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Item 2.02 Results of Operations and Financial Condition

On August 7, 2019, Mack-Cali Realty Corporation (the "Company") issued a press release announcing its financial results for the second quarter 2019. A copy of the
press release is attached hereto as Exhibit 99.2.

Item 7.01 Regulation FD Disclosure

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

In connection with the foregoing, the Company hereby furnishes the following documents:
Item 9.01 Financial Statements and Exhibits
(d) Exhibits

Exhibit Number Exhibit Title

99.1 Second Quarter 2019 Supplemental Operating and Financial Data.
99.2 Second Quarter 2019 earnings press release of Mack-Cali Realty Corporation dated August 7, 2019.
104.1 Cover Page Interactive Data File - the cover page XBRL tags are embedded within the Inline XBRL document

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
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MACK-CALI REALTY CORPORATION

Date: August 7, 2019 By: [s/ MICHAEL J. DEMARCO
Michael J. DeMarco
Chief Executive Officer

Date: August 7, 2019 By: [s/ DAVID J. SMETANA
David J. Smetana
Chief Financial Officer

EXHIBIT INDEX

Exhibit Number Exhibit Title

99.1 Second Quarter 2019 Supplemental Operating and Financial Data.
99.2 Second Quarter 2019 earnings press release of Mack-Cali Realty Corporation dated August 7, 2019.
104.1 Cover Page Interactive Data File - the cover page XBRL tags are embedded within the Inline XBRL document




Exhibit 99.1

Mack-Cali Realty Corporation
Supplemental Operating and Financial Data

A

MACK-CALI® S

Realty ration




Table of Contents

= Company Highlights Page
»  Company Overview 4
= Key Financial Metrics &
Building 9 at Port Imper Jeehawken, NI S el 7
( struction} = Financial Schedules 1
= Debt Statistics 19
*  Unconsolidated Joint Ventures 22
»  Transaction Activity 23
= Office Portfolio
= Property Listing 25
*  Office Operating Schedules 27
= Roseland Residential Portfolio
= Roseland Operating Schedules 33
*  Financial Statermnents 38

This Supplamental Opermting and Financial Data showld be read in connaction with the company’s second
quarter 2019 earnings press release (included as Exhibit 99.2 of the company’s Current Report on Form B-K,
filed on Augest 7, 2019) as cantain dizclozures, definitions and reconciliztions in such anrouncemant have not
bean included in this Supplemantal O persting and Financial Data,

Harborside 2 & 3 - Jersay City, NJ

20 2019

P




Company Highlights

A
MACK-CALI




Company Overview

Corporate Profile

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

Company Objectives

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

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

Dilstrict Kitchen, Harborside 2 & 3
larsay City, M)

Notas:
1h 20 2019 metrics include the recently stabilized 145 Front Streat.

Hey Statistics

Company

Market Capitalization

Met fsset Wal se (Midpoint)
Care FFO

Core FFQ Per Diluted Share
AFFCH

Office Portfolio

Square Feet of Office Space

Cansolidated In-Service Properties

% Leased Office (Excl, Non-Core)

% Commenced Occupancy (Excl. Non-Core)
GALP Rental Rate Roll-Up [Excl. Non-Corne)
Cash Rental Bate Roll-Up (Excl. Non-Care)

Average In-Place Rent Por Square Foot

Residential Portfolio’!!
Operating Units

" Leased

Average Rent Per Unit

In-Construction Units,/Keys
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202013

55.6 billion
536 billion
540.0 millian
50,40
529.5 million

11.4 million
43
79.8%
T7.1%
17.7%
87%
534.94

7,262
97.7%
52,737
2,319

102013

55.3 billion
53.6 billion
54008 millian
50,40
S2ed millian

11.6 million
43
80,9%
TE1%
18.3%
9.4%
534.83

6,379
96.3%
52,737
2319
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Company Achievements
20 2019 Performance Highlights
+  Achieved Core FFO of 540,0 millian, or $0.40 per share
+ Produced AFFO of 529.5 million
=  Dffice: Leased 226, 646 square feet of office space; finished 20 2019 at 79.7% leased

+ Residential: The operating portfolio, including the recenty stabilized 145 Front Street, finished 20 at 97.7%
leased

20,2019 Office Leasing Activity
+ Completed 18,781 square feet of waterfront office leasing, Including a new deal with New Jersey Institute of
Technology

+ Completed 195,383 square feet of l2asing in the dass A suburban and suburban portfolios, including an extension
and renewal with Ferrero UL5S.A. Inc. One River Centre, Middletown, W

+ Completed 12,482 square feet of leasing in the nen-core portfolic

20 2019 Development Activity

+ Subsequent to quarter-end, commenced operations at the Envue Hotel an Autograph Collection Hotel in Port
Imperial, completing the dual-flag hotel development in Weehawken, NI

+ @g of June 30, 2019, 145 Front Street was 39.2% leazed; the property stabilized in 20 and is currently 39.5%
leased

20 2019 Transaction Activity

+ On April 1, 2019, the Company acquired Soha Lofts, 3 377-unit residential community in Jersey City, NJ, for 5264
million. On Jume 24, 2019, the Company secured a $160 million mortgage on the newly acquired asset

= On May 10, 2019, the Company completed the acquisition of land at 107 Morgan in Jersey City, M), for S67
million. At closing, the note on the land was retired for 546 million; $21 million was funded from open 1031
exchangas and other sources

+ Onlune 18, 2018, the Company executed the disposition of 650 From Road, a 349,000 square foot office building
in Paramus, NJ, for a gross value of 542 million

[ A PR | B
| I EN | B

+ 0On June 28, 2019, the Company closed on a follow-on investment with the Rockpeint Group for up to 5200
million in additional aquity, 5100 million of which was funded at closing

+ Onlune 28, 2018, the Company securad 2 530 millian martgags on Riverwatch, a 200-unit residential community Soho Lafts, Jersey City, 1)
in Mew Brunswick, M)

+ Subsequent to quarter-end, the Company secured 2 5150 million mortgage on its 111 River office asset in
Haobokan, N

+  Subsequent to quarter-end, the Company paid off the construction loan on Signature Mace at Morris Plains with
proceads from a 543 million permanent loan

20 2019 CLI Company Highlights




5 in thousands, except per share amounts

- - -
Key Financial Metrics and racs

203 2018 102019 4 2018 302018 20 2018
Core FFO per Diluted Share 0.40 040 045 0.43 0.45
Met Income per Diluted Share (0.43) 266 0.45 [0.05) 10L0s)
Market Value of Euuitv{:l 42,823 556 52,606,635 £2,300,227 52,445 549 52,322,868
- Commoan Equity (Includes OF Units) 2,341,337 2,227,440 1,969,768 2,137,674 2,039,203
- Preferred Equity [Rockpoint) 429,895 376,571 278,135 255,551 231,341
= OF Equity [Prefered OPs) 52,324 52,324 52,324 52,324 52,324
= Book Value of IV Minority Interast 49,165 50,320 42,150 43,243 20,9559
Total Debt, Met 2,609,112 2,686,316 2,792,651 2,807,718 2,646,436
Total Market Capitalization 5,560,362 5,343,271 5,135,027 5,296,510 4,990,263

5 its:
Comman Shares Outstanding 90,553,357 90,325,783 Q0,320,306 90,307,280 40,286,268
Comman Units Cutstanding 9,976,344 10,009,355 10,229,349 10,241,849 10,266,143
Combined Shares and Units 100,529,701 100,335,138 100,549,656 100,549,129 100,552,411
weighted Average - Diluted ™ 100,533,178 100,943 816 100,342,573 100,711,806 100,597,697
Common Share Price {3's]:
At the End of the Perlod 523,29 522,20 519.59 521.26 520,28
High During Period 24.88 22,55 22.26 2192 20,86
Lovw During Period 2168 1374 19.02 1892 16.23
Dividends Declared per Share 0.20 0.20 0.20 020 0.20
Debt Ratios:
Met Debt to Adjusted EBITDA 9.5% 9.5x S.3x 10.0x 9.7x
- MetDebt to Adjusted EBITDA - Less CIP Dabt £.9x 8.8x¢ 8.7x 8.9 3.6x
= Net Debt to Adjusted CBITDA - Office Portfolio 7.2 £33 7.8y B3 8.1x
= Met Debt to Adjusted EBITDA - Residential Portfolio 14.4x 15.2x 13.7x 15.8x 16.7x
= Met Debt to Adjusted EBITDA - Residential Partfolio Less OF Debt 12.6x 13.9x 11.4x 10.9x 10.9x
Interest Coverage Ratio 2.9 2.8x 3x 3.3x 3.5%
Fixed Charge Coverage Ratio 2.0x 2.1x 22x 2.2x 23x
Total Debt/Total Market Capitalization 48 3% 50.3% 54.4% 53.0% 53.0%
Total Debt/Total Book Capitalization 50.4% S0.9% 55.2% 55.6% 54.5%
Total Debt/Total Undepraciated Assets 42.7% 43.3% 45.3% 45.8% 44, 6%
Secured Debt/Total Undepreciated Assets 26.9% 24.6% 23.0% 23.3% 20.6%
Hotas:

See supporting “Key Metrics® notes on page 41,
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% in milliens

Net Asset Value S il i S
(Unaudited)

NAV Calculation ™! 3
Rontabla SFf 202018 Cap Rata | GrossAswt GrossPerSF/ | Property Third Party Discounting | Metfsset | High Low
Apt Units Annualized NOi ™ Valua Unit i Debt Intarests o Walue
i
(A} [ (Ch (0] [A-B-C-O}

14
Difice Portfolic MsE ;
Hudson Waterfront (Jersey City, Hobogen) 4908 STBT Ad% 31,780 2363 ¢ [3250) S0 50 31530 51,757 51,349
Class ASuburban {Metrogark, Shart Hills) 2,155 6.4 T2% 643 298 ¢ {123) o a 518 366 477
Suburban 4.147 47.4  BO% 591 142 ¢ o o a 590 628 555
substatal "9 11.210 $172.5 53,013 $269 | [537%) £ 50 42,638 £2,952 52,381

H
Non-Core, Regesitioning Properties, & Retail ® a4 H i o a 4 a4 &4
Haotel and Cther IV Interests @ 174 i [113) {33} [} 30 an an
Harborside Plaza 4 a0 £ 0 o [} 50 EL an
Land ™ i 2 2 a i i i
Office - Aszet Value 53,396 i [haes) 1533) 50 $2,875 F $§3,189 52,618
Less: Offee Unsecured Debt ; [1.000) (1,000) [1.000]
Less: Offce Preferred Eguily/LP Interests 14 153} 53] 53]
Total Office NAY ; 51,82 £2,136 51,565
Rasidantial Portfolio Units Stabilized NOI ;
Operating Properties - Whol ly-Owned fConsol idated 4,651 31057 4.8% 52,200 275 ] £51,272) {545) 151] 5891 51,005 5817
Operating Properties - Unconsel dated 1vs &' 2611 555 4.5% 1,231 471§ B17) 1314) 1] k1101 337 6l
In-Censtruction Progerties & 1tY 2,319 747  50% 1,506 549§ {6H7) {82} 1231) 506 540 434
Land 9968 S5dd 55 ; ] {103} a 441 463 419
Fee Income Business, Tax Credit, & Excess Cash i i o a 56 56 56
Residential - Asset Value " 55,546 L 152,576) {3544) ($232} $2,194 52,401 51,0838

14
Less: Rockpoint Interest ; 1444} 452) 1435)
Total Residential NAV | 52,576) (5544) (5232} 51,553
Total Mack-Cali NAY 53,118
Approsimate NAV / Share (100,580 sharcs) " $3n.02

Hates:
See footnotes and “Information About Net Asset Value | NAYV]® on pages S and 10,
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Net Asset Value — Residential Breakdown 3 nmitiors
(Unaudited)

Top NAV (net equity) Contributors

Operating Properties
Urby Ha rborside 5188 113
Maonaco 168 105 NAV by Market
Soho Lafts 104 [
Alterra at Qverlook Ridge 100 [
Portside 7 & 5/6 at East Pier a8 5%
Subtatal $656 38% Mew Yark Metra
Washington, D.C.  1.2% Fhiladelphia Metre
Curre it/ Future Development Properties 5.0 a9t
The Charlatte $147 8t
Marriott Hotels at Port Imperial 14 T
Plaza 8/9 {land] 113 5%
Urby Future Phases 23 B
107 Morgan 67 &%
Subtotal 5534 30
Top Contributing Assets 51,190 6B
§
Gross Portfolic Valua \
Stabilized Gross Asset Value 55,546
Less: Discaunt far CIP 232
Discounted Gross AssetValue 45,314
Less: Existing Debt (2,576}
Less: 3rd Party Interests (54}
Less: Rockpoint Share JELEN
MCRC Share of Residential NAV $1,750
Hotas:

See footnotes and “Information About Met Asset Value | NAV]" on pages S and 10,
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Notes: Net Asset Value
(Unaudited)

1} Reflects 20 2018 Annualized Cash NO| for office assets; projected 12-month MO for stabilized residential assets and the projected stabilized MO for residential assats in-construction and
lease-up, See Information About Net Operating Ingome on page 45,

21 NAV & generally arrived at by calculating the estimated gross geset values for each of the Company's real astate progertias, imoestments and other significant assets and intereats, and then
deducting from such amounts the corrasponding net debt and third parties’ interasts in the assets. Gross asset values for stabilized operating multi-family real estate properties are
calculated using the direct capitalization method by dividing prejectad net cperating income for the next one year period by an estimated market capitalization rate for each property. Gross
asset values for operating office propertie: are presented by dividing projected net operating income for the nest one vesr period by an estimated vear one imputed capitalization rate for
each proparty. See Footnote 4 for a more detailed description of the methodology vsed by management to astimate gross asset values for its opemting office properties. Managament
projects net operating inceme that it expects to receive for future periods from a combination of in-place lease contracts, prospective renewals of expiring leases and prospective leasa-up of
veeant space, Market capitalization rtes ase estimated for each property based on its aszet clazs and peographic location and are bated on information from recent property sale
transactions as well as from puklicly available information regarding unralated third party property transactions.

3)  Thevalue ranga is determined by adding or subtracting 0.50% to the yvear 1 cap rata for office properties and 0.25% to tha year 1 cap rata for residential properties. Proparty cash flows have
been reduced by credit loss reserves, leasing and basze building capital expenditures, including Harborside renovations. The Waterfront valuation includes 580 million in capital for the
Harborside rencvations. Additiznally, the analysis includas approximataly $82 million in base building capital during the first thrae years of the five year discounted csh flow. The cpital is
allocatad to physical building improvemants and iz astimated 540 million at tha Waterfront, 528 million in tha Clas A Suburban, and 520 million in the Suburban portfolic’s, respectively.
Furthermore, the analysis includes 510 million in leasing capital budgeted in each of the Waterfrant, Class A Suburban and Suburban portfalios. This iz in addition to the tenant
im provemants, leasing commissions and capital reserves budgeted.

