163,200 51,073 51,046
RiverTrace at Port Imperial 316 a1.1% 22.5% 1434 82,000 745 323 18,450 168 171
Riverpark at Harrison 141 97.2% 45.0% 415 30192 124 187 13,586 56 20
Metropolitan 130 52.3% 25.0% 418 42,567 159 105 10,642 40 (123)
Metropolitan Lofts 55 96.6% 50.0% 31 18,200 (85) 16 5,100 (43) {45)
Station House 378 90.2% S0.0% 1385 25137 33 693 47,569 120 101
Subtotal - Residential 1,785 93.0% 57.9% $7,512  $460,096 §2,444 $4,579  $262,547 $1,414 $1,170
Office
12 Vreeland 139,750 100,0% 50.0% 5401 $4,582 5368 $201 $2,291 $184 $180
Offices at Crystal Lake 105,345 23.2% 31.3% 432 2,532 402 135 791 126 125
Subtotal - Office 246,095 97.1% Lo s833  §7,114 5770 5336 53,082 $310 5305
Retail /Hotel
Hyatt Regency Jersey City 351 7Y 50.0% (1667] 100,000 2,585 {s34) 50,000 (1293) 263
subtotal - Retail /Hotel N/A 50.0% (51,667) $100,000 ($2,585) ($834)  $50,000 (51,293) $263
Total Operating 57.8% $6,678  $567,210 5629 54,081  §315,629 s431 51,738
Crystal House 825 NfA 25.0% 52527 NSfA 51,299 5632 N/A 5325 5325
Other Unconsolid ated JVs 591 75,569 43 293 30,228 17 (23}
Total Unconsolidated Jvs ¥ $9,796  $642,779 $1,971 $5,006  $345,857 §773 52,041
Notes;

(a} The sum of proparty-kvel ravenua, straight-line and ASC 205 adjustmants; lass: oparating expensa, real estate txes and utilities.

(B) Propertylevel revenue |8ss opersting espense, real emate txes and utikties, property-level GEA expense and praperty-level interes expense.

(e} GAAPNOIat Company's owneshipinterestin the joint venture praperty.

(d) NOIAfrer Debe Service 3t Company’sownership interestin the joint venture property, calculzted as Company's share of GAAF NOI afterdeducting Company's share of the unconsslidated joint ventures’
interas axpensa The Company's share of the interast expensa is 53,625,000 for 40 2020,

See supporting “Unconsclidated JeintVientures” noteson page 36 and Information About Net Opemting Income (NO1) on page 35,
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Transaction Activity $ inthousands inc.per uni

Residential Portiolio values) except per 5F

Number of  Units / Keys [ Percentage  Gross Assetr Price Per Weighted Average

Location Transaction Date  Buildings SF Leased Value ™ Unit / 561 Cap Rate "
1Q 2020 Dispositions
Capital Office Park Land Greenbelt, MD 03/27/20 I = z $9.661 -
Total 10 2020 Dispositions - - - $9,661 - -
10 2020 Acquistions
Port Imperial North Retail West New York, NJ 03/12/20 1 30,745 56.2% $15,200 454
Total 10 2020 Dispositions 1 30,745 66.2% 515,200 5494 4.6%
40 2020 Dispostions
Hillsbaraugh [Land) ' Hillsharough, M 12/17/20 . . - 54,200
Riverwatch New Brunswick, NJ 12/23/20 2 200 95.0% 47.000 235,000
Crystal House * Arlington, Vi 12/31/20 1 825 90.2% 336,600 408,000
Crystal House (Land) Arlington, VA 12/31/20 B - - 40,000 .
Total 40, 2020 Dispositions ™ 3 1025 90.9% 5427.800 $374.244 2.9%

Office Portfolio

Number of Percentage Gross Aset Price Per Weighted Average

Location Transaction Date Buildings 5 Leasad Value ™! SF Cap Rate

10 2020 Digpostions

230 & 250 Half Mile Rd Middietown, NJ 01/03/20 2 . = 57.600 .

One Bridge Plaza Fort Lee, NJ 03/17/20 1 200,000 73.5% 36,700 184

Total 10 2020 Dispostions 3 200,000 73.5% $44,300 5184 6.2%
30Q 2020 Dipositions

3 Giralda Farms Madison, N 07/22/20 1 141,000 0.0% £7.974 57

Parsippany & Giralda Portfolio MorrisCounty, M) 08/15/20 10 1,448 420 82.4% 158,752 110

325 Columbia Turnpike Flor ham Park, M1 08/18/20 1 168,144 845% 25,550 152

9 Campus Drive Parsippany, NJ 09/24/20 1 156,495 91.6% 21,000 134

Total 30 2020 Dispositions 13 1,914,059 77.3% $213.275 s111 9.6%
40 2020 Dispositions

5 Vaughn Drive Princeton, M) 10/21/20 il 98,500 30.0% £7.500 76

7 Campus Drive Parsippany, NJ 11/18/20 1 154,395 45.0% 12750 &3

5E1 Main Street Woodbridges, M 12/03/20 1 200,000 100.0% 61,000 305

14 & 16 Skyline Land] Hawthorne, NY 12/18/20 . . . 3,000 .

500 College Road Princeton, M) 12/22/20 ad 158,235 47.0% 9,983 63

Total 40 2020 Dispositions 4 611,130 61.1% 594,233 5149 3.6%

See supponting “Transaction Actvity” notes on page 35,
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Operating Communities — Residential

3 in thousands, except per home

Highlights
Buerage  Awerage
Percentage Percentage Revenue  Revenue
Rentable Avg Year Leased Leased PerHome PerHome NOM O o Debt
Operating - Resid ential Lecation Ownership Apanmments 5 Sipe Complete | 402020 302020 402020 302020 A0 2020 Q2020 YTD 2RO Bdance
Consaldaned
Liberty Towers ersey City, W 100.0% 43 [EER 23 k] B7O0% B53% 53l 53,343 =3 S0 Sla@E SI65.000
BLVD 238 | ka_ Marbela) Jersey Eity, M) TANH a1z 383,518 587 2003 754% TRE% 3127 N30 1318 1% 7,080 1%1 500
BLVD 275 . ka. Manado) Jersey City, M) 100.0% 513 a75.742 10 011 B20% TIE 3115 3,30 1142 ,17% 9,055 165,000
BLVD 201 | kB N2} Jersey City, W TAXH LiT1 278182 a78 2018 B2 %% 82 4% 3408 5885 1808 18m EE 117,500
Soho Lofts Sersey City, W 100.0% m 248057 11 w7 L% 5% 4172 4,135 1,108 1,67 8,505 150,000
RiverHouse 11 sk awien, NI 100.0% 288 280,551 f1T] 2018 513% S83% 3351 5881 1A% 17O &35 100,500
Sgnatare Place at Moris Plains Marris Plains, N 100.0% 187 20316 1034 2018 B5.5% B8.0% 1510 2,671 31 670 3,180 23000
Quarry Flace at Tukahoe Eastchestes, NY 100.0% 105 105,505 377 2018 553% 521% 3542 371 L] =54 2,488 41,000
Portide & East e -7 [East Bosten, MA 100.0% 181 156051 a2 2015 85.5% SLAK 21856 2,953 956 839 3,959 SB598
Fortside ot East Fier - 5/6 East Boston, MA 100.0% 256 235,073 54 2018 555% 53.1% 2587 3,042 1522 1586 5,355 §7,000
145 Front at City Square Worcester, A 100.0% 365 305,556 a7 2018 B4 5% B5.1% 1014 2,001 1258 1,106 4 508 63,000
The Emery Revere, MA 100.0% 526 273340 535 2020 52.9% TEEH 2581 1,818 1087 =l 7L 72000
consoldated 05.4% 4,039 3,700,347 "6 BB.0% BT.5% 53,084 3,237 S1667E 51655 575,136 S1312908
Unoonsolidated Joint Ventures™
Urby Marborside Jersey City, MJ BT0% 762 473475 523 7 542% §3.3% 53093 53,113 53529 53006 517,W5 5192000
RiverTrace at Port Impenal West Hew York, M) 225% 315 255,767 235 2014 51.1% 85.3% 25965 3,188 1432 1458 6528 82,000
RiverFack at Marrison Harrison, NI 450% 141 125,455 550 2014 972% % 2331 2,300 a1s 319 1,35 30,192
Metropoftan at 40 Park © Barristown, NJ 25.0% 130 124237 955 2010 B23% BE2% 2554 3,157 242 &3 2,88 36500
wetropobtan Lofrs Morristown, N 50.0% 53 5 653 927 201E 9555 SEI% 3092 3,266 31 199 =g 1E200
Satien House Waskingion, 0T 0% 3 2E0.23% 258 2013 B02% £05% i4s L83 1388 L3 £.372 5437
Baint Ventuns 579 1,786 1,365,009 TES 93.0% 93.4% 52858 52969 57338 58199 S3maE $454029
Total - Operating B35% 5,825 5,065 356 870 50.2% B9.5% s30a $3,150 S$24016 52473 510984 $1767027
Sold Froperties
Riverwatch New Bru nawack, MU 100.0% 200 147 832 38 1887 Wia Bi5% A 51,884 243 5333 51,584 A
Crystal House arfington, V& 50% 25 TIETEE BEE 192 L1 POFE N/a 2,739 2527 L7E 11,7 L
sald Propeies 188% 1,028 885,538 885 Nfa 7% NfA $2170  S27es SRR S13AM1 T
fuerage  Avenge
Year O@upancy Oooupancy DR ADR NO™ Mo WO Dabt
Operating - Hotels Location Ownership EEys Complete | 402020 302020 402020 302020 40 2020 302020 YTD 2@0  Baance
Envue, Autegraph Collection Weeh awken, NJ 100.0% 208 2018 Wa LTEY nfa Hia lss08) (51,058 (53,2:9)
Residence nn at Port imperial weehawken, NI A0.0% 158 2018 585% 2% 25 1z o 383 faazy
Mardott Motels at Part imperial 100.0% 372 59.5% 62.5% 5126 $120 [5838) [51,371) [53.86) 534,000
Hotes:
See Information Abow Nex Operating Incoma on page 3% See supporting “Operating Communities” notweson page 36,
40 2020 CLI Multifamily Portfolio 26
Operating Communities - Commercial
g 5 inthousands
Operating Highligh
Percentage Percentage
Rentable Year Leased Leased NOI™ NOP* NOI* Debt
Operating - Commercial Location Ownership Spaces SF Complete | 40 2020 302020 4Q 2020 3Q 2020 YTD 2020 Balance
Port Imperial Garage South Weehawken, NI 70.0% B00 320,426 2013 NfA N/A $65 {$12) 5332 533,138
Port Imperial Garage North Weehawken, NJ 100.0% 786 304,617 2015 NfA N/A (127) (148) (318) B
Port Imperial Retail South Weehawken, NI FO.0% 13,064 2013 BE 1% B881% 114 118 474 3,866
Port Imperial Retail North Weehawken, NI 100.0% 8,400 2015 100.0% 100.0% 79 89 303 -
Riverwalk at Port Imperial West New York, N 100.0% 30,745 2008 52 3% 52.3% 7 (7 274 -
Shops at 40 Park Morristown, NJ 25.0% 50,873 2010 59,08 69.0% ] 121 617 6,067
Total Commercial 80.9% 733,225 69.9% 69.5% 5192 $163 $1,682 543,071

Summary of Consolidated RRT NOI by Type [unaudited):

Total Consolidated Residential - Operating Communities - from p. 26
Total Consolidated Commercial - (from table above)

Total NOI from Consolidated Properties (excl unconsol. IVs/subordinated interests):

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

Total NOI for RRT (see Information About Net Operating Income on p. 39)*:

Hotes:

See Information About Net Operating Income on page 25.
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$16,678 516,882
124 42

$16,802 $16,924
530 (1,272)

516,272 515,652
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In-Construction Communities & Future Land Sites

3 inthousands
Project Capitalization - Total capital as of ag 2020 Development Schedule
Apartment Third ProjEced Projded Projcted
Homes/ MCRC Party Dev Debi MCRC mitial Pmject Stabilized Swbilized Zabiized
Lo i mity Locaten Ownership  Keys Costs Debt™  capital (Capital costs™  palance  Capital S Ocupancy Rabilization Yield Lo EFQ
Consolidared
RiverHouse # ‘Wawhawken, NJ 1000% 313 5143778 592,000 551,778 = 598,135 545357 $5L778 3Q3I01E IQ 2021 aQanzz 633% 59,200 56120
The upton Short Hills, NJ 100.0% 198 g5.412 84,000 35412 = TATL 42458 35A12 402018 10 2021 402021 B31% 6288 4188
The Charlotte Jessey City, N 100:0% 750 459,510 300,000 155510 - 331054 1861534 155510 1Q2015 102022 302023 555% 2E100 15350
consolidated 1000% 1258 STI2700 5456000 5256700 S0 SS07060 5250360 S256.700 BA2% 543468 S2B54B
Ik BN TUrES
The Capstons West New vork, NJ S0.0% i 183508 112000 25539 45357 155588 I5.559 25538 aQ2017 Q2021 iganzz £34% 123332 j-3-3-r3
loint Ventures 20.0% 360 51592916 5112000 535529 545387 5156485 575569 535529 634% S12272 58582
Total m-Constrsstion Comem unites B6.6% 1618 5505 616 5568000 5292 329 545 387 S663545 S325629 S$292 270 BA5% 555690 S§37230
Total Remaining Capital  $243071 $243H71 50!
Mudson waterdront Greater NY/NJ
PMaza & Jersey City, NJ 680 1 Water 5t White Plains, NY 89
Flaza s Jersey City, N2 487 1883 Littletnn /2 Campus Parisppany, NI 88
Urby Harborside - Future Phases Jersey City, NJ 1500 5 Becker Farm/85 Livingston Roseland, M) a3
107 Margan lersey City, N2 500 235 Canoe Brook Homel Shart Hills, NI 180
Liberty Landing Fhase 1 Jersey City, N 255 subttal - Greater NY/M) 1,266
Libety Landing — Future Phases lessey City, NI sgs
Pl South =Park Pancel Weehawhken, N) 298 Baston Matro
F Sauth —Buiding 18 ‘Weehawken, M) 204 Pormside 1-4 East Basan, MA i
Fl south - Office 1/3 Weehawhen, M) %0 Future Cwgrlook Phases Walden/Revere, M2 552
P South -Bulding 2 weehawken, M) 285 COverloak Hotel Parcels walden Revers, Ma 17
Pl Horth =Riverbend & Wiest New ¥ ork, W 507 subtotal - Boston Métro 1,84
P1 Korth —Buiding1 ‘Wiest New York, W 154
Subtotal - Hudion waterfront 6125 Total Future Start Communities 5555

NOI amounts are projected only. See Information About Net Operating Income [NOI) on page 39,

See supporting “In-Construction Communities™ noteson page 36.
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Roseland Balance Sheet

S inthousands
[unaudited)
4Q 2020 a0 2019
ASSETS
Rental Property
Land and leasehold interests $323,139 $322,792
Buildings and improvements 1,854,269 1,811,505
Tenant improvements 3,522 1,981
Furniture, fixtures and equipment 76,878 72,224
Land and improvements held for development 308,627 292,350
Development and construction in progress 602,767 396,391
Total Gross Rental Property 3,169,202 2,897,243
Less: Accumulated depreciation (140,776) (90,627)
Met Investment in Rental Property 3,028,426 2,806,616
Assets held for sale, net - -
Total Property Investments 3,028,426 2,806,616
Cash and cash equivalents 12,109 8,654
Restricted cash 11,158 10,520
Investments in unconsolidated M's 156,827 201,724
Unbilled rents receivable, net 4,113 2,745
Deferred charges & other assets 34,000 47,743
Accounts receivable, net of allowance 2,842 1,401
Total Assets 53,249,515 43,079,409
LIABILITIES & EQUITY
Mortgages, loans payable & other obligations 51,682,767 $1,387,144
Note payable to affiliate . 15,300
Accounts pay, accrued exp and other liabilities 80,017 85,377
Rents recv'd in advance & security deposits 6,401 6,569
Accrued interest payable 4,036 3,950
Total Liabilities 1,773,221 1,502,340
Redeemable noncontrolling interest - Rockpoint Group 460,973 451,058
Moncontrolling interests in consolidated joint ventures 45,010 47,064
Mack-Cali capital 970,311 1,078,947
Total Liabilities & Equity 53,249,515 $3,079,409
402020 CLI Multifamily Portfolio 29
Roseland Income Statement $ inthousands
{unaudited)
3Q 2020
REVENUES
Base rents $30,602 529,238 $31,190 $33,003 $34,919
Escalation and recoveries from tenants 883 1,311 1,218 1,080 1,223
Real estate services 2,766 2,864 2,711 2,049 2,995
Parking income 1,988 2,439 1,496 2,990 3,366
Hotel income 997 893 772 1835 4,138
Cther income 845 913 847 1,189 1,056
Total revenues $38,102 658 538,234 $42,846 47,698
EXPEMSES
Real estate taxes 57,377 85,675 56,312 56,283 56,082
Utilities 1,342 1,562 1,376 1,633 1,216
Operating services 8,948 10,267 8,172 8,290 8,982
Real estate service expenses 3,420 3,258 3,035 3,673 3,703
General and administrative 2,855 5,010 3,250 2,893 3,377
Depreciation and amortization 15,016 15,551 15,309 21,067 22,564
Property impairments E 36,582 . - -
Land and other impaiments - - 4,856 175 1,035
Total expenses $38,958 $78,905 $42,310 344,014 $46,959
Operating Income ($8586) 1541,247) (54,076) ($1,168) 5739
OTHER [EXPENSE] INCOME
Interest expense 159,122} (55,087) (59.184) (58,909) (510,363)
Interest and other investment income (loss) 0 2 ] 1 844
Equity in eamings (loss) of unconsolidated joint ventures {1,258) 880 (569) (520) 2,297
Realized gains (losses) and unrealized losses on disposition 7164 = = = 113,787
Gain on sale from unconsolidated joint venture 55,184 = = = 0
Gain on sale of land fother = - - 764 (44)
Gain (loss) from early extinguishment of debt, net (272) = = = =
Total other income (expense) $31,656 58 185) 159,727) ($8,734) _ 5106,521
Net income (loss) 330,800  (549,432)  ($13,808) ($5,902)  $107,260
Noncontrolling interest in consolidated joint ventures $707 5798 5447 5176 5140
Redeemable noncontrolling interest {5,015) (5,018} (6,016) (6,016) {6,015}
Net income (loss) available to common shareholders 525,491 (554,650) (519,372) (515,742) 5101,385
40 2020 CLI Multifamily Portfolio 30
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Property Listing