1 Rentabie Market  Stabilized

Arca 202015 Year 1 Cap In=Place Rent Occupancy Stabilized Unlevened

{MI5F) Annualized Cash NOI Rate Rent PSF PSF Rate Cap Rate IRR
Oifice
Hudson Warterfront 4.908 sray 4.4% $38.92 sdbGd 93.0% S04 To% 51,780 £383
Class ASuburban 2,155 464 T.2% 3808 anin 82.0% T.0% 2.0% G433 238
Suburban 4147 474 B.0% 2861 2088 860 B.O0% G0 San 142
Subtotal 11.210 51725 53494  539.65 53,013 5268

The year one cap rte, applied to the 20, 201% Annualized Cash MO, is derived from the present value of periodic cash flovws over five years and a terminal value based on stabilized income
and a market cap rate, all discounted at an unleveraed internal rate of return, See Infarmation About Net Operating Incomea on paga 45,

Tha Company calculstes astimatad gross asset values for aach of its operating offics aszats by taking the sum of (i) tha presant value of periodic cash flows ovar fiva wears and () a terminal
walue bazed on estimated stabilized income and a market capitalization rate st stabilization, all discounted at an unleversd internal rate of return, This value, divided by the projected net
operating income for 4 ene year period yields the year one imputed capitalization rate. Management projects the pariodic cash flows over five years and the stabilized income from a
combination of in-place lease contracts, prospactive ranewals of expiring leases and prospactive lease-up of vacant space. Factors considerad by management in projecting relaasing and
lease-up of vacant space and estimating the applicable market rental rates include: identification of leases curnently being negotisted by management; historical annual |leasing velumes for
such property types, and comparabhe leases that have been executed for properties within the Company’s portfolio and for competiter buikdings in similar locations.

5)  Valuatiens for nan-core assets, which are those assets being censiderad for sale or disposal, or in the active marketing process, are generally based on recent contract prices for similar
propertias in the process of being sold, letters of intent and ongoing nagotiations for propertias, Wegman's 535 million asset value calculated using $1.56 million projected 20189 cash NOI
capped at 4.5%. 24 Hour Fitness 521 million asset value caloulated wsing 51.06 million projected 2019 cash MOl capped at 5%. See Information About Met Operating Income an page 45,
Waluatiens for properties planned fer or wndergeing a repositioning er repurposing utilze a prejected stabilzed net operating inceme for the asset wpon completion of the
repositioning/repurposing activities, After applying an esumated caplitslization rate to & projected stablized nat operating Income, the capitalzed valus iz next discounted back based an
the projectad number of periods to re-stakbilize the asset. The discount rate applied & determined based on a risk assessment of the repositioning/repurposing activities and comparable
target returns in the marketplace, and further valdated by outside market sources, when available for that market. Additionally, ad justments are mada to the estimated value by deducting
any estimated future costs necessary to comphete the planned activitles, az well as adding back the dizzounted profected Interim operating cash flows expectad to be generated by the
property until re-stabilization has been achieved.




Notes: Net Asset Value
(Unaudited)

&) Includes the Company's ownership interests in the Hyatt Regency Jersey City and two office joint venture properties.

7)  Thevalue of land is based on a combination of recent or pending tmnsactions for land parcels within our relevant markets and unrelated third parties, and sometimes may utilize land appraisals for
certain markets, If svallable for other purposes, such s for transaction financing, Further, we consider what a land parcel’s value would need w be when combiaed with all cther development costs
to yield what we believe to ke an appropriate target rate of return for a development project. The per apartment unit or per sguare foot office space values are derived by dividing the aggragate land
value by the number of potential apartment units or squame feet of office space the land can accommedate. The number of potental units or sguare feet of office space a land parcel can
accommaodate ks mest commonly governed by either In-place governmental apprewals or density regulations set forth by existing zoning guidelings.

8)  Joint venture investments are ganerally valued by: applying a capitalization rate to projected NO| for the joint venture’s asset {which is similar to the process for valuing those assets wholly owned by
the Company, as dascribed abowve and previously), and deducting any joint wenture level debt and any value allocable to joint venture partners’ interests, Includes Roseland’s last residential
subordinate interest (Metropelitan at 40 Park) and commercial subord inate interests

9) The valuation approach for assets in-construction or lease-up are similar to that applied to assets undergoing repositioning/repurposing, as dascribed above. After applying an estimated
capitalization rate, currently mnging fram 2 5% to 5.25%, toa projected stabilized net operating income, estimated to total approximately $46.6 million upon complation of the construction or lease-
up activities, the Company deducts any estimated future costs totaling 5565.9 million required to complete construction of the ssset to arrive at an estimated value attributable to the asset, The
Company then discounts the capitalized value back based on the projected number of periods to reach stabilization. The discount rate applied, currently mnging from 7% to 8.75%, s determined
based on a risk assessment of the development acivities and comparable target retums in the marketplace. The Company than adds back the discounted projected interim cash flows expected to ke
penerated during the projected lesse-up pericd to reach stabilization,

10y Represents the dizcount to stabilizad valee applied to assets that have not yat achieved their respective Projected Stabilized NOI due to construction, lease-up or renovation. See Infarmation About
Met Jpemting Income on page 44,

11)  The residential valuation analbysis totals to & Roseland MAY of 52,194,000,000, with the company's share of this NAYV of 51,750,000,000 [ “MCRC Share®). This kther amount represents the company's
shara of Roseland MAY, net of the 5444, 000,000 attribirtable to Rockpoint's noncontrolling intarast.

12} Thadecrease in tha approximata NAVY par share of 50,15 from March 31, 2019 to Juna 30, 201% is dua primarily to a reduction in the stabilized occupancy of the Suburban portfolic from B8% to 26%.

Information About Net Asset Value (NAV)

Cwvarall, AV is armivad at by calculating the estimated gross asset values for each of their real estata propertias, investments and cthar significant assets and intarests, and then daducting from such
amounts the corespending net debt and thivd parties’ interests in the aets, Grossasset values for the operating real estate properties are caloulated using the direct capitalization method by dwviding
projected nat operating income fora one year pariod by an estimated currant capitalization rate foreach property. For gach opemting property, management projacts net operating income that it axpacts
te recaive for futura periods fram a combination of in-placa lease contracts, prospactiva ranawals of expiring leases and prospective lease-up of vacant space. Factors considersd by managament in
projecting releasing and lease-up of vacant space and estimating the applicable market rental rates include: identification of leases currently being negotiated by management; historical annual leasing
wolumes for such property typas; and comparable keazes that have baen axecuted for propartias within tha Registramts’ portfolio and for compatitor buildings in similar locations, A capiwlization rate is
astimatad for sach proparty based on its asset class and geographic location, Estimates of capitalization rates are based on information from recent property sle transactions as wall as from publicly
available information regarding unrelated third party property transactions.

The use of NAY a2 a measure of value is subject to cartain inherent limitations. The assessment of the estimated NAY of a particular proparty is subjective in that it invalves estimates and assumptions and
can ba calculated using various acceptable metheds. The Company’s mathods of datermining MAY may differ fram the methods usad by other companias, Accordingly, tha Company's estimated MAY may
not ba comparabla te messures used by other companias, Az with any valuastion methedology, the methodalogies utilizad by the Company in estimating MAY ara besed upon 3 numbsr of estimates,
aszumptions, judgments or opinions that may or may not prove to be correct. Capitalization rates obtained from publicly available sources alsa are eritical to the NAY caleulation and are subject to the
sourcas selected and variability of market conditions at the time. Investors in the Company are cautioned that NAY does not represent (i] the ameunt at which the Company’s securitias would trade at a
national securities axchange, (i) the amount that 3 security holder would obtain if ha or she tried to sall hiz or har sacurities, (i) tha amount that 3 sacurity holdar would receive if tha Company liquidated
itz a=zzets and distributed the proceeds after paying all of their expenses and Eabilities or {iv) the book value of the Company's real extate, which iz generally based on the amortized cost of the property,
subjact to cartain adjustmants,
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Balance Sheet Sinthormnds
20,2019

ASSETS Carp land  Him.f Total
Rental property
Lard and leasehold interests 52471208 £263,861 = $511,069 | 475,431
Buildings and improvements 2,217 8956 1,638,061 = 3,856,017 | 3,651,937
Tenanl improvements 295,523 1479 - 297,002 335,028
Furniture, fistures and equipment 5,006 22,100 = 58075 50,653
Lavnd aned improvements be ld for developme nt 126,011 326,044 - 452,057 465,929
Crewelopment and consbruction in progress 52,901 413 B7E = 465,779 327,039
2,939,565 2,700,434 = 5,639,999 5,306,017
Less —accumulated deprecialion and amortiz@ation (8§62, 610} [105,627) - {968,237 (1,097, 86E)
2,076,955 2,594 E07 = 4,671,762 4,208,149
Rental praperty held for sale, net - - - - 108 B4
Met Investment in Rental Property 2,076,955 2,594 BO7 = 4,671,762 4,316,997
Cashand casheguivalents 23,144 37,434 - 60,638 189,533
Restricted cash 6,192 11,700 = 17,802 19,921
Inwestments in unconsolidated joint ventures 11,036 204,921 - 215,957 232,750
Unbilled rents recemvable, net 90,393 2831 - 93,324 100,737
Deferred charges, goodwill and other assets, net 214 574 44,0849 - i5B,663 355,234
Accounts receivable, nel of allowance for doubiful accounts of 51,319 and 51,108 7264 3,313 - 0,476 5,372
Totd Asets 52,423,558 52,893,154 - 55,327,712 55,060,644
LIABILITIES & EQUITY
senlor unsecured notes, net 5570899 - B 570,899 570,314
Unsecured revelving credit facility and term loans 424,180 - - 424,180 790,939
mortgages, loans payable and cther obligations, net 369,800 1,322,763 - 1,692,563 1,431,398
Cividends and distributions payable 21,722 - - 21,722 21,877
Accounts payable, accrued expenses and other liabilities 127,915 74,915 - 202,830 165,115
Rents received in advance and security deposits 27.am 7364 - 34,467 41,244
Accrued interest payable 5,717 2,914 - 8,631 9,117
Tota Liabilities $1,547,334 41,407 958 = 52,055,292 43,033,004
Commitments and contingencies - - - - =
Redermable noncontrolling interests 521324 444,048 S 496,372 | 330,459
Tota Stockholders' /Meambers Equity 647,107 99E 430 - 1,645,587 ' 1,486,658
Moncentrolling interests insubsidiaries:
Operating Partnarship 181,296 - - 181,296 | 168,373
Conzolidated joint ventures 1457 47 BhE - 49,165 42,150
Totd Moncontrolling Interests in Subs diaries 182,793 47 668 - 230,461 210,523
Total Equity 829,500 1,046,148 - 1,876,048 1,697,181
Tatal Liabilitiesand Equity | $2,429,558  $2,898,154 - $5,327,712 $5,060,684

Motes: See supparting “Balance Sheet” notes an page 41 for mare infermation.
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Income Statement — Quarterly Comparison

REVERNUES
Teveriue Trom leasas:
Base rents
Escalations and recoveries fram tenants
Real estate services
Park ngincome
Hatel ineomie
Other income

Total revenuas
[EXPERGES

el estate taxes

Lilities

Doeratingsendoes

feal EE1a18 SR FVICE BXpEnses
Leasing persannel costs
Gereral ane acdministratlve
Drepreciation amd amortization
Irmpairment charges.

Land impairments

Total expenses

Operating Income

Irteresl expense
Interest and ather investment income {loss)
Equity inearn ngs (0551 of uncors olidated joint v niures
Gainonchange of coatral af iaterests
Realized gairs (Insses|and uncealizee losses an disposition
Galnonsaeoflannfather
Galnonsae of investment in unconsalidated jolnt veriure
Gain [loss ) oo early extinguishrrent of de b, net
Total other income [expenss)

Ratincame

MorLomnrgl |ing interest inconsoli cates (oot ventures
Mantontrol || mg interest | nOperating Partners hip
Redee manle noacont ralling interest

Nat Incame awsllable i comman sharehalders

Basle earndngs per cammon share:
Metincome available to common shareholders

Giluted arnings per comman share:
Mgt incame available to common shargholders

Basic weighted average shares outstanding
Dilunes weighted average shates outstanding

5in thousands, except per share amounts
funaudited)

STT06E 519,424 106,480 112,910 §112,457 107,239 510,584
BB 1.442 T 254 | 105 ERETE ] 12.6:56 10,30
2051 1.43% 3,530 | 3,842 3,987 4,437 4,078
2,559 3004 5,563 | 4,941 5,534 5,499 5,757

- P 20054 ¢ 283 . - -
1,561 529 2,450 2,168 2,605 2,185 2,873

592,123 338,332 4130461 | 134,245 £132,936 4132,114 5126, 583

$11,630 44,967 $16,587 $17,077 §12,548 $15,680 §17,966
5,995 1,461 {856 ¢ 10,451 2,005 5,530

15,025 7135 26,161 | 28,562 26,962 27,107 22,939
Z.042 1837 3979 | 4,266 4,223 4,400 4,360
243 - =42 ez - - =
12,543 3,454 16,427 | 12,593 12,828 11,620 13,455
34,455 14,857 48,352 | 48,046 46,324 45,813 41,413
5,802 - 5,802 | . - . .

. . 24,566 . .

1,055 2,089 ¢

592 435 335,380 S12R.BLS |

SL18.137 5136456 5114,610 5107, 688

(4306} 41,852 41,696 616,112 [$3,520) $17,504 $18,901
514,257} [38,218) (323,51 {324,774} (523,366 {$21.094} (518,958)
364 151 515 | B4 7 a1 i
212 AR [EE3H {EH1) ] [ =21
e . .1 13,730 . 14,217 -
. 255 | 268,109 49,342 {8,102} 1,010
- 20 20 - 30,938 - -
= £ - . L1k = E =
SEE - 588 | 1311 [461] - -
{12,578) {3,357) {21,878} 259482 565,043 {15,818} [17,800)
{12,284) {7,445) {20,329); 275,594 53,523 1,689 1,501
1 846 5847 | 51,248 B4 5431 585
434 . 2434 § {27 E80) 14,953) 167 142
(455 {4,551 {5, 006); [4.667) {4,406) {3,785} [2.969)
__liwnspal __Einisol (522,040 2233895 543304 ___lLS73 __GLas))
150,431} 5267 5045 50,05} [50.05)
{40.43) §2.566 045 50,05} [H0.05)
S0,498 90,483 80,465 90,330
100,943 100,845 100,712 100,558




FFO, Core FFO & AFFO — Quarterly Comparison

20 2019

Matincome foss ] available to commaon shareholders
Ackl feduct]: Moncantralling inerestin Cnerating Partmership
feal exta terelated depreciation and amortiz lionan contimngoperations ™
Gain on chanpe afcontnal alinberests
Propertyimpaisments
Gain on sale ofime stiment in unconsolida ted joint veniure
Realized gains and unrealized lesses on disposition efrenta | properby, net
Funsds from coerations '
&, A
[Gain Yoy rom extinguis hment of debr net
Dead deal costs
Land im palements
Gair an disposition ol developatie Land
Sy fincens 0 P ATIGN COSLE 1 N0 A BR renL RSl ucluring
Managem enl confract lesmination cosls
Frooy fight costs
M payroll tax consuliing costs
e FFO
i BoCaslyin
siraightlire rent adiusiments ™
Amartizmtion of market lease intanmhles, net ™
on oflease ind nits
ticn af stock compensation
Norreal astate depreciation and amartlmtian
Aqvartizaticn ol el dscoun tipremsium Jand ma 1o anket, net
ion o defiewed Fnandngcosts

Henincremenial revenue generating capital experediure s:
Barildingimproveme nis

Tenant improvements and leasingeom missions =
Tenani lm prosemends and le asngeommissions anspace vacani for mere than one year

Adiustod FFO™!
Core FRCHcalsulate d abovel

Equity in earnings {loss] ofunconsalidated joint wentures, net
Fx in e arndngs share ofdeprociabion ared amenization

Inierest expanse

Fecurring Wallstributions ®

Irecame [loss]in neoncorirallingintere st in consolida ted joint verures
Hedeamable noncontrolling interest

Incomie by expense

Adjustad EENTOW,

Hetdebtatperiod end ™

Metdobt toAdus be dEB TDw

Dileated weeighted average shares funits outstanding
Funds from operations per share diluted

Cor Funds from Dperations per shasefund t-dilube d
Diisddends cecdared per commen share

Hotas:

See footnotes and “Information About FFO, Coare FFO, & AFFO on page 17.