i)

Location Total SF SF % Leased + Escalations
101 Hudsan Jersey City, NJ 1,246,288 1024901  822% $45.27
Harborside 2 & 3 Jersey City, NJ 1,487,222 1,218,537  820% 4118
Harbarside 4A Jersey City, NJ 231,856 231856  100.08% 4592
Harborside 5 lersey City, NI 977,225 545317  S58% 4131
111 River Street Hoboken, NI 566,215 463,677  BLIN 4237
Total Waterfront 4,508,801 3485288  TRL.3% $42.84
Harborside 1 Iersey Gity, NJ 395,578 N/A N/A
Total Waterfront (including Out of Service) 4,905 379 3,485,288 71.0% 542,84
101 Wood Avenue s lselin, NJ 263,841 262,841  100.0% 36.11
99 Wood Avenue 5 tselin, NJ 271,988 222,287 817% 38.60
333 Thornall 5treet Edisan, NJ 196,128 174381  889% 39.67
343 Thornall treet ¥ Edison, NJ 195,709 180698  923% 38.95
150 JFK Parkway ! Shart Hills, NJ 247,476 135,220  546% 40,55
51 JFK Parkway Short Hills, NJ 260,741 226,571  B69% 55.19
101 JFK Parkway ' Short Hills, NJ 197,196 104,111 984% 46.01
i3
103 JFK Parkway Shart Hills, NJ 123,000 123,000  100.0% 46.80
Total Class A Suburban 1,755,079 1,515,109  B6.6% $42.59
7 Giralda Farms Madison, NJ 236,674 142,136  604% 36.88
4 Gatehall Drive ! Parsippany, NI 248,480 147,778  595% 28.65
100 Schultz Drive ©! Red Bank, NI 100,000 28,506 28.5% 32.10
200 Schultz Drive ™ Red Bank, NI 102,018 87,579  858% 30.32
1 River Center 1% Red Bank, NI 122,594 111815  913% 30.00
1 River Center 2 @ Red Bank, NJ 120,360 120,360  100.0% 2836
1 River Center 3 Red Bank, NJ 194,518 76572  394% 31.79
100 Overlook Center ' Princeton, M) 149,600 140,583 94.0% 3143
23 Main Street “* Holmdel, NI 350,000 350,000  100.0% 22 86
Total Suburban 1,624,244  1,205429  74.2% $28.72
Total Core Office Portfolio 7,888,124 6,209,826  TA.7% $40.08
MNotes:
See supporting “Property Listing” noteson page 37.
40 2020 CLI Office Portfolio

34528
28,998
184,222
156,499
3,325
407,572

NfA

407,572

3,533
13,870
14,065
9,349
5,767

4,428

51,012

46,246

1,267
9,705

57,218

515,802

198

I 2R T

n-Place Rent

54775
37.86
4592
41.48
55.21
$43.87
N/fA
$43.87
$38.34
3566
39.65
3461
4868

54.69

$39.88

2582

3283
29.71

$26.63
$41.57
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Leasing Rollforwards & Activity

For the three months ended December 31, 2020

Net

Leasing

Inve ntory

Pct. Sq. Ft. Inventory Leased Sq. Pt.
Leased Inventory Leased Acquired/ Acquired f Expliring/ Incoming
9/30/2020 9/30/2020 9/30/2020 Disposed Disposed Adl. 5q. Pt Sq. Ft.
Waterfront Te.9% 4,508,801 3,467,561 - 11,659 6,068
Class A Suburban £9.0% 1955079 1,739,758 (200,000) (200,000) (95,702} 75,052
Suburban 20,05 1.877.135 1313816 [252,895) (103 5800 47 8611 41454
Subtotals 78.2% 8,341,019 6,521,136 (252,895) (101,580) (131,504) 122,574
Non-Corg B8.0% 158,235 107,641 (158 238) 1106.0571 (1584 -
TOTALS T8.0% 8,495,254 6,628,777 (252,895) 101,580) (133,488) 122,579

For the twilve months ended December 31, 2020

Pct. Sq. Ft. Inventory Leased Sq. Pt.
Leased Inventory Leasad Acquired/ Acquired f Expliring/
12/31/2019  12/31/2019  12/31/2019  Disposed Disposed  Adl. Sq. Ft.

Waterfront Tr.8% 4,508,801 3,510,055 - - (155,170} 130,403
Class A Suburban BO.7% 2,155,079 1,832,953 (4100,000) (247 829) (217,047} 251,102
Suburban 290% 2650198 2884391 QOISO 0 | (2898231 19550
Subtotals BO.7% 10,314,078 8,327,399 [2,425,954)  (1,532,188) (762,040} 576,655
Nen-Core 70.3% 158,235 111,292 (158,235) (87,294) (33,275} 28,040
TOTALS BO.6% 10,472,313 8,438,691 (2,425,954)  (1,932,188) (795,315) 604,695

For the three months ended December 31, 2020

Activity

17,727
120,650)

(£.407)
[28,295)

PP
125,875)

Net

Leasing
Activity

(24,767)
(65,845)
194,673)

[185,385)

(5,235)

(190,620)

12/31 /2020
4,508,801
1,755,078
LE24 244
7,888,124

7,888,124

Inve ntory
12/31/2020
4,508,801
1,755,079
1624 244
7,888,124

7,888,124

[

Base Rent [$)"'

5q. Fr. Pct.
Leased Leased
12/31/2020  12/31/2020

3,485,288 T7.3%
1,519,108 86.6%
L205,420 282%
6,209,826 78.7%
6,209,826 78.7%

5q. F Pct.
Leased Leased
12/31/2020  12/31/2020

3,485,288 T7.3%
1,518,109 BE.6%
1205425 743%
6,209,826 78.7%
6,209,826 78.7%

Wrd. Avg. Costs
5q. Fr. Per Year (5)

5q. Fr. 5q. Fr. Renewed Welghted Avg. Welghted Avg.
New Leases and Other Retalned 5q. Ft. Term [¥rs)
Waterfront 2 6,068 4,343 1426 3,034 43
Class A Suburban 5 75,052 2871 72,181 15,010 45
Suburban 3 41454 1,300 40,154 13 gig 72
Subtotals 10 122574 BA13 114,161 12,257 56
Motes:
(1} Inclusiveof escalations.
402020 CLI Office Portfolio

550.36
4552
2271

542.52

$0.20
263
10
51.88
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Top 15 Tenants

Number of
Properties

L)

Bank of America Merrill Lynch
John Wiley & Sons, Inc.

MUFG Bank, Ltd.

Dun & Bradstreet Corporation
Inwestors Bank

E*Trade Financial Corporation
KPMG LLP

Vonage America Inc.

Arch Insurance Company

TP Icap Americas Holdings Inc.
Sumitomo Mitsui Banking Corp.
First Data Corporation

Brown Brothers Harriman & Co.
HQ Global Workplaces LLC
Cardinia Real Estate LLC

Totals

D B = S Sy e T N

Motes:
See supporting “Top 15 Tenants” noteson page 37.

40 2020

Percentage of

Annualized Company
Base Rental Annualized Base
Revenue [:',)U:I Rental Revenue (%% 2

$11,125,489 5.5%
10,888,238 5.3%
10,195,724 5.0%

7,568,200 3.7%
5,300,455 2.6%
5,250,600 2.6%
5,266,324 2.6%
4,924,500 2.4%
4,326,008 2.1%
4,163,898 2.0%
4,156,989 2.0%
3,684,106 1.8%
3,673,536 1.8%
3,460,735 1.7%
3112664 15%
$87,137 466 42.8%
CLI Office Portfolio

Square
Feet
Leased

421,570
250,353
242,354
192,280
144,552
132,265
120,947
350,000
106,815
121,871
111,105

88,374
114,798
102,737

79,771

2,619,792

Percentage
Total Company
Leased Sq. Ft. (%) ®'
7.1%
4.9%
4.1%

3.2%
2.4%

2.2%

2.0
5.9
1.8%
2.0%

1.9%

1.5%

1.5%

1.7%
1.3%
44.0%

Year of
Lease
Expiration
(3
2033
(4)
2023
(3)
2031
(8)
2023
2024
(7)
2037 (8)
(9
2026
(10)
2032




Lease Expirations

Net Rentable Area Ay Average Annualized Base Rent
Year of Expiration aarket Number of Subject to Expi Square Feet Rep Per Net Rentable Square Foot
ing . by Expini Expifing Leases Represented by Expiring Leases (5]

2021

Wwatarfront iE 407,572 &8 4235 Bl

Class A Suburban 11 51,002 =%} 3605 a8

Seburban ] 7218 Lo 2531 o7
TOTAL -2021 34 515,802 BE 20,571,197 3958 a7
2022

Waterfront 12 102,307 1.7 4,002,238 39.12 L9

Class A Suburban 14 137,871 z3 4, 584 661 3550 z3

Seburban 8 77,333 i3 2,159,579 41 10
TOTAL -2022 35 3751 53 11,096 478 3495 52
2023

waterfront 1 323,350 LT 12,331,255 3802 58

Class & Suburban iw 351,245 59 13,801,220 4G -2

Suburban 13 548 287 8.2 10,833 700 19.7% 21
TOTAL -2023 a3 1.225072 0.5 37,055,215 3025 s
2024

waterfront 13 233,673 38 9,488,752 2081 .

Class & Suburban 18 8,175 27 9,518,781 4501 48

Suburban i3 121 838 20 3879917 2938 L7
TOTAL - 2024 a2 574,685 e 22,882 470 3982 e
2025

warerfront 10 114,538 20 % 833 43% 5138 17

Class & suburban 16 196,267 23 7,245,331 36592 35

Suburban H 20,730 o.s L3118 018 el
TOTAL = 2025 £ 363,920 51 12,429,905 3446 59
2026

waterfront 11 249,962 412 9,030,368 3612 43

Class & Suburban 1 213,529 36 7,222,952 338 32

Swburgan 12 104,260 L7 1,993,025 1558 s
TOTAL - 2026 34 567,971 X3 19,246 366 3359 X1
2027 AND THEREAFTER

wiaterfront a1 1,837,982 E 65,713,511 430 -

Class A Suburban 15 542 880 57 12,342 277 4181 %]

Suburban i 232,212 40 453351 2323 23
TOTAL - 2027 AND THEREAFTER 68 2,414 868 404 B 538 935 36.66 418
IOTALSBY TYPE

waterfront 117 3,378,811 847 123,439,481 37.40 §7.7

Class A Suburban igz 1,513,859 53 59,267,515 3815 82

Suburban -] 1,182,160 200 20,115 56 2828 PN
Totals/Weighted Average 87 5,979,830 a0 01,822,570 3542 a0

See supporting "Expirations” notesonpage 37.
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Appendix

$ inthousands

Financial Metrics - [Pags &}

11} Funds fram operations|"FRY") iscalculated inaeccordance withthe definition of the National Assselaton of Real Estate Investment Trusts [NAREIT). Seep. 17 “Information About FFO, Core FRO & AFFOS.

12} Includasany cutstanding praferred units prasanted on acomnverted basisintocommenunis, noncontralling interests in consolidated joint vertures and redeemabla noncontrolling intarasts,

Balance Sheet - (Pages)

11} Includesmark-to-market lease intangible net assats of $74, 553 and mark-to-market lease intangible net liabilitiesof $34,172 as.0f 90 2020,

12} Includes Frepaid Expensesand Other Assews anributable te Reseland of 515,625 as fellows: (i deposits of 56,630, (i} other receivable of 53,834, (iii) other prepaids/asses of 52,852, and [iv) prepeid @ues
ef52,289.

Debt Summary & Future Repgayments Schedule - [Pags 12)

11} The actusl weighted average LIBOR razefor the Company’s sutstanding variable rate debtwas 016 percent asof Decermber 31, 2020, plusthe applicable spread.

12} Excludes amortized dafermed financing costs primarilly partaining to the Company’s unsacured revolving credit facility whichamounted to 5995, 416 for the three months anded Decambar 31, 2020,

Debt Profile - (Pages 20-21)

11} Effective rate of debt, induding deferred financing costs, comprized of the cost of terminated treasury lock agreements [if any], debt initistion costs, mark-to-market adjustmentof acquireddebt and
other transaction coss, 3s applicable.

12} Senior unsecured debtisrated B+/Bl byS&P and Moody'srespectively.

13} Costofrerminsedtreasury lock agreements (if any), offedng and other ransacton coss and the discount/premivm onthenotes, asapplicable.

Unconsolidated Joint Ventres - (Fage 23)

11} Amounts represent the Company ssharebassd onownership percermage.

12} Uncensolidated.)ointVentre reconciliation is asfollows:

40 2020
Equity in Earnings of Unconsolidated ) gint Ventures (5229}
Unconselidated JointVenwre Fundsfrom Operatons. 2041
Joint Wenture Share of Add.Back of Real Estate-Rel sbed Depreciation 1,051
Minority Interast in Consolidated Joint Venture Share of Depreciation [653)
EBITCA Depreciation Add-Sack 52,371

Transaction Activity - (Fage 24)
1) Acquisitions list gross purchase prices 3t 100% ownemshiplevel; dispesitions list gross sales proceeds 28 100% ownershiplevel,
12} Lend sales are excluded from \Weighted Average Cap Rete calculmions.
13} Cllowned 505 priorie sale.
CLI owned 255 priorto sale
150 Cllowned 50% priorta sale
16} Weighted AverageCap Rate reflects annualized in-place &0 NOI. On a traiing 12-month basis, theweighted average cap rate would have been 3.75%,
Dperating Communities - [Fagae 26}
1) Sratistes associmedwith the Emery are exduded inweighted averages during un-stabilized period
12} Uncensolidated joint ventureincomarepresented at 100% vamture NOI. See Information on Nat Operating Incoma (NOI} on page 39
13) Asof December 31, 2020, Prieriey Capitalincluded Metropelitan st 520,914,422 (Prudertial
14)  Excludes approximataly 121,000 SF of ground floor retad,
i ities - (Page 28}
{1} Represents maximum loan proceeds.
12} Represents development costs funded with debter capital asef December 31, 2020,
13) Currentlyapprovedfor approximately 230,000 square feet of office space.
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Appendix - Continued

Propeny Listine- (Page 32)

Includes arnualized base rental revenue plus escalations for squarefootage leasedto commercial and retail tenantsonly. Excludes|easesfor amenity, parking and month-te-month tenants. Annualizd
basa remalrevenue plus ascalations i based on acual December 2020killingstimes 12 For leaseswhese rent commences Sfver January 1, 2021 annualized bassremal revenus isbased on the firstfull
month's billing times 12, As annualized base réental reverue isnotdedved from historical GAAP results, historical results may differ from those set forth above.

12} Harborsidelwastaken outof senicein 5015

130 These assatsareundercontract for sale for total gross procesds in a range of $600- 5625 million, These assetstota| 2,993,089 squara faat.

18} Subzequentts guarer-2nd, onlanuary 14, 2021, the Company completedthe sale of 100 Overlock Cermer, 8 58,500 square-foat oMice bulsing in Princeton, NI, for a grosspurehase price of S7.5millian

15} Awverage base rents+esxalationsreflect rental values ona triple net basiz.

16} Exeludes consalidsted repositioningstaken offline tamling 399,573 5F. Tatal consalidated affice pardalio of 8,858,832 5F.

Top 15 Tenants- (Page 35)

11} Annualizedbasarentalreverwe is basad onacual December 2020bilingstimes 12 Forleaseswhaserem commences after January 1, 2021, annualized base rentsl revenue sbaseden the firstiull
month’s billing times 12, 4z annualized base rental revenue iz notderived from historical GAAP results, historical results may differ from those set forth above.

12} Representstheperentge of space |eased and annual base rental revenue te commerdal tenantsonly.