5 in thowsands, except per share amounts and ratios
(ungudites)

$2448,395 151,a7=) 151,251}
37,680 ne?n 1142}
0,168 49,433 A5,701
B 13,790) = {14,217 z
580%
[=03) = N
[255] e 108) [a5 3420 2102 oo
533,524 539 541 N 143,673 a3 372
|558um) 51,311) Sd61
(=]
2,499 74,565
2] = 130,933} - .
2 1,562 A50 G40 1,795
- 1,001 - .
4171
1313 . 503 . .
40 044 40,813 545 317 43,313 A5173
(59,053 5 2,855) 154, 304) {51,904) £249
{1,068] 1L0E7) i, 05} {B%2) 1,315}
i) Fa 166 14 258
2,78 2,010 2,064 1,897 FEE)
511 539 55T L35 L35
[Fan 1230 [FET {238) §237)
1168 1,169 1,456 1,302 1,145
(#R3] (2,937 17,630) (2.20) (773}
{1,201) (7,931) IL1,435) (4,067 L7939}
11,716 (3,457) [£,433) (7,787) [E851
510,474 526,381 £21 604 29,773 21 081
540 045 40,812 545 327 543313 45171
s08 f12:1 560 15 353
13,074) (2,663 3.810) 4,155) 14,203}
73,515 24,774 73,555 21,053 1,999
3,550 119 3,392 4,006 4,585
[ ] i1, 240) [0nh {a51) {25}
5,006 £,660 4,406 3,485 zaga
5 a3 343 215 148
558,722 570 187 573 453 461 395 SEE D44
$2,609,112 §2,653,693 52,043,056 SEITE TG S1ELG,TI2
250 2.5¢ .31 100 9.7
100,573 100,933 100,545 100,713 100,598
.33 50.39 5048 50,02 s0.43
£0.40 $0.00 50,05 £0.43 5045
50,20 §0.20 S0.20 50,20 S0.20
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% in thousands
funoudited)

EBITDAre — Quarterly Comparison

40 2018

Met Income avallable to commanshareholders {522,054) $244,485 43,504 [#1,478] (31,251}
Acd;
MEACOATRO|ling i NtErastin 0 Qerating parmae rihip (24340 27,680 4.953 (1E7] (142}
Moncentralling Interest inconsolidated joint wentures {a) {547 {1,248} {Ra (4511 (L1
Reeeemahle noncontralling Interest 3,006 4,667 4.406 3,783 583
Interest expense 13,515 24,774 23,206 21052 18,598
InCome Tax e e nse a5 a3 343 267 144
Deareciationand armortization 43,352 48,046 46,324 43,813 41,413
Ded uct:
Realized {gains| lasses and unrealized losses ondispositionof rental property, net 1235) (268,105 [49,322) 102 {1010}
[Gainlloss ansale ofinvestment in unconsolidated joint vemiures - {503} - - -
Gainlioss onchange of control of iate et - (13,780} - 114,217] -
Equitym {earnings)loss af uncansolldated [oint vertures ] 3] BED BT 52
And:
Propemy Irpairmenns 5,802 - - - -
Company's s hare of property NOI's in unconsoli dated joint veatures 4287 1385 9.028 8,802 10,193
EBITO AR 567,545 573,721 sE3.422 573,237 371,292
Adg:
Loss fram extinguishrment afdebt, net 128E) (1311} 451 - .
Severance/Sepa ration costs 00 Manage ment restructuning - 1,563 450 540 1,795
Managem ent contract termination costs - 1,021 - - -
Dead deal casts - = BL3 e B
Lane impairmants 2.45% - 24,566 - -
Gainon dispesition of dewe lopable land {2000 = (30,59%) . =
Proxy £ght costs 4,171 - - - -
Mew payrall tax consulting casts 1,513 . EUE] B .
Adjusted EBITDATE 574,670 574,093 479,756 73,877 573,087
Spncentrolling interests in consolidateg ipint ventures ol
Marbella {208} 15E3) {55900 1363] =
12 at Marbe lla {=a0) 1a8E) = - -
PortImperial Garage South =] {9} (51 {B0i L2l
FortImperial Retall South 12 7h (4 {51 {12}
Residence inn Hote| . {19} - c =
Other consolidates ol ot ve ntures {401 1451 4414 (23] (23]
Met losses in noncontrolling Interasts 13347) (51,248} {5640} {3a51] (535]
111
Deareciation in noncontrolling interest in consolldatec 1Vs 1,434 1527 R 555 54
Funds from sperations - noncontralling interest in consolidated Vs 8577 2274 5315 5208 511}
Age;
Interest cxpense in nancontrolling interestin consolidatod JW's B BE1 444 RLT 132
Net operatingincome before debt service in consalidated IS 51,363 S0B5 5790 5575 5121

Hotes;

{1} See unconsolidated joint wventure NO| details on page 22 for 20 2019,
Sea Information About EBITDAR on page 17
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Income Statement — Year-Over-Year Comparison SR ——r

funaudited)
2019 L

18

Revenue fromleases:

Baase renls 3218400 3216486
Escalations and recove fes from tensmts 03949 1309z
Real estate services 7,372 8735
Parking income 10,504 11,084
Hotel inceme 2,377 -
Oiher inceme 4,658 6,159
Total reverues 5264710 S268 556
EXPENSES
Real estate taxes 533674 536,327
Utilities 17807 20,058
Operating services 1123 48 557
Real estate service expenses E.245 8,296
Leasing personncl costs 1,284
General and administrative 25,020 28,540
Depreciation and amertization 57,308 82,710
Progerty impal rments. GA0E -
Land impairments 2,488
Total expanses $246,952 226489
Operating Income 517,758 $38,067
OTHER (EXPENSED NOOME
Interest expense (548, 285) [53%,074)
Interest and other investment income {less) 1,339 1,769
Equity imearnings {loss) of unconsclidated joint wantures {7Ea) 1,520
Gainon change of control ofinterests 13,700
Realized gains [losses) and unrealized losses on disposition 268,264 58,196
Gainon sale of landfother T
Gain on sale of investment in unconsalidated joint venture an3 :
Galn {losshfrom early extingaishment of debt, net 1,589 {10,287
Total ather income fexpense) 237,507 13,122
Metincorme 255,265 52,189
Moncontial [ing interestinconsolidated joint wentues 2,005 5125
MNoncantralling interest in Oserating Partnership (25,246) 4,741)
Redeernable nancontrolling inlerest 18.673) i3, 7E8)
Matincormes available to cormman sharehalders iii&il &l Zﬁi
Baslc earnings per comman share!
Metincome available te common sharehe/ders 52.24 50.3%
Diluted earnings per common share:
Metincome avallable te common shareholders S2.24 50.3%
Basicweighted average shares outstanding 0516 90,257

Diluted weighted average shares cutstanding 100,825 100607




FFO, Core FFO & AFFO - Year-Over-Year Comparison ™" wi ™™

[umouited)

MetanG oine Qoss) ayailabbe 1o oo an sharalaldens 5332 41 1,755
Akl fdeduct]: Monconizalling tin Operating Pariresship 25,245 4,74
Rzl o5t terelateddapred ation and amartizton on continulng aperations 102,023 41,382
Gain on change efconiral efinterests L3, 7an)

Propertyimpainm enis 580

Gain on sale ofimesiment inuncons olidated joint weniure (=03)

Feealize d gnins and unrealize diosse s on dispesiiion af rental property, net |3 A Z64) |55,1 96}
Funds from eperations ™! 572465 SI5713
[Fabn}Loss from exningilshment of debt, net [51,599) H10,759
D deal costs . -
Lan i pairents 2493 e
Gair an dsposition of dewl opahls land Tm 2
Severimci/Se i ATIGN COLTE ON ManaEe e s g 15462 G847
Fanagement confract ferminalion cosis 1,001 2
Frooy fight costs A4.171

Hew payrall tax consuling cos is 1,313 0
Cowa FFO 580 862 505 B4

4 Bon-Cash it

Siradght-line ront adjustments " i56,507) 152,453}
Amortizatien ofmarket lease intanglbies, ner [2.095) 3443}
Amortiztion oflease inducements L] 552

tion ofstodk compe naation a,.728 3,440
Norreal astate depreciation and riization 1,050 1047
Aarenrtizaticn ol deba discoumt fgreminim | and mark-tamaiken, net 7 74}
o ol deferredd fnancing cosls 2,357 N

13.215) [F3EEE

Tenant impevwmants and leasingeomenissians 5 [HERE Y] 122407}
Tenani lm prosem ends and leasing commissiens on space vacant for more than one year |7 DR [14.545)
Adiusted EFO™ 55860 S5I3TT
Core FRO[eal e ulated above) EBD 252 295‘349
Deduct
Eequityineammings Joss]of unconselidaled joinl ventures, mel 5768 151.520)
Lauilyin eamings share of depreciation and amortization [, 580) LR
cebilhack;
Inierest pxpanse 48,789 39074
Roecuming: I dlis bibastions ! 6,960 11,275
Inec o [loss | i nonconirellinginterast inconsclidated jaint wntare s |3,005) {175}
Tedeemalde aoncentrolling inerest 3673 b
Ireoemie Ly espen s pel ] 144
Adjusted EBITDR, 41385 909 21d0,767
Mot debt at perodend " 42,609,112 47,616,772
Rl alialst nix st ER ITOA Sl e
Diluted weighted average shares funits outstandng "' 100,825 10,807
Fuinels Iroim operalions pe s shara-dilined S0.72 S0.7E
Come Funeds [rom Ope ralicns pes share funit-dil wled 0,60 S0.95
Divadends declared per common share 40,40 S0.40

Haotas:

See footnotes and “Information About FFO, Coare FFO, & AFFO on page 17.
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FFO, Core FFO & AFFO (Notes)

1l Includes the Company's share from unconsolidated joint ventures, and adjustments for noncontralling interest, of $3,025 and 54,903 for the three month: ended June 30, 2019 and 2013,
respectively, and 55,626 and 59,718 for the six months ended June 30, 2019 and 2017, respectively. Excludes non-real estate-related depreciation and amortization of 5511 and 5535 for the three
manths endad June 30, 2019 and 2018, raspactively, and 51,050 and 51,046 for tha sic months endad June 30, 2019 and 2018, respactivaly.

12} Funds from opermtions is calculated in accordance with the definition of FFO of the Mational Association of Real Estate Investmeant Trusts (NAREIT]. See "Information About FFO, Core FFO and
AFFO below.

2l Includes free rent of 35410 and 32,095 for the three months ended June 30, 2019 and 2018, respectively, and 510,242 and 58,474 for the siv months ended June 30, 2019 and 2018, respectively.
Alsp includes the Compamy's share from unconsclidated joint ventures of (596} and [$256) for the three months ended June 30, 2019 and 2018, respectively, and (5325] and [5694) for the sic
mianths anded June 30, 2019 and 2018, respactively,

1l Includes the Company's share from unconsolidsted |oint ventures of 30 and 527 for the three months anded June 30, 2019 and 2018, respactively, and 50 and 5107 for tha six months endad June
30, 2019 and 2018, respectively,

5 Excludes expenditures for tenant spaces in proparties that have not been cwned by the Company for at beast a year.

i6l 10 2018 includes $2.6 million of the Compamy's share of its first annual sale of an acenomic tax credit cartificate associated with the Urby Harbermside joint ventura from the State of New Jersay toa
third party.

17} Het Debt calculated by taking the sum of senior unsecured notes, unsecured revolving cred it facility, and mortgages, loans payable and other ebligations, and deducting cash and cash equivalents
and restricted eash, allat peded end,

5 Calculated based on weighted average commen shares outstanding, assuming redemption of Operating Partnership common units into common shares (9,866 and 10,213 for the three months
anded Juna 30, 2015 and 2013, respectivaly, and 10,014 and 10,227 for the six months ended June 30, 2019 and 2018, respectively).

Information About FFO, Core FFO and AFFO

Funds from cperations ["FFQY) is defined as net income [loss) bafore noncontrolling interests of unitholders, computed in accordance with generally accepted accounting principles | "GAAP"), excluding
gaing er losses from depreciable rental property transactions (ncluding both scquasitions and dizpesitions], and impairments related to depreciable rentsl property, ples real estate-related depreciation
and amaortization. The Comparmy beliaves that FFO per share is helpful to investors as ane of saveral measures of the performance of an equity REIT. The Comparny further belisves that as FFO per share
excludes the affect of depreciation, gains (or lossas) from property transactions and impairments related to depreciable rental property (all of which are based an histerical costs which may ba of limitad
relevance ineveluating current parformanca), FFO per shane can faciltate comparizon of operating performance between equity REMs.

FFD per shane should not be considered as an altemative to nat incoma available to common sharebolders par share as an indication of the Company’s perfarmance or to cash flows &8s a measure of
liquidity. FFO per share presented herein & not necessarily comparable w FFO per share presented by other real estate companies due to the fact that not all resl estate companies use the same
definition. Howaver, the Company’s FFO par share is comparable to the FFO pershare of real estate companias that wse the current definition of the Mational Association of Real Estate Investment Trusts
[“MAREIT"). A reconcilistion of net income per share to FFO par share is included in tha financial tables abave,

Cora FFD is defined as FFO, as adjustad for items that may distort the comparative measurement of the Company’s performance overtime. Adjusted FFO ("AFFO") is defined as Care FFO less (i) recurring
tenant improvements, leasing comm issiens and capital expenditures, (i) straight-line rents and amaortization of scquired below-market leases, net, and {iil) other non-cash income, plus (iv) other non-
cash charges. Core FFOD and AFFD are Both nen-GAAP financial measures that are not intended to represent cash flow and are not indicative of cash floves provided by operating activities as determ imed
in accordance with GAAP, Core FFO and AFFOD are presented solaly as supplemarntal disclosures that the Company's managemant beliaves providas useful information regarding the Company's
operating performance and its ability to fund its dividends. There are nat generally accepted definitions established for Cere FFO or AFFD. Therefore, the Company's measures of Core FFD and AFFO
ey net be comparable to the Core FFO and AFFD reported by other RET:, A reconciliation of net inceme to Core FFO and AFFO ane included in the financial tables above.