13} Bankof Amarica Mamill Lynch - 23 363 square feetexpire in 2021; 388,207 square feat expirain 2027,

14} MUFG Bank, Ltd — 5,004 squarefest expirein 2021; 237 350squarefestexpine in 2005,

15} Investors Bank— 5,256 squarafeet expire in 2022 B2 936squarafeet axpire in 2026 56360 sqw@refaetexpire in 2030,

16} KPMG LLP - 56,606 square feet expire in 2024 54, 341 squarefeet expirein 2026,

17} Sumiteme Mitsui Banking Corp—Space axpires December 21, 2035,

18 TP leap Amersas Holdings— 63,372 square feet expire in 2023; 21 117 square fa et expire in 2025; 37,387 square feet expirein 2033,

{#} First DataCorporation — 8,014 squarefest expirein December 31, 2025; B0, 360 square feet axpires in 2029,

{10] HOGlobal Werkplaces LLC = 17,855 squarefiet expire in March 2021; 25 557 square fe et expire inOctober 2004, 58, 328 square feet expirein 2031

Lease Expirations - (Pages 35)

11} Includesoffice & standalane rewmil property tenantsonly. Excludeslaasesfor amenity, retll parking & month-te-month tenants. Some tenants have multiple leasas,

12} Reconciligtionto Company's totsl nat rantabla square footageis as follows:
Square footage leased to commarcialtenants 5,978,001
Sguare footage used for corporate offices, management offices, building use, retailtenants, food sarvices, othar andillary service tanants and oooupancy adjumments 231,835
Square foatage unleased L1678 298
Total net rentable square feotage exchiding ground leases) 7,888,124

13 Annualized baserental réverueis based on actual December 2020billingstmes 12, Forleases whoserent commences after January 1, 2021 annualzed base rental revenue is based on thafirst full
month's billing times 12. Az annualized base rental revenue s notderived from historical GAAR results, histoncal resuls may differ from those setforth above.

14} Includesleasesin effect asof the period end date, some of which have commencemant datesin thefuture, and leases expiring Decembar 31, 2020aggregating 145,404 square faatand rapresanting
annualized baserent of 56.7 million for whizhng new leaseswere sgned.
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Global Definitions

40 2020

Average Revenue Per Home: Calculated astotal apartment revenue for the
quarter ended September 30, divided by the average percent cccupied forthe
quarter endedSeptember 30, 2020, divided bythe number of apamments and
divided by three.

Consolidated Operating Communities: Wholly ewned communitiesand
communitieswhereby the Company hasa controlling interest.

Class A Suburban: Long-term hold office properties intargeted submarkets;
farmerly defined as Urban Core.

Future Developrment: Reprasents land imentony currently owned or controlled
bythe Company.

ities; Communities notcurrently owned by
RRT, which have been idéntified for transfer from Mack-Calito RRTfor
residential repurposing.

In-Construction Communities: Communitiesthat are under construction and

have not yet commenced initial |sasing activities.

Lease-Up Communities: Communitiesthat havecommenced initisl opermtions
but have not yet achieved Project Stabilzation.

MCRC Capital, Representscash equity that theCompany has contributed or has
a furure obligation to contribute to a project.

Net AssetValue (NAV); The metric representsthe net projectedvalue of the
Company's interes after accounting for all priority defot and equity payments.
The metric includesca pitalirvested by the Company.

Non-Core: Properties designatedfor eventualsale/dispositionor
repositioning/redevelopment.

Operating Communities: Communitiesthat have achieved Project Stabilization.

Predevelopment Communities: Communitieswhere the Company has
commenced predevelopment activities that have a near-term projected project
start.

Project Completion: As evidencedby a certificate of completion by & certified
architect or issuance of afingl or remporary cerificate of SCoupancy.

Project Stabilization: Lease-Up communitiesthat have achieved over 95
percentage lessed for sik consecutive weeks.

Projected Stabilized Yield, RepresentsProjected Stabilized ResdentialNOI
divided by Toral Costs. Seefollowing pagefor "Projected Stabiliz ed Residential

MNOI* definition.

Repurposing Communities: Commercial heldingsof theCompamy which have
been targeted for rezoning from their existing office to new multi-family use and
have a likeihood of achieving desired rezoning and project approvals.

Subordinated loint Ventures: Joint Venturecommunitieswherethe Company's
ownership distributions are subordinate to payment of priofity capital preferred
returns,

Suburban; Long-term hold office properties (exciuding Class A Suburban and
Waterfront locations); formerly defined as Suburban Core

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

Total Costs: Representsfull project budget, including land and developer fees
and imerest expense through Project Completion.

Waterfront; Office assets located on NJ Hudson River waterfront.

Information About Net Operating Income (NOI)

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

$inthousands
{unaudited)

40 2020 3

Office/Corp Roseland Office/Corp  Roseland
Met Income (loss) 547,498  $30,800 578,298 58,314 ($49,432)  [$41,118)
Dedud;
Real estate services income - (2,766) {2,788) {12) (2,864) (2,878)
Interest and other investment loss [income) (1) - (1) (1) 2) (3
Equity in (eamings) loss of unconsolidated joint ventures 2,253 1,298 3,551 (493) (880) (1,373)
General & Administrative - property level - (1.397) (1,397} = (1.638) (1,638)
Realized (gains) lossesand unrealized losses on disposition (41,333) (7.164) (48,497 115,775]) - {15,775)
(Gain) loss on disposition of developable land (974) - (974) = = -
Gain on sale from unconsolidated joint ventures - (35.184) (35,184) = = =
(Gain) loss from early extinguishment of debt, net - 272 272 - - -
Add:
Real estate services expenses 28 3,420 3,448 42 3,258 3,300
General and administrative 8,801 2,855 11,656 22,946 6,010 28,956
Depreciation and amortization 14,746 15,016 29,762 17,485 15551 33,036
Interest expense 11,396 9,122 20,518 12,519 9,067 21,586
Property impairments - - - 36582 36,582
Land impairments (5,584) {6,584) 1,252 - 1,292
Met operafing income [NOI) 535830 516,272 $52,102 546,317 515,652 561,969

Definition of Net Operating Income (NOI)

NOI represents totzl revenues less total operating expenses, as recondled to net income above. The Company considers NOI to be 3 meaningful non-GAAP financial measure for
ma king decisions and assessing unlevered performance of it property types and markets, as itrelates o ozl retum on assets, a5 opposed 10 levered return on equity. As properties
are eonsidened for sale and acquisition basaed on NOI estimates and projections, the Company utilizes this measure to make investment decisions, as well as ompare the

performance of its assets to those of its peers. NOI should not be considered 2 substitute for net income, and the Company's use of NOI may not be comparzble to similary tited

measures used by other companies. The Company calaulates NOI before any alloctions 1o nencontrolling interests, as those interests do not effect the overall performance of the:
individual assets being measured and assessad.

40 2020
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Company Information, Executive Officers, & Analysts
Analysts, Company Information, and Executive Officers

40 2020

Company Information

Corporate Headquarters

Mack-Cak Realty Corparation
Harborside 3, 210 Hudzon St, Ste. 400
Jersey City, New Jersey 07311

(732) 590-1020

Executive Officers

Maryﬁnne Gilm artin
Interim Chief Executive Officer

Ricardo Cardoso
EVPond Chief investment Offcer

Equity Research Coverage

Bank of America Merrill Lynch
lames C. Feldman

Bardays Capital
Ross L Smaotrich

BTIG, WLC
Thomas Catherwood

Stock Exchange Listing
New York Stock Exchange

Trading Symbaol
Comman Shares: CU

Marshall Tyeher

Chairman, Roseland Residential Trust

‘Giowanni M. DeBari
Chief Accounting Officer

Citigroup
Michael Bilerman

Deutsche Bank North America
Derek Johnston

[Ewvercore 151
Steve Sakwa
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pardicg Mool Reoly

Contact Infermation

Mack-Caki Realty Corporation

Investor Relations Department
Harborside 3, 210 Hudson 5t, Ste. 400
Jersay City, New Jarsay 07311

David Smetana

Chief Financial Officer

Phone: [732) 590-1035

E-Mail: Dsrnetana @mack-cal.com

Web: warw.mack-cali.com

David 5m etana Gary Wagner

Chief Finandal Officer General Counsel and Secretary
Green Street Advisors Truist

Danny kmail Michael R. Lewis

IP Margan

Anthony Paolkone

Stifel Nicolaus & Company, Inc
Steve Manaker
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DISCLOSURE REGARDING FORWARD- LOGKING STATEMENTS

The Company cansiders portions of this information, including the documents incorparated by refarance, to be forward- looking statementswithinthemeaning of Saction 21E of the
SecuritiesExchange Act of 1934, asamended, TheCompany intends such forward-looking stetements to bie covered by the safe harbor provisions for forward-locking sttements
contained in Section 21E of such act. Suchforward-locking statements relaeto, 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,”
“expedt,” “anticipate.” "estimate,” “target”, “continue” or comparableterminology. Forward-leoking statements are i nherently subject to cerain risks, trends and uncerzinties, many of
wihich w & cannot predict with stcuraty and some of which we might not even anticipate. AlthoughtheCompany believes that the expectations reflected insuch fonyard-looking
statements are based uponreasonable assumptions at the time made, theCompany cangive noassuancethat such expectations will be achieved. Future events and actual results,
financia and otherwise, may differ materially from the resuts discussed inthe forvward-looking stetements. Readsrs are cawionad notto placeundue reliance onthese farward-looking
Statements.

Amaong the factors about whichthe Company has made assumptions are

-risks and uncertantiesaffacting the general economic climate and conditions, whichin turn may have a negative ffect on the fundamentals of the Company's businessand the financial
conditionof theCompany's tenants and resdents;

-the value of the Company’ s realestate assers, which may limit the Company s ability to dispose of 355815 at STractive pricesor obtain or maintain debt finandng secured by our
properties or on anunsecured basis;

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

-The Company’s ability to | ease or re-lease space at current or anticpated rems;

-changesinthe supply of and demand for the Company's properties

-changesininterest rate levels and volatifty in the securities markets;

-The Company’s abilky to complete construction and development activities ontime and within budger, including without | imitation obtai
cost of materials, labor and equipmernt;

-farward-looking financial and operational information, induding information relating to future development projects, potentia acquistions or digpostions, leasing activities
capitalization rates and projected révenue and incoms;

-changesin operating costs;

-The Compamy's abilty to obtain adequate inswrance, including coveragefor terrorist acts;

-The Company’s credit worthiness and the availabilty of financing on attractive térms or at all which may adversely impact our ability to pursue acquistion and development
opperunitiesand refinance existing debt and the Company's future interest expense;

-thangesingovernmental regulation, tax rates and similar matters; and

-other risks assotiaed withthe development and acquisition of properties, including risks that the development may not be completed on schedule, that the tenants or residemswill not
take occupancy of pay rent, or that development or operating costs may be greater thananticipsted.

ngregulatory permits andthe availability and

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.

Forfurther information onfactors whichcould impact us and the statements contained herein, se2ltem 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 othenwise.

This Supplemental Operating and Financial Data is not an offer to sellor solicitation to buy any securities of the Mack-Call Reality Corporation ("MCRC"). Any offersto sell or solcittions of
the MCRC shallbemade by means of a prospectus. The information inthis Supplemental Package must beread in conjunctionwith, and is modified in its entirety by, the Annual Report on
Form 10-K {the “10-K") filed by the MCRC for the same pericd with the Securitiesand Exchange Commission (the "SEC") and all of the MCRC's other public filings withthe SEC (the “Public
Filings"). In particular, thefinancial information contained herein is subject to and qualified by referenceto thefinancial statements contained inthe 10-K, the feotnotes therete and the
limitations sat forth therein. Investors may not re ly ontheSupplemental Pack age without reference to the 10-K and the Public Filings. Any investors’ receipt of, or accessto, the
information contained herein is subject to thisqualification.
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Exhibit 99.2

MACK-CALIREALTYCORPORATION
NEWS RELEASE
For Immediate Release

Mack-Cali Realty Corporation

Reports Fourth Quarter and Year End 2020 Results
Jersey City, New Jersey — February 25, 2021 — Mack-Cali Realty Corporation (NYSE: CLI) today reported its results for the fourth quarter and full year 2020.
FOURTH QUARTER 2020 HIGHLIGHTS

- Netincome (loss) of $0.67 per diluted share for the fourth quarter 2020, as compared to $(0.64) per diluted share for the fourth quarter 2019; and net income (loss) of $(0.70)
per diluted share for the year ended December 31, 2020, as compared to $0.95 per diluted share for the same period in 2019;

- Core Funds from Operations per diluted share of $0.16 for the fourth quarter 2020, as compared to $0.44 for the fourth quarter 2019;

- Roseland's 4,890-unit multifamily stabilized portfolio (excluding assets in renovation) was 92.0% leased at December 31, 2020, as compared to 91.7% at September 30,
2020;

- In the fourth quarter, Roseland’s physical same-store occupancy increased sequentially by 130 bps, a trend which has continued in January with an additional 40 bp gain;

- Roseland's adjusted same-store portfolio (excluding assets in renovation), consisting of 2,878 units, experienced a reduction of 9.5% in revenues and 24.1% in NOI over same
quarter 2019;

- Roseland successfully completed the lease-up of The Emery, Overlook Ridge, achieving 93% occupancy;
- Leased 122,574 sq. ft. of commercial space: 6,068 sq. ft. on the Waterfront, 116,506 sq. ft. in class A suburban and suburban;
- Core office portfolio was 78.7% leased; with the Waterfront at 77.3%, class A suburban portfolio at 86.6%, and Suburban at 74.2% leased; and

- Office same-store portfolio, consisting of 4.5 million sq. ft., experienced a reduction of 4.4% in Cash NOI and 14.0% in GAAP NOI in the fourth quarter 2020 over the fourth
quarter 2019.

MaryAnne Gilmartin, Mack-Cali Board Chair and Interim Chief Executive Officer, stated, “The team remained focused on execution of its strategic initiatives while effectively
navigating the challenges of the pandemic in 2020. We made meaningful progress on our non-core asset sales and are well-positioned to execute on our stated strategy of
exiting the Suburban Office Portfolio this year.”

FINANCIAL HIGHLIGHTS

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

Net income (loss) available to common shareholders for the quarter ended December 31, 2020 was $65.6 million, or $0.67 per share, as compared to $(54.7) million, or $(0.64)
per share, for the quarter ended December 31, 2019. For the year ended December 31, 2020, net income (loss) available to common shareholders equaled $(51.4) million, or
$(0.70) per share, as compared to $111.9 million, or $0.95 per share, for the same period last year.

Funds from operations (FFO) for the quarter ended December 31, 2020 was $23.3 million, or $0.23 per share, as compared to $12.2 million, or $0.12 per share, for the quarter
ended December 31, 2019. For the year ended December 31, 2020, FFO equaled $68.1 million, or $0.68 per share, as compared to $116.1 million, or $1.15 per share, for the

same period last year.

For the fourth quarter 2020, Core FFO was $16.2 million, or $0.16 per share, as compared to $44.1 million, or $0.44 per share for the same period last year. For the year ended
December 31, 2020, Core FFO equaled $107.3 million, or $1.07 per share, as compared to $163.1 million, or $1.62 per share, for the same period last year.

OPERATING HIGHLIGHTS

Office
The Company's consolidated Core office properties (including discontinued operations) were 78.7 percent leased at December 31, 2020, as compared to 78.2 percent leased at
September 30, 2020 and 80.7 percent leased at December 31, 2019.

For the office portfolio, fourth quarter 2020 same-store GAAP revenues and same-store GAAP NOI were off 7.3 percent and 14.0 percent, respectively from the same period in
2019. Same store cash revenues and same-store cash NOI for the office portfolio for the fourth quarter declined by 1.1 percent and 4.4 percent, respectively from 2019. Same
store cash revenues and same store cash NOI exclude straight-line rent and FAS 141 adjustments.

For the quarter ended December 31, 2020, the Company executed ten leases at its commercial office portfolio, totaling 122,574 square feet. Of these totals, three leases for
8,413 square feet (6.9 percent) were for new leases and seven leases for 114,161 square feet (93.1 percent) were lease renewals and other tenant retention transactions.

Multifamily
Roseland's stabilized operating portfolio was 92 percent leased at December 31, 2020 (excluding assets in renovation). Roseland’s overall operating portfolio was 90.2 percent

leased at December 31, 2020 as compared to 89.5 percent at September 30, 2020. Roseland's same-store portfolio, consisting of 3,813 units, experienced a decrease in NOI and
revenue of 32.8 percent and 12.5 percent, respectively over fourth quarter 2019. During the same period expenses rose by 24.2 percent. Excluding assets in renovation, adjusted
same-store revenues decreased by 9.5 percent resulting in a same-store net operating income decrease of 24.1 percent for the fourth quarter 2020, as compared to fourth quarter
2019. For the year ended December 31, 2020, adjusted same-store revenues decreased 1.1 percent and NOI decreased 6.2 percent over the same period in 2019.

At quarter end, Roseland had 1,616 units under construction across four projects. This aggregate $900 million construction portfolio has a projected stabilized yield of



approximately 6.15 percent.
TRANSACTION ACTIVITY

In the fourth quarter, the Company completed the sale of four office buildings and land across its Suburban portfolio including: 5 Vaughn Drive, a 98,500-square-foot office
building in Princeton, NJ for a total of $7.5 million; 7 Campus Drive, a 154,395-square-foot office building in Parsippany, NJ, for approximately $12.75 million; 581 Main
Street, a 200,000-square-foot office building in Woodbridge Township, NJ, for approximately $61 million; 500 College Road, a 158,235-square-foot office building in
Princeton, NJ for $10.0 million; and 14 & 16 Skyline, a land site in Hawthorne, NY, for approximately $3.0 million.