Information About EBITDAre

EBITDére s & non-GASF financial measure, Tha Company com putes EBITDAR in accordance with standards astablishad by the Mational Association of Real Estate Investmeant Trusts, or NAREIT, which
may net be comparable to EBITDAMR reperted by other REITa that do not compute EBITOAe n accordance with the NAREIT definition, or that interpret the NAREIT definition differantly than the
Campany does. The White Paperon EBTCAre approved by the Board of Governors of NAREIT in September 2017 defines EBITDWra as net income | koss) [computed in accordance with Genarally Accepted
Accounting Principles, or GAAR), plus intarast expensa, plus income tax expense, plus depreciation and amortization, plus (minus) lossas and gains on the dispesition of depreciated property, plis
Impatrment write-downs of depreciated property and Investments In unconsolidatad Jolnt ventures, plus adjustments to reflect the entity's share of EBITDAR of unconsolidatad oirt ventures. The
Company presents ERITDAre, because the Company believes that EBITDAre, along with cash flow from operating activities, investing activities and financing activities, provides investars with an
additional indicator of the Company’s ability te incur and service debt, EBITDAre should not be considered &s an alternative to net income (determined In accordance with GASF), 85 an indication of the
Company's financial parformanca, a3 an akernative to net cash flows from opemsting activities [determinad in accordance with GAAR), or a3 8 meazure of the Cormpany’s liguidity.
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Same Store Performance

Office Same Store

5 im thousands

Eao & Thre 1 al] ths [l

202019 202018 Change % Change 202019 202018 Change % Change
Total Property Revenues [GAGE) 579,554 579,657 (5103} {0.1%) 5158210 $164,837 156,627) (4.055)
Real Estate Taues 510,282 511,213 5931} {8.3%) 520,535 522,566 152,031) [5.0%)
Utilities 5,108 4,433 672 1525 11,538 12,372 {538) [4.33
OperatirgServices 14620 PENERS [53 i1n L2633 L8503 100 033
Total Prope rty Expenses 430,007 $29,828 5179 0.6% $61,064 $62,531 ($2,467) [EELT
Same Store GAAP NO| "B 549,547 549,825 [5282) {0.6%) £57,145 $101,306 154,160) [4.1%5)
Lass: straight-lining of remts ag. and FAS 141 ad A6 51181 53,281 217 8% 57,763 s6472 51,291 19.9%
Sama Stora Cash NOIETE 545,085 548,698 [52,563) {7.3%) $80,2383 594,834 155,451) [5.7%)
Total Properties 42 42 42 4z
Total Square Foatage 10,483,553 10,483,553 10,433,552 10,483,553
% Leased BLEW 21.9% 10.3%) 21.6% B1.8% [0.3%)

Resldential Same Store '

Eor the Three Months Ended Eor the 5ix Months Ended

202018 Change % Change 202019 202018 Change % Change
Total Property Revenues 532,924 531,534 51,390 447 565,125 Sa2, 754 52,371 3.8%
Heal Estate Tamas 54,087 53,859 s228 5.9%% 8,094 51733 5381 4.7%
Oparating Expanses E118 2064 154 1.8% 1181 15,936 245 1.5%
Total Property Expenses 512,205 511,623 4382 3.2% 524,275 $23,6649 sa06 26%
Same Store GAAFNOI*! 520,719 519,711 31,008 5.1% 540,850 $39,085 %1,765 4.5
Toral Linits 5673 5,673 5,673 5,673
# Laased 97.3% 97.5% i0.2%) 97.3% 97 5% (0.2%)

HMotes;

(1] Theaggregate sum of. property-level revenue, straight-lne and ASC B05 adjustments over the given time pariod, less: operating espanse, real estate wyes and wtilities over the same
paricd forthe same store portfolio.

[2] Apgregate property-level revenue over the given period, less operating expensa, real estate taxes and utilities over the same period for the same store partfolio.

(3] Harberside Plaza 1 iz not included in 55401 and i being removed from seros in 2019,

[4} Values represant the Company's pro rats ownership of operating partfolio.
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Debt Summary & Maturity Schedule

S in theusands

Debt Breakdown

Balanee
Eixgd Bate Dokt
Fixed Rate Unsecured Debr and OtherObligations ™ 51,000,000 36.96% 3.80% 214
Fixed Rate Secured Debt 15492377 5725 : BTd
Subtotal: Fixed Rate Debt 42,549,377 94.22% 3.83% 4,094
Varjable Rate Debt
Variable Rate Sacured Debt 156,519 5.74% S.e0% 0.28
WVariable Rate Unsecurad Debt = =z : z =
Subtotal: Variable Rate Debt 5156,519 5.78% 5.60% 0.28
Totals/Welghted Average 52,705,896 100.00% 3.93% 4.67
Adjustenent for Uramartized Debt Diseount [2,504)
Unamartized Deferred Financing Costs [15,750]
Total Cansalidated Debt, net $2,6E7,642
Fartners' Share 4
CLI Share of Total Consolidated Dekst, net ™ $2,612,861
Unconselidated Secured Dabt
CLI Zhame 5358192 48.80% 4.07% [
Partners' Share 5375859 51.20% A 07 287
Total Uncensolidated Secured Deht £734,051 100.00% 4.07% 687

Maturity Schedule

Maturitics 3
2014 156,552
2020 425,000 O 2,903 427,903 3.42%
2021 165,200 3,227 172,027 3.20%%
022 300,000 3,284 an3, 234 4,608
2023 333998 5,157 339,155 3.53%
Thareafter 1,273 798 25 616 1,304 414 3.85%
Subtotal 52,663,115 540,220 2,703,335 3.93%
Adjustment for uramortized debt discount/premium [2.504] [2,504)
Urmamertized mark-vo-ma rket 2,561 2,561
Unamartized deferred financingcosts { 15 750§
Totals/weighted Average 52,663,115 $24,527 52,687,642 3.93%

Notas:

(&)  Minority interest share of cansolidated debt is comprised of 532.7 million at Marbella, $30.1 milion at M2, $9.E millien at Port Imperial Seuth Garage, and 51,2 million
at Port Imparial South Ratail,

See supporting “Debt Summary & Maturity Schedule” notes on page 41,
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Debt Profile

20 2019

CFFICE PORTFCLID
Excured et
101 Hudsan
Shart Kil s Partfalio
Principal balance outstanding
Uramortized defersed fnancing costs
Total secured Debt - Ofice Partfolio
Senior Undecused Notes: ¥
4.500%, %enlor Unseoured Notes
3 150%, Senior Unsecured Motes
Principal balance outstanding
Adjustmient for Unamort s debt discount
Unamortized deferred financi ng costs
Total Senior Unzecured Motes, net:
rge oy red Tern Loans:
2006 Urisecy red Teerm Loan
2017 Unsecured Term Loan
Rewnlving Credit Facilities
Uramortized defersed Frand ng costs
Total Rewalving Credit Facilities & Unse cured Term Loans:

Total Dabt -Office Fortfolic

RESIDENTIAL FORTFOLID
Secured Canstruetion Laans

sdarriott Hotels at Part Imperial iF KA Port Impesal /% Hotel) ™

Signature Place (KA 250 Jaknson™

145 Front at City Sguare (F.EA. Worncester)
Total Secured Construction Debt

Secured Permanent Loans

Park Square

Wianaca

Port imperial South 45 Retail

Pormsice 7

Alterra | & 11

The Crhase at Cverlook Ridge

Portsice 5%

Marhe |z

512 at Marbela

Cuarry Place a1 Tuckahoe (FK.A 150 Main Street)
Riverkause 11 at Partimperial (F.EA Port Imperial South 11)
S000 Lofts

Riverwatch

Port brperial South 4/5 Garage

Principal balance outstanding
Unamortized detersed Fhand ng 0sts
Tetal Securad Farmanent De bt

Total Debe -Residential Portfolis
Total Consolidated Debt:
Haotas:
See supporting “Debt Profile” notes on page 41,

Lendar

Wells Fargn CMES
Weells Fargo CMES

public deat
public dent

T Lerdars
13 Lenders
14 Lenders

Fifth Thire Bank & Santander

MAE:T Bank
Cliizens Bank

Wells Fargo Bank NLA.
Morawesiern Mutual Life
american General Life & /G PC
CHRE Capltal Markets Fraddiciac
Capital OnefFreddieMac
Hew York Community Bank
Mew York Ufe Insurance Cn
New York Lfe Insurance Co
Mesw York Life Insurance Co
Matixis Real Estate Capital LLC
Morthwestern Mutual L
Mew York Community Bank
Mow Yok Community Bank
Armerican General Lite & 40G PC

CLI Company Highlights.

3.20%
4.15%

4.61%
3.5%%

3.28%
B
LIBO® +1.30%

LIBCR+4. 505

LIBOR+2.353
LIBOR+2. 500

LIBOR+1.BTH
3.15%
4.56%
3.57H
3.a5%
3.74%
4.56M
41754
4.29%
4 48%
4 57%
3T7T%
3.79%
4.85%

51,369,873

EEL L
42,000
i

$156,519

167,561
31.508
LR
100,000
135,750
57,000
131,000
117 0040
41,000
T
160,000
ELEREIE]

KA

1174877
2.633)

1166249

51,322 763
52,687,642

dl.aa8)
570,314

S350,000
325,000
117,000

{

ALOELY
£700 538

%1,733,244

574,350
41,765

SB.AD
S172,001

415,167
168,370
4,000
58,998
100,000
135,750
2000
131,000
41,000
100,001

32500
853 BES
{4581
$8E7,386
51,058,407

52,752,651

4 in thousands

10/11/26
040127

0418122
051523

0107 20
012520
0125/

1006158

080118
12/10/1%

i
020121
12001021
0801/23
02/01/24
01j01/25
aEi10426
08/10/26
aa10/26
080527
11/10/28
070129
e SRR
120129




2019/2020 Debt Maturities

Secured Debty

Lonsolidated Dett

Signature Place !

Marriatt Hotels at Part Imperlal
145 Front at City Square

Total Cansolidated Residertial

Total Consclidated Secured
Unconsolicated Debt

Residentia

Shops at40 Park

Wt palita n Lofts

Crystal House

Metropolitan at 40 Park

Total Unconsolidated Resicential

Total Uncansolidated Secured

Total Secured Debt

Unsecured Debit

2016 Unsecured Term Loan
2017 Unsecured Term Loan
Total Unsecured

Construction Loan
Construction Loan
Construction Loan

Permanent Loan
Construction Loan
Farmanent Loan
Fermanent Loan

S42,000
268,636

4156,519

5156519

56,067
13,850
161,171
35,590
5216778

$216,778

%373.297

100,000

22000
5425 000

Hotes:
Sas gupporting 2019/ 2020 Dabt Maturities” notes on page 41.

20 2019

42,000 8i120s
44,000 10/6/201%
58000  12/10/2018

- 4/12/2019
13,850 2f1/a0z0
] 4/1/2020
- 9712020

1/7/2020
- 1,/25/2020

Extensicn Opticn/

Refinanced as of 7/29/201%

Twea Lyearoptiors
Two 1-year aptiors

Twe Lyedr aptions

Ore Syearoption

Ore 1-yearaptions
Two 1-vear optiors

Sin thausands

6070
20.61%

55.17%

55.17%

40.75%
53.01%
5083
54 47%
51.28%

51.28%

52.91%




Unconsolidated Joint Ventures i thousands

Tatal GAAP NOI After £ CcuUshare CLIGAAP NOHAfter  CLIZQ

Debit Service eht 2019 FFO
Operatieg Progerties |
Residential
Metrogalitan 130 9% 7% 25.0% 3990 S4L,657 646 S48 310,414 5103 525
Metropalitan Lofts 549 98.3% 50.0% 330 13,145 174 185 6,573 a7 a2
RiverTrace at Port Imparial 316 96.5% 22.5% 1838 2,000 1,180 : 414 13,450 266 262
Crystal House 825 98.8% 25.0% 3,109 16L,L71 1,832 . 77 40,293 458 445
Riverpark at Harrizan 141 96.5% 45.0% 309 20,541 126 , 180 13,293 57 54
Station House N 95 8% SO0 1,794 §7.692 617 ' 847 48,846 09 240
Urby Harbarside 762 95.8% ES.0% 4373 182000 1878 3717 163,200 1536 1,533
Substetal - Residential 2,611 97.2% 47.5% 512,833 $617,206 $6,453 56,398 5301,069 52,876 $2,691
Office
12 Vreeland 139,750 100.0% 50.0% 5463 57,091 412 523 43,546 5206 5186
Offices at Crystal Lake 106,345 93 2% 31.3% 149 3703 105 a8 1157 33 33
Sukbtotal - Office 246,055 87.1% 41.9% 3612 510,794 %517 5277 54,703 %238 %228
Retail fHotel
Riverwa lk Retail 30,745 SE.0% 20.0% 5138 - 5138 528 - 528 51
Hiatt Rege ey Jarsey City 351 28.6% 50.0% 2,485 100,000 2578 L1748 50,000 1289 1452
substotad - Retail fHatel B7.4% 4B.9%  $3,633 $100,000 $2,716 51,776 $50,000 $1,317 $1,453
Total Operating A7.6% 17,078 728,000 $9,686 $8,451 §355,772 $4,432 44,373
Cther Urconsolidated I'Vs S1LETE L6051 G167 : S836 G2.420 L8356 513
Total Unconsalidated Jvs ™ $18,751 5734,051 511,358 49,287 $358,192 $5,268 44,360

(&) The sum of property-level revenue, straight-line and ASC 805 adjustments, less: operating expense, real estate taxes and utilities,

(&) Proparty-level revenue; less opemting expanse, real estate taxas and utilities, proparty-level GEA expanse and proparty-level intarest expanse.,

(gl  GAAPMNOIat Company's ownarship interest in the joint venture property.

(dy WOl After Debt Service at Com pany's awnership interest in the joint venture property, caleulated as Company's share of GAAP NOI after deducting Company's share of the unconsslidated joint ventures'
interest axpense. Tha Company's shara of tha intarest axpense is 54,118,000 for 20 2019,

See supparting “Uneonsolidated loint Ventures” notes on page 41 and Infarmation About Met Operating Incame (NO1} on page 44d.

20 2019




Transaction Activity P

vilues) except per 55

Office Portfolio
Number of Tranzaction Price Per  Weighted Average
Location Transaction Date Buildings 5 Dccupancy ¥ Valug *" SF Cap Rate

102019 Acevisitions

9% Wond Ave, South Iselin, NI 02/05/15 1 271583 23.8% 561,500 5236

Total 10 2019 Acquisitions i 271,988 a3.8% 561,500 5226 T.2%
102019 Bispositions

721 Route 2027306 Gridgewater, NI 011119 1 152,741 0.0% 46,000 531

2115 Linwood fve, FortLea, M 01/22/1% 1 &8 000 80.1% 16,088 237

201 Littlaton e, BAcrris Flains, NJ 0227418 1 BR 3G9 37.3% 5,250 58

141 West Front 5. Red Bank, M) 02728019 1 G874 63.7% 22000 237

208 321 University Ave, Mewark, M niflafe 2 147 406 0.0% 26,015 176

Northern Westchester Porfolio Various MY/ (T 03/29/19 1 RN ail% A87.500 158

Total 102 2019 Dispesitions (3 3,737,906 BO.B% $562,853 5151 543
202019 Dispos 5

650 Fram Re. Paramus, Ml 0&/12/19 T 248510 L7 0% A1z

Total 20 2015 Dispositions 1 248,510 67.0% $42,000 121 5.4%

Residential Portfalio™

Price Per

Location Transaction Date - 3 (s Unit

102019 Acguisitines

M2 at Marbella Jarsey City, NI 01721715 i 311 2627

Total 10 2019 Acquisitions i 311 94.5% $135,000 627 4.6%
102018 Dispositions

ParkSquare Fa bway, M 01,/16/15 1 156 06.9% 434,000 210

Total 10 201% Dispositions 1 158 96.9% $34,900 219 5.0

isitign.

Soha Lofts Tersey Ciny, W o4/01,18 1 377 a7 9% 283,800 s700

107 Margan [Land) Tersey City, K 0510419 = H = 57,225 =

Total 20 2019 Acquisitions 1 377 = $331,029 5700 4636

Hotas;
(1}  Acquisitions list gross costs; dispesitions list gross sales proceeds
(2} The Company sold five single-family land-sites in Malden, BA, for 5725,000 on April 26, 2015,

CLI Company Highlights.
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Property Listing

Waterfront Suburban

Avg. Base Rent
Location Total 5F ased 4+ Escalatio

AVE. Base Rent
Locaticn Total 5F d Escalations ™!

101 Hugsan Jersey City, N L24a,283 015,766 Bl5% 3158 1 Giralda Farms Tadisar, NI 154,417 149,745 97.0%
Harbarside 1 Jeers ey City, NI 388 578 194,066  48.6% 48,13 7 Giralda Farms fadisan, NI 235674 142,136 G01% 3587
Harborside 2 & 3 Jersey City, W LA487,22% 1,255,308 E45% 37T 4 Gatehall Drive Parsipgany, Ml 248 AR 179,717 72.3% 28.88
Harborside 4a Jersey City, NI 131,856 131856 100.0% 37.22 & Campus Drive Parsippany, Ml 156,455 143,368 81.6% 2248
Harborside 5 Jersey City, NI 477,225 529,702  54.2% 40.11 325 Columbia Turnpike  Florham Park, M 168.144 162,983  96.9% 26.86
111 River Straet Hobaken, NI 566,215 436535 77.1% 40.50 100 Schultz Drive Red Garnk, NI 100,000 28,506 28.5% 31.00
Tatal Waterfront 4,908,379 3,664,233 74.7% 38,52 200 5chultz Drive Rec Bank, M) 102,018 87,578 85.8% 28,38
IE00 Route &6 MeEptune, NI L&0,000 180,000  100.0% 25,83
4 Campus Driva Parsippany, Ml 147 475 118,821 81.2% 2498
& Campus Drive Parsipgany, M 148,291 109,872 T41% 26.20
1 Sylvan Way Parsipgany, Ml 150,557 122,938  BL7% 3378
3 Sylvan Way Parsippany, NJ 147 241 51,851 B2 4% 31.50
Class A Suburban § Sylvan Way Parsippany, NI 151,383 144,917  957% a7
Avg. Base Rent [EN ERRTE Parsippany, M 145 883 105,194  72.1% 30,06
Location Total 5F C R o Pt kel Campus Drive Parsipgany, M 154,335 126,628  82.0% 27.16
1 Eridge Plaza Fart Lese, M) 200,000 151,888  750% 330,08 2 Hiltan Caurt Parsipgany, Ml 181,592 181,592  100.0% 41,75
101 Wood Avenue 5 Iselin, MI 262,841 262,841 100.0% 33.20 8 Campus Drive Parsippany, M) 215,265 155,566 TI.3% 3.26
4% Wood Mvenve 5 lselin, Kl 271,988 226,452 833% 3826 2 Dryder Way Parsippany, M1 6,216 6,216  100.0% 17.84
581 Main Strect Woos bridge, NI 200,000 00,000 100.0% 33145 100 Ouerlonk Cepter Princetan, NI 145 G600 140,508  93.9% 30,82
333 Thornall Street Eclison, M) 196,128 183727 93.7% 35.5% 5 WVaughn Drive Princeton, NI 58,500 43,310 440w 3070
43 Tharmall Streat Eclisan, MJ 185,708 1BG.565 85.3% 35.1% 1 RivarCartarl Micdletown, NI 122,554 118,622 87 6% 2874
1500FK Parkway Short Hills, NI 247,476 208,306 84.2% 35.64 1 RiverCantar 2 Micdletown, NI 120,360 120,360 100.0% 27.4%
51 JFK Parkway Shart Hills, K1 260,741 56,334 023% 53135 1 RivercCarter3 Miccletown, NI 1494 518 74,621 38.4% 29.46
101 JFE Parkway Shart Hills, K 157,156 194,111 93.4% 41,237 33 Main Street ™ Halmdel, Ki 350,000 350,000 100.0% 1765
103 JFE Parkway Short Hills, Wi 123,000 123000 100 0% 4263 5 Wood Hollow Road Parsippany, Ml 317040 206861 652 2544
Total Class A Suburban 2,155,079 1993264 925% $3B.06  Total Suburban 4,147 238 3293912 79.4% $2B.61
Total Cere Office Portfollo ™ 11,210,696  £,951,408  7FO.EH 43493
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2019 Expirations by Building

Waterfront Suburban

P = L L 2018 Expiratians
Location Total 5F 5 Building Total 5F 5F % Total In-Place Rent Asking Rent

101 Hudsar Jersey City, M1 1,246,283 - 0.0 - s47oD  LGiralda Farme M cison, NI 154,417 - D.0% - £37.00
Harborsice 1 lersey City, NI 385578 166,386 41.6% 5053 | 47.00 7 Giralda Farms Madison, M 236,674 0.0 ERRiL
Harborsice 283 Jersey City, M L 487,222 24,607 1.7% 40,53 | 4300 4 Gatehall Drive Farsippany, NI 248,480 1950 52w 4000 30,00
Harborside 4a Jersey City, M 231,256 BT i | 4400 9 Campus Drive Parsippany, NJ 156,495 - D0% - 2750
Harborside 5 Jersey City, MI 977,225 B073 083 3073 | ag0o0 325 Columbia Turmpike Florham Fark, Bl 182,144 - Do 5 30.00
111 River Street Heboken, NI 566,215 - Do 2| 5200 100 Schultz Drive Rad Bank, NI 100,000 0.0% 30.00
Total Waterfront 4,008,379 199,066  4.1% $48.85 |  $46.62 200 SchultzDrive fed Bank, NI 102,013 - D% - 30,00
Watarfront Vacancies 1,244,148 25.3% FE00Route 6B Merptune, N 130,000 - 0.0% - 2750
4 Campus Drive Parsippany, NI 147,475 0.0% 2750
6 Campus Drive Parsippany, Ml 148,291 12,288 5.0% 2654 2750
L Sylvan way Parzippany, Nl 150,557 0.0% 33.00
. 3 Sylvan Way PFarsippany, Ml 147,241 - 0.0 - 33.00
Class A Suburban S Sylvan Way Farsippany, NI 151,383 B - 33.00
2018 Expirations Cufrent 7 Sylvar Way Farsippany, Ml 145,983 0.0% 23.00
Lecation Total 5F SF % Tetal In-Place Rent Asking Rent T Campus Drive Parsippany, Ml 154,395 19720 12.8% 2458 2750
1 Bridge Plaza Fort Lea, M) 200,000 3,027 1.5% £29.94 £32.00 2 Hiltan Court Parsippany, NI 181,592 - DD% - 3200
101 Woad Avenue s Iselin, W 262,241 - 00 - 3700 B Campus Drive Farsippany, M 215,265 13589  &.3% 30.85 33.00
A9 Wood Avenue 5 Iselin, W 271,988 8710 3.2% 3174 3700 XDeyden'Way Parsippany, NI 6,216 - 00% - 16.50
581 Main Street Woochricge, NI 200,000 7,286 3.6% 25.86 azon 100 QverlookCenter  Princeton, W 143,500 0.0% 22.00
333 Thornall Street  Edison, NI 196128 34,641 17.7% 35.50 3700  5Vaughn Drive Frinceton, M q8,500 1,512 15% 31.28 30,00
343 ThoreallStreet  Edison, NI 195,708 - 00 - 37.00 1 HiverCerterl el Gt k, WU 122,504 - 00% - 30.00
150 JFE Parkway Shart Hills, K 247476 47670  19.3% 36.96 4500  1RwerCenter? Red Bank, M 120,360 0.0% 30,00
SLIFK Parkway Shart Hills, W 260,741 1,581 0.6% 56.33 5500  LHwerCerterZ &4 RedBank NI 134,518 - 0% - 0.00
101 IFK Parkway Shart Hills, M) 197,156 2,624 1.3% 40.00 45.00 23 Main Streat Halmdel, Wi AR0,000 R N . 1850
103 JFE Parkway Short Hills, MJ 123,000 o e z 4500  5'Wood Hollow Road  Parslppany, NI 317,040 e %, = 2200
Total Class A Suburban 2,155,079 105,559  4.9% §35.45 54070 Total Suburban 4,147,238 61,108  1.5% $30.06 $29.79
Class AVacancies 161,815 755 Suburban Vacancies 853,326 20LEH

Total Core Office Portfolio 11,210,696 265,734 3.3% 54185 210

Total Care Office Vacancias 2,289 2a7 20.2% i

Expiring SF by Quarter

402019
Waterfront 30,851 168,215 159,066
Class ASuburban 53,050 52,509 105,558
Suburban 37463 23,640 £1,109
Total Core Portfolic 121,370 244,364 365,734
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Leasing Activity

Percentage Leased Summary

Pt Leased Impact of Impact of Pct, Leased 5. Fr. Leased 5q. Ft. Leased 5q. Ft.

3f31/20189 Acquisition /Disposition Leasing Activity 6/30/2018 Commercial Service Unleased
Waterfront Fa0% 0.0% [eX.53 3,456,375 207,858 1,244 146
Class ASuburbar 52 7% 0,0 [, 2% 1,985,528 7.736 151,815
Suburban 2209 L.5% 365} 186,248 107 626 853,326
Subtotals BD.9% 0.9% f1.15e) B,628,189 323,220 2,259,287
Hon-Core 68.7% G2 B3 2.9% 110,461 4432 43,34
TOTALS BO.A% [2.1%) fo.6%) §,738,650 327,652 2,302,629

Summary of Leasing Transaction Activity
For the three monthsended June 30, 2019

Mumber of 5q. Ft. - Ft. Ren + Average Weighted Avg. Wid. Avg. Wid. Avg. Costs

Transactions Mow Leases Orthe ol 5q. F1. Tarm {¥rs) Base Rent ($)%  50- Fr. PerYear (3]
Watefrant 1 13741 18,741 - 4,695 5.0 24735 29.21
Class ASuburban 3 18,462 11,518 &,644 6,154 d.d 3468 6.56
Subvrban 10 176,021 40615 136306 17,632 BE 33.62 5,006
Subtotals 17 214,164 7,214 142,950 12,558 6.5 53492 5538
Non-Core i 12,482 = 12,482 12,482 20 2020 i70
TOTALS 18 216,646 Ti214 155,432 12,591 6.3 53166 5531

Hotes:

(1} Inelustve of escalations.
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20 2019

For the three months ended June 30, 2019

Pet.
Leased
03/31/19
Waterfront F4.0%
Class ASuburban 92.7%
Suburban A3
Subtotals B0.9%
Naon-Core ga
TOTALS a0.4%

Inventory
03/31/1%

4,508,379
2,155,079
4,047 238

11,110,696

£ 067
11,617,441

For the sixmonths ended June 30, 201%

Pet.
Leased
12/21/18
Waterfront 73.2%
Clags Asuburban 94.2%
Suburban 82.5%
Flex Farks 921 .8%
Subtetals B3.32%
Non-Core 51.0%
TOTALS Bl.7%
Nates:

Leasing Rollforwards

Sq. Fr.
Leased
03/31/19

3,634,016
1,887 683
2320426
£,991,130

241328
9,338,058

Inventory  Leased 5q.Ft.
Acquiredy  Acquired/ Expiring/
Disposed Dispozed Adj.
11,435
22.886)
100,000 28505 JrE NN
100,000 218,506 {282,391)
(248,510} (204,529) {294,873)

Incoming
5q. Fr.

13,781
13,462
76921
214,164

226,646

MNet
Leasing
Acthvity

30,217

4.424)
1940201
{68,227)

{68,227)

Inventory
06/30/15

4,908,379
2,155,073
4,147 238
11,210,696
158235

11,368,931

Sq.Ft.
Leased

3,664,233
1,863,264
1203012
E93L409

1 1: gEz
9,066,302

[1} Parcant Leased at 12/31/18 was 20.4% excluding Flax Parks,

CLI Office Portfolio

5q. Fr. MNet Sq. Ft.

Invemtory Leased Acquiredf Expiring/ Incoming Leasing Inventory Lewsed
12/31/18 12/31/18 Dispozed Ad]. 5q. Ft. 5. Ft. Activity 06/30/1% 06/30/1%
4,884,153 3577280 - 1.465 85,488 86,553 4905379 3.664.233
1,951,041 1,837963 203 988 172607 [B4,045) 46,740 (L7,306) 2,185,079 1993264
4,135,607 3,410,438 11,631 |5.445) 343 896) 132864 [111.032) 4,147,238 3.283.917

3,130,212 2,912,883 (31392120 _[(2858629]  [107.291] 53037 (54.254] - -
14,110,108 11,73E,565 (2.523,593) (2,691517) {513,768) 413129 (95,639) 11,210,696 E.95L400
J08,786 363655 (550,551} [242.335) 117,504 12,482 i5.427) 158 335 114,393
14, E18, 889 12,101,220 (3,474,144 [2,933B52) {531,677) 430611 {101,066) 11,368,931 9066302

Pet.

Leased

06/30/1%

T4.7%
92 5%
T8 .4%

79 E%

12 6%
78T




Top 15 Tenants

Percentage Yearof
T ET Lease
1 Expiration

terrill Lynch Pierce Fannar 3 511,168,730 38% 430926 o455, 131
lohn \Wiley & Sans Inc 1 10,288 138 3E% 290,353 3.3% 2033
MUFG Bank LTD. 1 10,174,583 315% 261,957 3.0% 4
Dur & Gradstreat Corporation 2 7464, 2E0 26% 192.2ED 2.2% 2023
Daiichi Sankyo Irc 1 6,796,926 2.4% 171,800 2.0% 022
TD Ameritrade Sarvices Co. 1 6762 2094 24% 193,873 2.2% 2020
DB Services New lerseyine. 1 6,453,105 23% 125916 1.4% 2018
ETrade Finarcial Corporation 1 5,250,600 1.8% 132,265 1.5% 2031
KPMWEG LLF 2 5,181 887 1.B% 120,947 1.4% ia)
Wonage America Inc. 1 4,732,000 1.6% 350,000 4 0 2023
Investors Bank 3 4,571,814 16% 144552 1.7% i8]
HOGlebal Warkplazes LLC & 4454033 1.6% 137,630 1.6% i7]
Flymauth Rock Managemant Co, i 4,351,725 1.5% 129,786 1.5% 2031
frchInsurance Company 1 4,326,008 15% 106,815 1.1% 2054
Mizar lre 1 4306003 15% 113316 1.3% 2024
Totals 596,923,241 33.7% 2,902,516 33.2%

Hotas:
See supporting “Top 15 Tenants” notes on page 43,
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Lease Expirations

Percentage of Total Average Annuallzed Base
Leased Squane Feet Annualized Base Rent Per Net Rentable
Yeor of Expiration) Market Mumber of to Ex E a er Sguare Foot Rep
Leases Expirimg ™ ZE i bl y E g L
2013
Watarfront ] 155,065 23 8.574,179 4508
Class ASuburban 10 105,559 12 3,558,487 337
Suburban 2 EL103 81 L7101 22.00
Subtotal 5 365,734 4.2 14,304,767 358.11
Non-Care 2 S.GR0 01 161,68 2846
TOTAL=2019 27 371,414 43 14,466,447 3895
2020
Watarfront & 45,014 05 1681476 3735
Class ASuburban 23 275,293 3.2 10,191,209 3102
Suburban an 218,024 25 ShA4.7508 2577
Subtotal 59 539,331 6.2 17,517.444 3148
Nan-Care 1 1534 oo 43,021 2716
TOTAL=2020 50 540,915 6.2 17,560,465 3246
2021
Watarfrort 16 365,645 4.2 13245916 3623
Class ASuburban 14 139,019 1.6 5.930,782 4166
Suburban 21 187 731 2.3 5771314 2518
Subtotal 56 T0z.449 81 24,948,012 3552
Man-Care 3 67,500 na 1,785.130 2651
TOTAL=2021 &0 769,845 89 16,737,142 34.73
2023
Waterfrart 12 0,274 11 3,373,531 3504
Class ASuburban 1A 168,793 1.4 5462735 3rie
Suburban aon 285 311 34 84356265 2874
Subtotal 58 560,378 6.4 17,322,531 3051
Han-Care 3 35,687 0.4 BG3, 175 2698
TOTAL=2022 62 556,075 6.8 18,285,706 3068
2023
Waterfront 11 338,909 39 12,323,615 36.36
Class & Suburban 15 250,140 E] 10,818,581 37.29
Suburban 32 855 581 33 20825255 24.46
Subtotal 62 1,484,630 17.0 44,067,461 2968
Man-Care = = = 2 =
TOTAL=2023 62 1,484,630 170 44,067,461 2968

See supporting “Expirations” notes on page 42,
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Lease Expirations (Cont.)