During the fourth quarter, Roseland disposed of two operating assets (Riverwatch Commons and Crystal House) and development sites in Arlington, VA and Hillsborough, NJ
at gross prices of $427.8 million (CLI share of proceeds of $82.9 million).
Subsequent to year-end, the Company completed the sale of 100 Overlook Center, a 149,600-square-foot office building in Princeton, NJ for $38.0 million.

The Company’s remaining suburban New Jersey office portfolios in Monmouth, Short Hills and MetroPark are all under contract and are expected to be sold by early second
quarter 2021.

BALANCE SHEET/CAPITAL MARKETS

As of December 31, 2020, the Company had a debt-to-undepreciated assets ratio of 48.4 percent compared to 49.8 percent at September 30, 2020 and 48.0 percent at December
31, 2019. Net debt to adjusted EBITDA for the quarter ended December 31, 2020 was 15.8x compared to 9.7x for the quarter ended December 31, 2019. The Company's interest
coverage ratio was 2.1x for the quarter ended December 31, 2020, compared to 3.0x for the quarter ended December 31, 2019.

DIVIDEND

On September 30, 2020, the Company announced that it was suspending its common dividends and distributions attributable to the third and fourth quarters 2020. As the
Company’s management estimated that as of September 2020 it had satisfied its dividends obligations as a REIT on taxable income expected for 2020, the Company made the
strategic decision to suspend its common dividends and distributions for the remainder of 2020 in an effort to provide greater financial flexibility during the pandemic and to
retain incremental capital to support leasing initiatives at its Harborside commercial office properties on the Jersey City waterfront.

GUIDANCE

The Company is presenting initial Core FFO guidance of $0.12 - $0.15 per diluted share for first quarter 2021, as follows:

First Quarter

2021 Range
Low High
Net income (loss) available to common shareholders $ (0.44) -3 (0.41)
Add (deduct):
Real estate-related depreciation and amortization 0.56
Core FFO $ 0.12 -8 0.15

CONFERENCE CALL/SUPPLEMENTAL INFORMATION

An earnings conference call with management is scheduled for February 26, 2021 at 8:30 a.m. Eastern Time, which will be broadcast live via the Internet at:
https://edge.media-server.com/mmc/p/kbujzvmx

The live conference call is also accessible by calling (323) 289-6576 and requesting the Mack-Cali earnings conference call or passcode 5369397.

The conference call will be rebroadcast on Mack-Cali’s website athttp://investors.mack-cali.com/corporate-overview beginning at 10:30 a.m. Eastern Time on February 26,
2021.

A replay of the call will also be accessible February 26, 2021 through March 5, 2021 by calling (719) 457-0820 and using the pass code, 5369397.
Copies of Mack-Cali’s 2020 Form 10-K and fourth quarter Supplemental Operating and Financial Data are available on Mack-Cali’s website, as follows:

2020 Form 10-K:
http://investors.mack-cali.com/sec-filings

Fourth 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

Harborside 3, 210 Hudson St., Ste. 400, Jersey City, New Jersey 07311

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 New Jersey. 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 over 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.

Additional information on Mack-Cali Realty Corporation and the commercial real estate properties and multifamily residential communities available for lease can be found on
the Company’s website at www.mack-cali.com.

The information in this press release must be read in conjunction with, and is modified in its entirety by, the Annual Report on Form 10-K (the “10-K”) 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-K, the footnotes thereto and the limitations set
forth therein. Investors may not rely on the press release without reference to the 10-K 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 and are advised to consider the factors listed above together with the additional factors under the heading "Disclosure Regarding Forward-Looking
Statements" and "Risk Factors" in the Company's Annual Report on Form 10-K, as may be supplemented or amended by the Company's Quarterly Reports on Form 10-Q,
which are incorporated herein by reference. The Company assumes no obligation to update or supplement forward-looking statements that become untrue because of subsequent
events, new information or otherwise, except as required under applicable law.

<

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.

Media Contact:
Jeremy Soffin

Mack-cali@berlinrosen.com
(646) 200-5318

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

Three Months Ended Year Ended
December 31, December 31,

REVENUES 2020 2019 2020 2019
Revenue from leases $ 67,238 $ 72,749 272,970 $ 302,409
Real estate services 2,766 3,090 11,390 13,873
Parking income 3,272 5,760 15,604 21,857
Hotel income 997 4,139 4,287 9,841
Other income 2,291 2,489 9,311 9,222

Total revenues 76,564 88,227 313,562 357,202
EXPENSES
Real estate taxes 12,881 10,389 45,825 44817
Utilities 3,153 3,276 13,717 17,881
Operating services 17,134 17,120 68,313 70,409



Real estate services expenses 3,448 3,768 13,555 15,918
General and administrative 11,636 16,963 73,641 59,805
Depreciation and amortization 28,931 36,302 122,035 133,597
Property impairments - - 36,582 -
Land and other impairments (6,584) 27,356 16,817 32,444

Total expenses 70,599 115,174 390,485 374,871
OTHER (EXPENSE) INCOME
Interest expense (19,197) (22,751) (80,991) (90,569)
Interest and other investment income (loss) 1 886 43 2,412
Equity in earnings (loss) of unconsolidated joint ventures (3,551) (437) (3,832) (1,319)
Gain on change of control of interests - - - 13,790
Realized gains (losses) and unrealized losses on disposition of rental property,

net 13,396 109,404 5,481 343,102
Gain (loss) on disposition of developable land 974 (44) 5,787 522
Gain on sale from unconsolidated joint ventures 35,184 - 35,184 903
Gain (loss) from extinguishment of debt, net (272) (153) (272) 1,648

Total other income (expense) 26,535 86,905 (38,600) 270,489
Income (loss) from continuing operations 32,500 59,958 (115,523) 252,820
Discontinued operations:
Income from discontinued operations 10,697 2,119 70,724 24,366
Realized gains (losses) and unrealized losses on disposition of rental property

and impairments, net 35,101 (117,485) 11,201 (133,350)
Total discontinued operations, net 45,798 (115,366) 81,925 (108,984)
Net income (loss) 78,298 (55,408) (33,598) 143,836
Noncontrolling interests in consolidated joint ventures 795 1,404 2,695 3,904
Noncontrolling interest in Operating Partnership of income from continuing

operations (2,582) (5,285) 13,279 (23,720)
Noncontrolling interests in Operating Partnership in discontinued operations (4,409) 11,108 (7,880) 10,456
Redeemable noncontrolling interests (6,470) (6,471) (25,883) (22,615)
Net income (loss) available to common shareholders $ 65,632 $ (54,652) (51,387) $ 111,861
Basic earnings per common share:
Income (loss) from continuing operations $ 0.22 $ 0.51 (1.51) 2.04
Discontinued operations 0.45 (1.15) 0.81 (1.09)
Net income (loss) available to common shareholders $ 0.67 $ (0.64) 0.70) $ 0.95
Diluted earnings per common share:
Income (loss) from continuing operations $ 0.22 $ 0.51 (L51) % 2.04
Discontinued operations 0.45 (1.15) 0.81 (1.09)
Net income (loss) available to common shareholders $ 0.67 $ (0.64) (0.70) $ 0.95
Basic weighted average shares outstanding 90,677 90,611 90,648 90,557
Diluted weighted average shares outstanding 100,338 100,264 100,260 100,689

Mack-Cali Realty Corporation
Statements of Funds from Operations and Core FFO
(in thousands, except per share/unit amounts) (unaudited)
Three Months Ended Year Ended
December 31, December 31,
2020 2019 2020 2019

Net income (loss) available to common shareholders $ 65,632 $ (54,652) (51,387) % 111,861
Add (deduct): Noncontrolling interests in Operating Partnership 2,582 5,285 (13,279) 23,720
Noncontrolling interests in discontinued operations 4,409 (11,108) 7,880 (10,456)
Real estate-related depreciation and amortization on continuing operations (a) 30,960 39,550 132,816 144,932
Real estate-related depreciation and amortization on discontinued operations 831 21,381 4,806 70,614
Property Impairments on continuing operations - - 36,582 -
Property Impairments on discontinued operations - - - 11,696
Impairment of unconsolidated joint venture investment (included in Equity in

earnings) 2,562 3,661 2,562 3,661
Gain on change of control of interests - - - (13,790)
Gain on sale from unconsolidated joint ventures (35,184) - (35,184) (903)
Continuing operations: Realized (gains) losses and unrealized losses on

disposition of rental property, net (13,396) (109,404) (5,481) (343,102)
Discontinued operations: Realized (gains) losses and unrealized losses on

disposition of rental property, net (35,101) 117,485 (11,201) 117,898
Funds from operations (b) $ 23295 $ 12,198 68,114  § 116,131
Add (Deduct):
(Gain) loss from extinguishment of debt, net 272 153 272 (1,648)
Land and other impairments (6,584) 27,356 16,817 36,200
(Gain) on disposition of developable land (974) 44 (5,787) (522)



Dead deal costs - - 2,860 271

Severance/separation costs on management restructuring 191 - 11,929 1,839
Strategic direction costs - 4,629 - 4,629
Management contract termination costs - - - 1,021
Reporting systems conversion costs - 998 363 998
Proxy fight costs - - 12,770 4,171
New payroll tax consulting costs - - - 1,313
Noncontrolling interest share on consolidated joint ventures impairment

charges - (1,263) - (1,263)
Core FFO $ 16,200 $ 44,115 $ 107,338 $ 163,140
Diluted weighted average shares/units outstanding (c) 100,338 100,264 100,260 100,689
Funds from operations per share/unit-diluted $ 0.23 $ 0.12 $ 0.68 $ 1.15
Core funds from operations per share/unit diluted $ 0.16 $ 0.44 $ 1.07 $ 1.62
Dividends declared per common share b b 0-20 > 040 > 080
Supplemental Information:
Non-incremental revenue generating capital expenditures:

Building improvements $ 4,365 $ 6,012 $ 11,690 $ 12,418
Tenant improvements & leasing commissions (d) $ 6,248 $ 9,354 $ 21,295 $ 29,330

Tenant improvements & leasing commissions on space vacant for more than a

year $ 2,479 $ 888 $ 13,132 $ 14,724
Straight-line rent adjustments (e) $ 2,184 $ 4,084 $ 3,928 $ 14,616
Amortization of (above)/below market lease intangibles, net (f) $ 1,048 $ 1,116 $ 3,709 $ 4,268
Amortization of stock compensation $ 2,019 $ 2,192 $ 7,926 $ 8,481
Amortization of lease inducements $ 21) $ asy 8 55 $ 460
Non real estate depreciation and amortization $ 342 $ 431 $ 1,610 $ 2,092
Amortization of deferred financing costs $ 1,467 $ 1,147 $ 4,625 $ 4,625

(a) Includes the Company’s share from unconsolidated joint ventures, and adjustments for noncontrolling interests, of $2,371 and $3,677 for the three months ended
December 31, 2020 and 2019, respectively, and $12,391 and $13,018 for the years ended December 31, 2020 and 2019, respectively. Excludes non-real estate-related
depreciation and amortization of $342 and $431 for the three months ended December 31, 2020 and 2019, respectively, and $1,610 and $2,092 for the years ended
December 31, 2020 and 2019, respectively.

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

(c) Calculated based on weighted average common shares outstanding, assuming redemption of Operating Partnership common units into common shares (9,412 and 9,530
shares for the three months ended December 31, 2020 and 2019, respectively, and 9,411 and 9,852 for the years ended December 31, 2020 and 2019, respectively), plus
dilutive Common Stock Equivalents (i.e. stock options).

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

(e) Includes free rent of $4,972 and $5,329 for the three months ended December 31, 2020 and 2019, respectively, and $15,159 and $21,424 for the years ended December
31, 2020 and 2019, respectively. Also, includes the Company's share from unconsolidated joint ventures of $108 and $186 for the three months ended December 31,
2020 and 2019, respectively, and $177 and $127 for the years ended December 31, 2020 and 2019, respectively.

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

Statements of Funds from Operations (FFO) and Core FFO per Diluted Share
(amounts are per diluted share, except share counts in thousands) (unaudited)
Three Months Ended Year Ended
December 31, December 31,
2020 2019 2020 2019
Net income (loss) available to common shareholders $ 0.67 $ 0.64) $ 0.70)  $ 0.95
Add (deduct): Real estate-related depreciation and amortization on continuing
operations (a) 0.31 0.39 1.32 1.44

Real estate-related depreciation and amortization on discontinued operations 0.01 0.21 0.05 0.70

Redemption value adjustment to redeemable noncontrolling interests 0.05 0.03 0.13 0.29

Property impairments on continuing operations ” ” 036 )

Property Impairments on discontinued operations - - - 0.12

Impairment of unconsolidated joint venture investment (included in Equity in

earnings) 0.03 0.04 0.03 0.04

Gain on change of control of interests - - - (0.14)

Gain on sale from unconsolidated joint ventures (0.35) - (0.35) (0.01)

Continuing operations: Realized (gains) losses and unrealized losses on

disposition of rental property, net (0.13) (1.09) (0.05) (3.41)

Discontinued operations: Realized (gains) losses and unrealized losses on

disposition of rental property, net (0.35) 1.17 (0.11) 1.17

Noncontrolling interest/rounding adjustment (0.01) 0.01 - -

Funds from operations (b) $ 0.23 $ 0.12 $ 068 $ 1.15

Add (Deduct):

(Gain) loss from extinguishment of debt, net - - - (0.02)

Land and other impairments (0.07) 0.27 0.17 0.36

Dead deal costs - - 0.03 -



(Gain) on disposition of developable land (0.01) - (0.06) (0.01)
Strategic direction costs - 0.05 - 0.05
Severance/separation costs on management restructuring - - 0.12 0.02
Management contract termination costs / reporting system conversion costs - 0.01 - 0.02
Proxy fight costs - - 0.13 0.04
New payroll tax consulting costs - - - 0.01
Noncontrolling interest share on consolidated joint ventures - (0.01) - (0.01)
Noncontrolling interest/rounding adjustment 0.01 - - 0.01
Core FFO $ 0.16 $ 0.44 $ 1.07 § 1.62
Diluted weighted average shares/units outstanding (c) 100,338 100,264 100,260 100,689

(a) Includes the Company’s share from unconsolidated joint ventures of $0.03 and $0.04 for the three months ended December 31, 2020 and 2019, respectively, and $0.15 and

$0.17 for the years ended December 31, 2020 and 2019, respectively.

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

About FFO” in this release.

(c) Calculated based on weighted average common shares outstanding, assuming redemption of Operating Partnership common units into common shares (9,412 and 9,530
shares for the three months ended December 31, 2020 and 2019, respectively, and 9,411 and 9,852 for the years ended December 31, 2020 and 2019, respectively), plus

dilutive Common Stock Equivalents (i.e. stock options).

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

December 31, December 31,
Assets 2020 2019
Rental property
Land and leasehold interests $ 639,636 $ 653,231
Buildings and improvements 3,743,831 3,361,435
Tenant improvements 171,623 163,299
Furniture, fixtures and equipment 83,553 78,716
4,638,643 4,256,681
Less — accumulated depreciation and amortization (656,331) (558,617)
3,982,312 3,698,064
Rental property held for sale, net 656,963 966,497
Net investment in rental property 4,639,275 4,664,561
Cash and cash equivalents 38,096 25,589
Restricted cash 14,207 15,577
Investments in unconsolidated joint ventures 162,382 209,091
Unbilled rents receivable, net 84,907 95,686
Deferred charges, goodwill and other assets, net 199,541 275,102
Accounts receivable 9,378 7,192
Total assets $ 5,147,786 $ 5,292,798
Liabilities and Equity
Senior unsecured notes, net $ 572,653 $ 571,484
Unsecured revolving credit facility and term loans 25,000 329,000
Mortgages, loans payable and other obligations, net 2,204,144 1,908,034
Dividends and distributions payable 1,493 22,265
Accounts payable, accrued expenses and other liabilities 194,717 209,510
Rents received in advance and security deposits 34,101 39,463
Accrued interest payable 10,001 10,185
Total liabilities 3,042,109 3,089,941
Commitments and contingencies
Redeemable noncontrolling interests 513,297 503,382
Equity:
Mack-Cali Realty Corporation stockholders’ equity:
Common stock, $0.01 par value, 190,000,000 shares authorized,
90,712,417 and 90,595,176 shares outstanding 907 906
Additional paid-in capital 2,528,187 2,535,440
Dividends in excess of net earnings (1,130,277) (1,042,629)
Accumulated other comprehensive income (loss) - (18)
Total Mack-Cali Realty Corporation stockholders’ equity 1,398,817 1,493,699
Noncontrolling interests in subsidiaries:
Operating Partnership 148,791 158,480
Consolidated joint ventures 44,772 47,296
Total noncontrolling interests in subsidiaries 193,563 205,776
Total equity 1,592,380 1,699,475

Total liabilities and equity

S 5,147,786 $ 5,292,798