Average Annualized Base

Net Rentable Arca Annualized Base Rent Per Net Rentable
Year of Expiration Markat Numberof Subject to Expiring : [ Rental Revenue Under  Square Foot Represented
Leases Expiring ' Leases {Sq. Pt ) Wil i Expiring Leases (5] 7% Iy Expiring Leases {5}
2024
Waterfront 14 245,403 P& 9,863,699 4019
Clazs ASuburbar 0 250,406 25 10,438 854 4169
Suburhan 2 471,902 54 3 1708
Subtotal B 957,712 111 33,081 E11 3219
Mon-Care = : = = =
TOTAL=2024 EG 867,712 111 33,081E11 3219
2023 AND THEREAFTER
Waterfrant 52 2,166,060 247 75,507 523 ELE:
Clazs ASuburbar ig 56,318 8.5 25,795,192 14.11
Suburhar £3 L085,577 pring 31,326.205 1366
Subtotal 143 4,007,955 45.7 132,628,920 33.09
Mo -Core H A = = =
TOTAL=2025 AND THEREAFTER 143 4,007 955 457 132,628,920 33.09

Expirations by Type

Average Annualized Base

Net Rentable Area 2 Annualized B Rt Per Met R
Year of Expiration/ arket Number of Subjectto Expiring = Rental Revenue U
Leases Explring ! Leases {§4. Fr.) " wpiring Le " Explring Leases (5]
P

Waterfront 117 3456375 39.5 124,958,539 3616

Class ASuburban 143 1,585,528 226 72,195,850 1636

Suburhan 209 3,186,236 365 26705157 721
Subtotal 469 B,628,189 98T 283,870,946 32.90

Mor-Core 11 110451 13 2957006 2677
Totals/Weighted Average 480 8,738,650 1000 186,827,952 LEFF

See supporting “Expirations” notes on page 42,

20 2019 CLI Office Portfolio

Percentage of Annual
Base Rent Under

Expiring Lease

{7%)

6.4
9.0

46.3

46.3

age of Annual

Rent Under

Expiring Lease

436
5.1

559.0

0
100.0




Multifamily Portfolio

2
MACK-CALI




Operating Communities — Residential

% in thousands, eucept per home

202019 Percentage Leased (Stabilized): 97.7%
= 2002019 Avg. Revenue Per Home (Stabilized): $2,737

Ope riting Highlights
Average  Average
Percentage Percentage Revenue  Revenus
Rentable  Avg Year Laasad Laasad ParHoms FerHome — NOI* wo* wo Debt
Duerating - Residential Locarien Dwnershlp Apartments SE Size  Complete| 202019  10Q201% 202018 10205 20201F 102019 ¥YWM2016  Bdance
Cansolidated
terra a1 Ove Flonk Ridge Tevere, M 10000 a2 663,135 518 2008 976% 97.5% $1967  $2,157 52481 524658 55,14% 5100000
The Chase at Overlosk Ridge Malden, ia 100005 ] 588,161 Sl 2014 97.4% 56.1% 2128 2211 2680 2568 5248 135750
Fivetwateh New Bru nswick, Ml 160,005 200 147,852 73% 1957 26.0% 95.0% 1,866 1,847 5B 525 1,105 -
Monaca ™ Jarsey City, M 100,005 523 475,742 Sl 2011 97.5% 24.3% 3570 3499 3,585 3,347 5,542 165,000
Partsige at kast Pler- 7 East Boston, MA 1000 181 156,091 Ba1 015 100.0% 554% 2812 2,831 1,087 1,055 2,152 58,4598
Quarry Place at Tuckahos Eastchester, WY 100.00% 108 105,508 LEE ) 1 100.0% 28.0% 3,580 3578 674 B4l 1,335 41,000
Marbella ™ Jersey City, NI 74.27% 412 368,515 BHY 003 96.1% 55.4% 3322 3367 240 2417 4838 131000
M2 Jersey City, NI T4ITH 311 273,132 B8 2016 94.25% 54.5% 3,683 3524 2115 2030 4,145 117,000
Saha Lats ™ JurseyCity, Wi 1000505 377 439,067 1,131 2017 4111 - 3,031 ] 3,081 160,000
BiverHouse 11 Weehvwken, M 100,000 285 Bag 2018 2982 2,852 1,667 1,383 3050 100000
Partsice at East Pier- Fast Boston, A A0 255 754 018 2688 1,256 2,851 53 000
Signature Place at Marris Plains Marris Plains, NI pLERE Y 57 203 16 pEECS 2018 2313 EHE1 L 11381 42040
Conzolidated 95, 66% 4,266 3,827,593 916 $2,733  $22,587  SLEAA0  $41,027 51,147,748
Unconanidated Jolnt Ventures ©
RiverTrace at Port knpera West New York, M) 22.50% 316 283,767 536 2014 43,176 $3208  SLBI 51793 5361 482,000
RiverPark at Harrgon Harrigan, b 42.00% 141 125,498 B8 014 1308 2,287 3158 411 20 29,541
Urby Harnarside burseyCity, Wi 85.003% 762 474,476 623 2017 3122 312 4373 4,147 8520 192000
Station House Washingtan, BC 50.00% 378 250,348 THE 2015 2552 2,556 1,784 1,752 3,546 57,6492
Crystal House Belingtan, Wa 25.00%, A5 T4, 786 B55 1962 26E 2276 3105 3062 6,171 161,11
Metropalitan at M Park ™ Marristawn, NI 25.00%. 130 124,237 956 2010 3266 3396 132 a4 1,516 45,590
Metropalitan Latts Marristaw, M 50,003 2 54,633 527 018 3145 3462 130 e 206 13,145
Joint Ventures 47.47% 2,611 2,105,795 EOG $2,706  $2743 312575 512305 $24.880 5611139
Tatal Residentlal -Stabilized 77.42% 5897 5,031,388 574 %2788 $2,737 335162 530,745 $55,907 51,75EEE7
Begently Stabilized Communities
anisnlld.
145 Froat at City Squiare Warcester, MA 100,005 365 305,656 B37 2018 9825 75.6% $1,771 $1883 5515 5131 4696 §57.833
Total Residential -Cperating Communities ™' TE.55% 7,262 6,337,044 673 97.7% 95.3% $2,737 52694 $35.677 530926 566,603 SLEBLETTO0
Motes:

{a) Percantage laasad is shown net of the 22 units under rencvation at Monaco and the 32 units under renovation at Marballa az of June 30, 2015,

See [nfarmation About Net Dperating Income on page 44,
Sea supporting "Operating & Lease-Up Communitias” notes on page 42,




Operating Communities - Commercial

Sin thousands

Operating Highlights
Parcentage Percentage
Rentable Year Leased Leased NOU* Mo NOI® Dekbit
erating - Comrarcial Location Dwnership Spaces SF Complete | 202018 ig2pis 2201% 102018 YD 201% Balance
Corsolisated
Portimperlal Garage South Weehawken, N Jo00% 800 320426 2013 TS MNA 441 5290 2731 35,600
Part Imperial Retail Savth Weehawken, NI FOO0% 12,071 2013 Bla% BLE% 173 108 281 3,068
PartImperial Garage Masth Weehawken, Nl 00.00% TFEG  ID4BLT 2015 MA, MA 234 142 e
Part Imparial Retail North Weehawken, NI 100,00, 2400 2045 100.0% 100,08 136 i 210 N
Consalidated 84.41% 651,514 87.4% B7.4% 4984 $614 $1,598 436,568
li 1 Jgin: nty

Shops at 40 Park Warristown, NI 25.00% 50,573 2040 65.0% 65.0% 5258 5276 5534 6,067
Riverwalkat Fort Imperial West NewYork, M1 20000 30745 2008 SE0% 63 1% 138 132 A0 s
Subordinate Interests 23124 B1718 4.5 66.8% 5396 Fos S804 56,067
Total Commercial T7.58% 133,232 B4.9% B5.1% 51,380 §1.022 32,402 342635

Summary of Consolidated RRT NOI by Type (unaudited):

202018

Tatal Consolidated Residential - Operating Communities - fram p, 313 %22 587 418,440

Tatal Consolidated Residential - Rece ntly Stabilized Communities - fram p, 33 515 131

Total Consolidated Commercial - (from table abowe) 54 G614

Tatal MO fram Consolidated Properties (excl vncansal, Vs subardinated interasts ) 524,086 519,235

WOl {less) from sarvices, land/development/repurposing & other assets [1.770] [1.477)

Total MOl far RRT (see Information About Net Operating Income on p, 44)%: 522,316 517,758

Haotes:
See Information About Met Operating Income on page 44,
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In-Construction Communities

% in thousands

= RBRT's share of projected stabilized NOI after debt service will approximate $38.4 million (approximates to FFO)

Project Capitalizati on - Total Capital asof 20 2019 Developm ent Schedule
1
Third lBrolected Brojected

Apartam ent MCRC Parey Dav Dbt MCRC Initial Projest Stabilized Stabdlized
Cammunity Lacaiisn Cwnesship Hemos/Kevs Cosg Dobt ™ Copitel  Copital Costs™  Balamco  Capital Swart  Oecupirey Stabilizasion ol tiwld
Consolidatesd
Barriatl Hotelsal Part lmpe Weehawkin, NI 100,00 3z S159,400 55000 H65,400 = S151,763 86,363 $65,00 IQAILS  AQA0LEF 302000 14,038 6B.81%
Building 9 atPort imperial weehawken, NI 10000 312 142,900 92,000 50,900 . 50,500 L0800 30018 S0I0I0 A0I0L S0ZE 63
Chase 1t verlook Ridge Malder, h# 100.00% 336 99,300 E3000 37,800 - 37,301 - 27,301 E001E 00 A IO 043 6.05%
33 Canor Graok - Apartments Shiort Hills, N 10000 198 99,600  Sa000 35,600 - FINAF) 2 25,682 402018 S0B0MD 302001 L9il ek
The Chartoite Jersey Cily, NI 10000 750 470,500 0000 170,500 E B3LIRS o EEJSR 102019 102037 40I00F | 2E098  5OTH
Congslidutad 100000 1,959 SO71,300 $612000 5360,300 S0 5345931 86363 $262,568 $63,117  E5TW

al e

P st th - Bl © WestMewYork, NI 4000% 360 191770 112000 35070 ALI00  ARAX  A0S1 35070 402017 402020 102002 | 10705 £40%
Joink Ventures 40.00% 36D $1891,770 £112000 $35,070 3544700 £85,821 E,051 £35,070 £11,705  6.10%
Total In<Consiruction Communitles S0.68% 2,318 1,164,070 $724000 5385370 544,700 $434,752 552,414 $237.638 74822 6.50m ¢

—
2019 MCRC RemalringCaplial - $159,020 $112,793 [ $46,237

2020 MCRC RemainingCapital 393,062 340,557 [ 51,505 |
Tharea fter MCRC RemairdngCa pital L72,736 178,236 [ |
Tetal Remning Capital 5729318 3631586 I 597,732 |

Operating & Construction Apts. {projected)

Future Development Apts,

% Growth in Operating & Construction Units [projected)

MNotes:
MOl ameunts are projected only, See Information About Net O
In-Construction Communities” notes an p
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parating Incorme (MO1) on page dd,
42,




Future Start Communities

= As of June 30, 2019, the Company has a future development portfolio of 9,968 residential units
= All priority starts {1,731 units) are located on the New lersey Waterfront

Current
Priority Starts Location Apartments Ownership  Target Start
Pl South - Park Parcel Weehawhken, M) 302 100,005 2020
Plaza 3 Jersay City, MJ &79 00,005 2020
Urby Harberside 1) Jersey City, NI 750 £5.00% 2020
Total Priority Starts 1,731 93,193
Passible Starts
Portside 1-4 East Boston, MA 200 00,000
233 Canoe Brook Road - Hotel Shart Hills, MJ 240 1000054
Total Possible Starts 540 100.00%
Future Developments Locatian Apartment | Future Developments Location Apartment
1 Water Strest White Flaing, NY 200 Pl South - Bulkling 16 Weashawken, M 131
& Becker Farm Roseland, M) 2949 Pl 2outh - Office 1,211 Weehawken, M) -
1633 Littleton (repurposing) Parsippany, M) 345 Urby Harborside Il Jersey City, M 750
&5 Livingstan Roseland, M) 140 Plaza g Jersey City, NI 1,060
Subtotal - Northeast Corridor 1,084 107 Margan Jersey City, M E04
Overlook Il Malden, MA 215 Liberty Landing Phase | Jersey City, NI e
Liberty Landing - Future Phases Jersey City, NI 585
Overbaok IV Malden, MA 299 o
subtotal - Baston Matro 514 Fl Sauth - E.undlng 2 Weehawken, M) 200
Pl Morth - Riverbend 6 West New York, NJ 471
Crystal House - 1 Arlington, WA 253 Pl Morth - Building | Wist MNew York, M) a4
Crystal House - Future Arfington, WA 300 Pl North - Building J West New York, M 141
Subtotal - Washington, DC 552 Subtotal - Hudson River Waterfront 4,631
51 Washington Street Conshohoken, PA 310 Acquisition Options &
150 Manurment Raad Bala Cynwid, PA 206 Freehald Freehald, M) 400
Subtotal - Philadelphia 516 Subtotal - Acquisition Options 400
Priority Starts 1,731
Possible Starts 540
Total Future Start Commu nities 9,968
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Development Activity and Cash Flow Growth $in s

[unowdited)

Projected Projected
RRET Nominal % Leased As oft Actual /Projected Projected Stabilized Share of Stabilized
Ownership Asof 630/19 Initial Leasing ¥ield N NOH After Debt Service
2018 Dellverles
Signature Place at Morris Plaing 100.0%% 100.0% 102018 197 BAEM £33 51E
Metropolitan Lofts 50.0% 53.3% ia2os 54 6.72% 1.2 0.3
145 FrontStreet at Ciry Square L0003 99.2% 202018 £ 6.21% 59 34
Fortside 56 10003 99.3% 202ma 298 B.A0% 16 3.2
RiverHouse 11 at Port Imperial Logoss 49.7% Eha v b 295 BA0% A0 35
Total 2018 Deliveries 97.6% S94% 1,212 G.ASH 526.0 5122
2019 Deliveries
Marriott Hotels at Part Imperial 10000 40018 372 B81% S14.0 83
Total 2019 Deliverles 100.0% 372 BE1H 5140 593
2020 Deliverias
Chazelll 10002 020 I26 B.05% S6.0 534
Fort Imperial - Building 8 L0003 A0 2020 312 B.LL% 50 5.1
Pl Morth - Riverwalk C A0.0% 402020 360 B.11% 11.7 28
233 Cance Brook Road - Apamments 100.0%% 402020 192 5.083% 59 32
Total 2020 Deliveries 82.0% 1,187 6.DE% 326 5145
2023 Deliveries
25 Christopher Columbus [The Charlotte) 100058 102022 50 LOTH S281 L1486
Total 2022 Deliveries 100.0% 750 5.97% 52E.1 5146
Total In-Construction 90.75% 2,319 BATH M 574.7 5364

Nates;
(1} Projectad swbilized viald on in-construction portfolio without tha Marrictt Hotels at Port Imparial iz 8,07 parcant,

MM amounts are projected only, Sea Infermation About Met Oparating Income (NO 1) en page 44,

20 2019 CLI Multifamily Portfolio




Roseland Balance Sheet

ASSETS
Rental Property

Land and leasehald interests

Buildings and improvements

Furniture, fistures and equipment

Land and improvements held far development
Development and construction in progress
Total Gross Rental Property

Less: Accumulated depreciation

Met Investment in Rental Property
Assets held for sale, net

Total Property Investments

Cash and cash equivalents

Restricted cash

Investments in unconsaolidated JV's
Unbilled rents receivable, net

Deferred charges & ather assets
Accounts receivable, net of allowance
Total Assets

LIABILITIES & EQUITY

Mortgages, loans payable & other obligations

Mote payable to affiliate

Accounts pay, accrued exp and ather liahilities
Rents recv'd in advance & security deposits
Accrued interest payable

Total Liabilities

Redeemazhle noncontrolling interest - Rockpoint Group
Moncontrolling interests in consolidated joint ventures
Mack-Cali capital

Total Liabilities & Equity

20 2019 CLI Multifamily Portfolio

% inthousands
{unaudited)

202019 40 2018

$269,861 £205,665
1,639,540 1,231,005
52,109 45,635
326,045 285,451
412,878 247,811
2,700,434 2,015,567
{105,627} (81,398}
2,594,807 1,934,169
- 33,956
2,504,807 1,968,125
37,494 13,924
11,700 8,116
204,921 218,771
2,931 2,756
44,089 47,390
2,212 1,415
$2,898,154 $2,260,497
$1,322,763 $1,059,406
74,915 48,333
7,366 5,981
2,913 2,668
1,407,958 1,116,388
444,048 278,135
47,668 40,047
998,480 825,927
$2,898,154 $2,260,497




Roseland Income Statement S fnts

(unsudited)
20 2019 10 2019 40 2018 302018 202018

REVENLIES

Base rents 529,424 S&7a20 525,772 521,735 S17.132

Ezealation ane recoveries from tenants 1,44z 1,133 1,068 1,194 635

Real astate services 1,439 3,730 3720 4,310 3470

Parking income 3,004 2,685 2,734 3082 2,306

Hotelircoma 2,004 283 - - -

Uther incame 924 408 930 G50 677

Total revenues $38,332 536,359 34,224 530,941 524,780
EXPENSES

Real estate taxes 54,967 54 560 £3,733 53917 £3.239

Utilities 1461 1,766 1,484 1487 1,142

Operating services 7.135 143 5,847 6,650 4 457

Real astate service expanses 1,937 4,213 4,094 4,317 4,132

General and administrative 3,434 3,186 3,498 2881 3054

Depraciation and amortization 14 287 15,057 12002 14,370 T.2a1

Total expenses 533,881 536,244 530,718 520,642 523 475
Operating Income 54,451 5115 53,506 51,255 51,305
OTHER {EXPENSE) INCOME

|ntarast expanse (59,218) 159,067) [56,200) {54,483 152.668]

Imterast a nd other investment income [loss) 151 151 2 1 3

Ecuity in earmings {loss) of unconsolidated joiet werturaes a0y {1,402] {1,797y {L401) 151

Lard lrmpairme s {2,400 (24,566)

Gainonchange of control of interests - 13,750 - 14,217

Realized gairs {lozses)and unraalized losses on disposition 290 13 100 {6,330)

Gain ensabe of investmant in unconsalidated join venture

Gain {lass) from eady extinguishment of de bt, net - - a1y

Total ather inceme {expense) (511,8396) 53,485 1532,622) $1,998 {53,626}
Netincome (loss) 157,445) 53,600 1530,116) $3,297 152,321)

Nencartralling interestin corsalicated jaint ventures s846 51,248 £640 5451 5435

Receemable noncontrolling interest [4.551) [4.212] (3551 [3.330] [2.534)
Netincerne [loss) available to common shareholders [$11,150) 5636 {533.427) 5418 54,760}
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Jersey City Residential Calculator

Jersey City is a compelling financial alternative to Manhattan, providing significant income advantages after
taxes and rent,

1 Bedroom Household

$150,000 Household

vk City Je ity
gt

Annual Bauseheld Incame 150,00 150,000 - - 5200,200 5200000 - . §250,000 5250004 - =
Less: Income Tax ™

Federal I0am (0290 200% {530,290} - . 228% (3458000  Zagw  (S45600) . - 253m (S63,180) 253w [563,190) . -

fca & {i6,111) [ 1 [19,211} . E Bdwm  {10836) Baw 10838) . . 433 10838 43% (10,236) . .

Sate BT8R B0m (749} {2008) FuEW B4R (180N B3R (10414 2,088 170%  &dSm (162000 58K [13,799) {2 A0 14

Local 5354 a E38a Aem Ta78) a0 B {7178 1060%  REOW {94000 04% o A 1 3
subtotal: Inceme Tax 36.8%  [555,233) 5478300 (57,403) 383% ($76,507)  33EW ($67,1400  ($5,367) 423N 307W  (S59,228)  3SAM  (SSERE)  (511,403) 115%

Less: Rent Class A Aparimens 580 PEF 37,5000 [322,500) 375 SEQFSF  (E0.000 450 PSP (37500 (5225000 3738  ABOPSF {EDDON) S50 PEF 37,3000 (8235000 375
I Bedvoom 750 5F
Desposable Incoma [ 232% saager] [ s3aw sessvo] [ szeoos  seon] [ 2uvw sssesz| [ arow sssaso] [ ssnser  sozw] [ 3eaw seogve| [ sasw simers] [s3zana  avaw]

2 Bedroom Household
$150,000 Househeld 5250,000 Household
Jeriey City w i Jers MNew York City
Besident Dalia § ddent

Annual Bousehold Income

Less: Incormss Tax'
(563,180)  35.3%  (563,190) P =

Fraderal I0.2%  (530,2090) 2% 5 = FREW (5456000 & ]

FiCA &%  (lol1l) = 2 5% 0,836] o = {10,836) 4.3% (10236) = H

Srate A% {8478 [ERFEN {7,008 {10,814) {2,189 17.0% S5 (13,798) {zam] 1

Lozl {5354 a {5354) A o {71781 100.0% 0% [} 5
Subitotal: Ineoma Tan 36.8% ($55733)  31aM (5478300 (47,403) 383N (STE,507)  I3EW  (567,140] {35,367) 123% IS0%  (587,3R5)  (511,403)

Less: fient Class A Apartmens 575P5F  (7RTSEN SA5 P (472340 (33L500)  A00% {TETISO]  $A5 PSF TS0l (S3L500) A0CEs  STSPSF {FARSDY SAS PSS [MATESOE (53LS0O) 40
2 fedvoom LOS0 5F
Dispasable Incame [Ciors sigoi7] [ 3ee% ssasen] [ sasaos mzaw] [ 224% ssama3| [ aesm ssseio] [ ssomer  siaw] [ 2eew smaozz] [ gsow simars] [ sazama  sasw]

Hates:
[1}) Reflects 2018 tax rates for single filers,
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Appendix

5 in thousands

- [Page &}

it Funds from pperations ("FRD) s cakoulated in accardance with the definflion af the National Asseciation of Real Estate Investment Trusts (MAREIT), See p15 “Information Ahowd FFO, Core FROS AFFD®,
(3 Includes avy autstanding prefesed units presamed an a cormeerted basis inte cormmon unls, nencontmlling nterests in corsalidated joint ventures s redeemalle noncomoling interesis.
Balance Shaet - (Page 11)
Includes mark-to-market ease infangible rel assets of 594,558 and mark-1o-marked leass intangible net Bhilities of 241, 18%asof 20 2009,

Debt Summary & Maturity Schadula - |[Fage 14)

(1 2016 tenm loan, matuering on lanwary 7, 2019, has thiee year leon with two 1yeas extension oplions available. The Company executed its first extension oglion on lanwany 72009, 2017 term loan, maturing en

January 15 2020, has three year termwith two L-year extension options avallable,

4 The actual weighted average UBOH rate for the Company's sutstanding variable rale debl was 250 percent as of March 31, 2015, plus the applicable spread.

(5 Enchsdes amortized deterred financing costs primarily pecainiag 1o the Company’s unsecured revabing cred it TaciBty which amaunted 1o S857 thowsard for the three months ended March 34, 2019
Debi Profile - [Page 2]

il Effective rate of debl, including deferred financing costs, compeised af the cost of terminated reasory lock agreements (iF any), debl init@ation costs, markdo-marked adpustment of aoguired deld aml othes

trarsaction costs, as appldable,

i Senior unsecured debt is rated BE-Bad /BE by 58P, Moody's and Fich respectively,
2 Costal terminated treasury bock agreements (il any), offering amld o her tanssction costs and e disceuntfpremiom an the notes, as applcable.
@ The Company has a 1-year extension aption avallable. 2007 term oan, maturing on lanuary 25 2020, has thiee year teom with byo 1-year extension aptions avallable.

(5 Omdune 28, 215, the Comparry paid down 30 millian on the construction ban with praceeds fram the financing of Riverseatch Commons

5 Subsequent o guarter-end, The Comparry paid off the constrectaon loan on Sigrature Place at Maoaris Plains with proceeds from a 543 million permanent koan.
Z015/2020 Debi Maturitles - {Fage 21]

| Canstruction laan LTVs are ealkculated using the respeative magimum ksan balance.
Subzequent o guarter-end, The Comparry pail oFF the construction Kan on Signatune Place ab Moiis Plains with procesds liom a 43 million permanent kan,

i Im 102004, the Company cxecited the Tist of two 1-year extension options
Unconzolidated Joint Ventures - [Page 22}

i1 amounts represent the Company's share based on ownership percentage.

O lanuary 31, 2019, the Campany acquired Pradertial's 50% canership inberest in 82, consalidating the asset an the Company’s balnee sheet. amoents represent joint verture activity priss (o the Campany's
canzalidation. O Febiuary 28, 2019, the Company disposed of its S0% interest in Red Bank Comporate Phza.

2 Unconsalidated Joint Venture reconciliation i as follows:

202009
Equity in Earnings of Unconsolidated lolnt Vertures 588
Uncensalidated aint Venture Fursds Trom Cpe alions 4,360
Joint Yenture Share of &dd-Back of Real Estate-Felbied Depreciation A A48
Mineily Inlerest in Consalidated Joinl Yenlure Share of Depreciation 142480
EBITDWA e preciation add-Back $3,020

Broperty Listing - Page 25)

Inchides annualized baze renfal revenue phus escalations o square tootage leazed to commercial and retailtenants onky, Excludes leases for amenity, parking and month-1o-month tenants, Annualied base real
revenue plus escalations is based on actual lune 3019 billings times 12, For keases whose rent commences after Tuly 1, 200% annualized base rental revenue is based on the first full month's billing times 12, As
annualized base rental revenue & mol desieed Trom historical GAAP resulls, histosical results may dilfes fom (hose sel ot b above.

Harborzide PLza 1 & being removed friom service in 2019,

Average base rents + pscalations reflect rental vakies on a triple net basis,

Exehsdes poncore haklings targeted for sake ol 158 236 5F; excludes consoldaied reposilinings taken oflline tolaling 218 454 5F_Telal comsalidated office portlofo of 11,368931 SF.
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Appendix - Continued

Top 15 Tenants - (Page 29)

1]  Annualized base rental revenue is based on actual June 2019 billings times 12. For leases whose rent commences after July 1, 2018, annualized base rental revenue is based on the first full month's billing times 12
As annualized base rental revenue is not derived from historical GAAP results, historical results may differ from those set forth above.

2]  Represents the percentage of space leased and annual base rental revenue to commercial tenants only.

3) 9,356 square feet expire in 2019; 33,363 square feet expire in 2021; 388,207 square feet expire in 2027

{4) 24,607 square feet expire in 2019; 237,350 square feet expire in 2029.

i5) 66,606 square feet expire in 2024; 54,341 square feet expire in 2026.

i8] 5,256 square feet expire in 2022; 82,936 square feet expire in 2026; 56,360 square feet expire in 2030,

7 17,855 square feet expire in 2021; 38,930 square feet expire in 2023; 45,042 square feet expire in 2024; 20,395 square feet expire in 2026; 15,408 square feet expire in 2027.

Expirations - (Pages 30-31)

1) Includes office & standalone retail property tenants only. Excludes leases for amenity, retail, parking & month-to-month tenants. Some tenants have multiple leases.

2}  Recondiliation to Company’s total net rentable square footage is as follows:

Square Feet

Square footage leased to commercial tenants 8,738,650
Square footage used for corporate offices, management offices, building use, retail tenants, food services, other ancillary service tenants and occupancy adjustments 327,652
Square footage unleased 2,302,629
Total net rentable square footage (excluding ground leases) 11,368,931

2] Annualized base rental revenue is based on actual June 2019 billings times 12. For leases whose rent commences after July 1, 2019 annualized base rental revenue is based on the first full month’s billing times 12
As annualized base rental revenue is not derived from historical GAAP results, historical results may differ from those set forth above.

8] Includes leases in effect as of the period end date, some of which have commencement dates in the future, and leases expiring June 30, 2019 aggregating 18,432 square feet and representing annualized base rent
of $570,850 for which no new leases were signed

Operating & Recently Stabilized Communities - (Page 33)

{1}  Soho Lofts was contributed to Roseland on June 28, 2019. As a result, 52,931 of the total NOI (53,031) for 2Q. 2019 is attributable directly to Mack-Caliand 5100 of the total NOI ($3,031) is attributable to Roseland.

2} Unconsolidated joint venture income represented at 100% venture NOI. See Information on Net Operating Income (NOI) on page 44.

3} As of June 30, 2019, Priority Capital included Metropolitan at 520,914,422 {Prudential).

{8} Excludes approximately 83,083 5F of ground floor retail.

In-Construction Communities - (Fage 35)

1)  Represents maximum loan proceeds.

2]  Represents development costs funded with debt or capital as of June 30, 2019

{3} OnJune 28, 2019, the Company paid down $30 million on the construction loan with proceeds from the financing of Riverwatch Commons. Subsequent to quarter-end, the Company commenced operations at the
Envue Hotel an Autograph Collection Hotel in Port Imperial, completing the dual-flag hotel development in Weehawken, NJ.

{a)  Sitework commenced 40, 2018, though official commencement 10 2019. The maximum loan balance presented is the anticipated debt and as no formal agreement has been signed, which may be subject to change

5]  Projected stabilized yield without the Marriott Hotels at Port Imperial is 6.07 percent.

Future Start Communities - (Page 36)

{1}  Currently approved for approximately 290,000 square feet of office space.

12)  Freehold: Roseland has signed an acquisition agreement, subject to certain conditions.
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Global Definitions

2019

Average Revenue Per Home: Calculated as total apartment revenue for the quarter ended
September 20, divided by the average parcent occupied for tha quarter ended Septembar
30, 2018, dwided by tha number of apartments and divided by thrae,

Consolidated Oparating Comm unities: Whally owned communities and communities
whereby the Cempany has a controlling interest,

Class A Suburban: Long-term hold office properties in targeted submarkets; formerly
dafined as Urban Core.

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

Future Development: Represents land imventory currently owned or controlled by the
Company.

Identified Repus posing Communities, Communities net currently owned by RRT, which

have been identified for transfer from Mack-Cali to RRT for residential repurposing.

In-Construction Communities: Communitias that are under censtruction and have not vet
commanced initial [egasing activitias.

Lease-Up Communitias: Communities that have commenced infttial aperations but have
notyet achieved Project Stabilization.

HMCRC Capital. Represents sash equity that the Company has contributed or has a future
abligation to contribute to a project.

HNet Asset Walue (NAV): The metric represents the net projected value of the Company's
intarast after accounting for all priorty debt and aquity paymants. Tha matric includes
capital imvasted by tha Company,

HNen-Cora; Preperties designated for eventual sale/dispasition or
repaositioning/redevelopment,

Dperating Communities: Communitie: that have achieved Project Stabilzation,

Predevelopment Communities: Communities whare the Com pany has commencad
predevalopment activities that have a near-term projected project start,

Project Completion: As evidenced by a certificate of completion by a certified architect or
issuance of a final or temparary certificate of accupancy.

Project Stabilization: Lease-Up communities that have achieved owver 95 percentage
leasad for six consecutive weeks.

Projected Stabilized Yield: Represents Projected Stabilzed Residential NOI divided by
Total Costs, See following page for “Projected Stabilized Residential MO definition
Repirpasing Communitias; Commerial holdings of the Com pany which have baen
targeted for rezoning from their existing office te new multi-family use and have a
likelihood of achieving desired rezening and project approvals.

Subardinated Joint Ventures: loint Vantura communities where the Company's
awnarship distributions are subordinate to payment of priority capital preferred returns,

Suburban: Long-tarm hold office proparties (excluding 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: Represents full project budget, including kand and developer fees, and
intaress anpanse through Projest Complation,

Waterfrent: Office assats locsted on NI Hudson River waterfront,
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Information About Net Operating Income (NOI)

% in thousands

(uraud ited)
Reconciliation of Net Income to Net Operating Income (NOI)
20,2019 10,2019
Office/Carp 8 Taotal Office/Corp  Roseland Tatal

Net Inconme {512,884) ($7,445]) ($20,329) $271,994 53,600 5275594
Deduct:

Real estate services incoms [2,091) [1,439)] 13.530) [112) (3,730} [3.542})
Interest and ctherinvestment loss income) (364) [151) [515) [&73) [151) (a2d)

Equityin fgamings}loss of unconsolidated [oint ventures 1512) H00 B8 [F21) 1402 651
General and administrative - property level - (1,014} (1,014} . (1093} 1,093}
Gain onchange of control of interests - 13,720} (13,730}

Realized [zains}losses and unrealized losses on disposition (255} - [255) [258,094) {13y (268,109}
Gain onsale of land/other - (2701 270} - w -
[Gain)onsale of investment inunconsalidated joint ventures - - - [201] - (303}
[Gain loss from early extinguishment of debt, net (SER) - [GRH) [1,311) - (1,311}
Bl ;

Real estate services expenses 2042 1,437 3,979 53 4,213 4,266
Leasing personnel costs 542 - 542 Taz - 742
General and administrative 12,943 3,484 16,427 9,397 3.1%6 12,593
Cepreciation and amortization 34,455 14,897 49,352 32,989 15,057 48046
Interest expense 14,297 9,218 23,515 15,707 9,067 24,774
Property impairments 5802 - 5,802 - - -
Land lmpairments = 2,499 2,499 = - =
Net Operating Income (NOI) 553,387 522,316 $75,703 550,066 517,758 $76,824

Definition of: Net Operating Income (NOI)

MO represents total revanues lass total oparating expenses, s reconciled to net incoma above. The Company considers MO0 to be a meaningful non-GAAP financial measure for making decisions and
asseszing unlevered performance of its property types and markets, as it relates to total return on azzets, a5 opposed to levered return on equity. As properties are considered for sale and acquisition
based on MO| estimates and projections, the Company utilizes this measure to make investment decsions, as well az compare the performance of its assets to those of its peers. NOI should not be
considered a sukbstitute for net income, and the Company’s wsa of MO may not ba comparabla to similarly titled measunes used by othar companies. The Company calculates NG| before any allegations to
noncontrolling interests, as those interests do not effect the overall performance of the individual assets being measured and assessed,
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DISCLOSLRE REGARDING FORWARD-LOQKING STATERMENTS

The Company considers pertions of this infarmation, including the documents incorporated by reference, to be forward-looking statements within the meaning of Ssction 21E of
the Securities Exchange Act of 1934, as amended. The Company intends such forward-locking 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
aperations 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 terminalogy. Forward-looking statements are inharently subject to certain risks,
trends and uncertainties, many of which we cannat predict with accuracy and some of which we might not even anticipate. Although the Company believes that the expectations
reflected in such forward-looking statements are based upon reasonable assumpticns at the time made, the Company can give no assurance that such expectations will be
achieved, Future events and actual results, financial and otherwise, may differ materially fram the results discussed in the forward-looking statements, Readers are cautioned not
e place undue reliance on these farward-looking statements,

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

-risks and uncertainties affecting the general ecanemic climate and conditions, which in turn may have a negative effect on the fundamentals of the Company’s business and the
financial condition of the Company’s tenants and residents;

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

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

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

-changes In the supply of and demand for the Company’s properties;

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

-The Company's ability to complete construction and development activities on time and within bedget, including without limitation obtaining regulatery permits and the
availability and cost of materials, labor and egquipment;

ferward-looking financial and aperational infermation, including infarmation relating te future development projects, petential acguisitions or dispositions, leasing activities,
capitalization rates and projected revenue and income;

-changes in operating costs;

“The Company's ability ta abtain adequate insurance, incuding coverage for terrorist acts;

-The Company's credit worthiness and the availability of financing en attractive terms or at all, which may adversely impact cur ability to pursue acquisition and development
apportunitias and refinance exizsting debt and the Company’s future interest expanse;

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

-ather risks associated with the development and acquisition of properties, including risks that the development may nat be completed an schedule, that the tenants or residents
will nat take eccupancy of pay rent, ar that development or operating costs may be graater than anticipated.

For further information on factors which could impact us and the statements contained herein, see ltem 1A: Risk Factors in MCRC's Annual Report on Form 10-K for the Year ended
December 31, 2018, We assume no obligation ta update and supplement ferward-loaking statements that become untrue because of subsequent events, new informaticn ar
athemwise,

Thiz Supplemental Operating and Financial Data is not an offer to 2ell or solicitation to buy any securities of the Mack-Cali Reality Corporation ["BMCRCY). Any offers to sall or
salicitations of the MCRC shall be made by means of a prospectus. The infermation in this Supplemental Package must be read in conjunction with, and is modified in its entirety
by, the Quarterly Report on Form 10-0 ithe “10-0") filed by the MCRC for the same period with the Securities and Exchange Commission (the “SEC") and all of the MCRC's other
public filings with the SEC {the “Public Filings”). In particular, the financial infermation contained herein is subject to and qualified by reference to the financial staterments
contained in the 10-0, the footnotes thereto and the limitations set forth therein, Investors may not rely on the Supplemental Package without reference to the 10-0 and the
Public Filingz. Any investors” receipt of, or access to, the information contained herain is subject to this qualification.
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Exhibit 99.2
MACK-CALIREALTYCORPORATION
For Immediate Release

MACK-CALI REALTY CORPORATION
REPORTS SECOND QUARTER 2019 RESULTS

Jersey City, New Jersey — August 7, 2019 — Mack-Cali Realty Corporation (NYSE: CLI) today reported its results for the second quarter 2019.

SECOND QUARTER 2019 HIGHLIGHTS

- Reported net income (loss) of $(0.43) per diluted share for the quarter and net income of $2.24 per diluted share for the six months ended June 30, 2019;
- Achieved Core Funds from Operations per diluted share of $0.40 for the quarter, narrows Core FFO Guidance to $1.58 - $1.66 per share;

- Leased a total of 226,646 sq. ft. of commercial space, including 18,781 sq. ft. on the Waterfront, 195,383 sq. ft. class A suburban and suburban, and 12,482 sq. ft. non-core,
growing Core portfolio office rental rates by 8.7% on a cash basis and 17.7% on a GAAP basis;

- Core office portfolio was 79.8% leased, with the class A suburban portfolio at 92.5%, Suburban 79.4% and Waterfront 74.7% leased at June 30, 2019;
- Roseland's 7,262-unit multifamily stabilized portfolio was 97.7% leased at June 30, 2019, with an average rent of $2,737 per unit;
- Roseland’s 2018 deliveries totaling 1,212 units were 99.4% leased as of June 30, 2019, including the second quarter stabilization of Front Street in Worcester, MA;

- Roseland's same-store portfolio, which has now grown to 5,673 units, experienced a 5.1% increase in NOI over second quarter 2018. Over the same period, revenues grew
4.4%, and expenses increased by 3.2%;

- Closed a follow-on investment with the Rockpoint Group for up to $200 million in additional equity, $100 million of which was funded at closing;

- Subsequent to quarter-end, the Envue, an Autograph Collection Hotel in Port Imperial, commenced operations, completing the dual-flag, 372-key hotel development in
Weehawken, NJ and;

- Declared $0.20 per share quarterly common stock dividend.

Michael J. DeMarco, Chief Executive Officer stated, “It was an excellent quarter for us in transactions involving financings, sales, acquisitions, equity raise, the Autograph
Hotel opening, and in the multifamily business overall. The suburban portfolio is active with pockets of real strength. The waterfront has slowed in activity, which we largely
attribute to New Jersey incentive program not being renewed. We expect the program will be reinstated shortly. We have started our next round of dispositions for early 2020,
and our substantial construction portfolio is on time and on budget. Lastly, we are committed to our waterfront strategy, and our investors in the upcoming quarters can expect
us to make substantial progress in executing that strategy fully. I look forward to discussing our results on the call on Thursday at 8:30 a.m.”

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

Net income (loss) available to common shareholders for the quarter ended June 30, 2019 amounted to $(22.1) million, or $(0.43) per share, as compared to $(1.3) million, or
$(0.05) per share, for the quarter ended June 30, 2018. For the six months ended June 30, 2019, net income available to common shareholders equaled $222.4 million, or $2.24
per share, as compared to $41.8 million, or $0.39 per share, for the same period last year. The change in net income per share for the current quarter was driven by a non-cash
redemption value adjustment as a result of the follow-on Rockpoint investment, as well as the loss of earnings associated with the Company's $791 million in asset sales over the
last 12 months, and incremental costs associated with its proxy fight of approximately $0.04 per diluted share. The net loss was offset by incremental leasing in both the office
and residential portfolios.




Funds from operations (FFO) for the quarter ended June 30, 2019 amounted to $32.9 million, or $0.33 per share, as compared to $43.4 million, or $0.43 per share, for the
quarter ended June 30 , 2018. For the six months ended June 30, 2019, FFO equaled $72.5 million, or $0.72 per share, as compared to $78.7 million, or $0.78 per share, for the
same period last year.

For the second quarter 2019, Core FFO was $40.0 million, or $0.40 per share, as compared to $45.2 million, or $0.45 per share for the same period last year. For the six months
ended June 30, 2019, Core FFO equaled $80.9 million, or $0.80 per share, as compared to $95.8 million, or $0.95 per share, for the same period last year.

OPERATING HIGHLIGHTS
Office

Mack-Cali’s consolidated Core office properties were 79.8 percent leased at June 30, 2019, as compared to 80.9 percent leased at March 31, 2019 and 83.2 percent leased at
June 30, 2018 excluding the flex portfolio.

Second quarter 2019 same-store GAAP revenues for the office portfolio declined by 0.1 percent while same-store GAAP NOI fell by 0.6 percent from the same period in 2018.
Second quarter 2019 same store cash revenues for the office portfolio declined by 4.3 percent while same store cash NOI fell by 7.3 percent from 2018. Same store cash
revenues and same store cash NOI exclude straight-line rent and FAS 141 adjustments. Second quarter 2019 office same store real estate tax expense was down 8.3 percent
from 2018, primarily due to favorable tax savings in Jersey City and other key locations.

For the quarter ended June 30, 2019, the Company executed 18 leases at its consolidated in-service commercial portfolio, totaling 226,646 square feet. Of these totals, eight
leases for 71,214 square feet (31.4 percent) were for new leases and ten leases for 155,432 square feet (68.6 percent) were lease renewals and other tenant retention transactions,
including a lease extension and renewal for Ferraro U.S.A.

Rental rate roll-up for the Core portfolio for second quarter 2019 transactions was 8.7 percent on a cash basis and 17.7 percent on a GAAP basis. Rental rate roll-up in the

second quarter 2019 for new transactions was 9.1 percent on a cash basis and 17.6 percent on a GAAP basis; and for renewals and other tenant retention transactions was 7.6
percent on a cash basis and 17.8 percent on a GAAP basis.

Multifamily

Roseland's comparative stabilized operating portfolio was 97.7 percent leased (97.6 percent, excluding Front Street) at June 30, 2019, as compared to 96.3 percent at March 31,
2019. Same-store revenues increased by 4.4 percent while same-store net operating income increased by 5.1 percent for the second quarter 2019. With the stabilization of 1,212
units delivered in 2018, coupled with an active construction portfolio of 1,947 units and the recent hotel opening in Port Imperial, we envision continued growth in the Roseland
portfolio and cash flow contribution.

Front Street, a 365-unit community in Worcester, Massachusetts achieved stabilization in the second quarter 2019 and is currently 99.5 percent leased.

TRANSACTION ACTIVITY

For the second quarter 2019, the Company completed a number of acquisitions, financings and non-core asset sales including the following:

On April 1, acquired Soho Lofts, a 377-unit residential community in Jersey City, NJ for $264.6 million. On June 24, the Company secured a $160 million mortgage on the
newly acquired asset;

On May 10, completed the acquisition of land at 107 Morgan in Jersey City, NJ, for $67 million. At closing, the note on the land was retired for $46 million, leaving $21
million to fund from open 1031 exchanges and other sources;

On June 18, executed the disposition of 650 From Rd., Paramus, NJ, for a gross value of $42 million;
On June 28, closed a follow-on investment with Rockpoint Group for up to $200 million in additional equity, $100 million of which was funded at closing;
On June 28, secured a $30 million mortgage on Riverwatch, a 200-unit residential community in New Brunswick, NJ;

On August 5, the Company secured a $150 million mortgage on its 111 River office asset in Hoboken, NJ, and used the proceeds primarily to pay down unsecured corporate
debt.




BALANCE SHEET/CAPITAL MARKETS

As of June 30, 2019, the Company had a debt-to-undepreciated assets ratio of 42.7 percent compared to 45.3 percent at December 31, 2018 and 44.6 percent at June 30,
2018. Net debt to adjusted EBITDA for the quarter ended June 30, 2019 was 9.5x compared to 9.3x for the quarter ended December 31, 2018. The Company's interest

coverage ratio was 2.9x for the quarter ended June 30, 2019, compared to 3.1x for the quarter ended December 31, 2018.

DIVIDEND

In June 2019, the Company’s Board of Directors declared a quarterly cash dividend of $0.20 per common share (indicating an annual rate of $0.80 per common share) for the

second quarter 2019, which was paid on July 12, 2019 to shareholders of record as of July 2, 2019.

GUIDANCE AND OUTLOOK

The Company is narrowing its Core FFO to $1.58 - $1.66 per diluted share for full year 2019 from its original Core FFO guidance of $1.57 - $1.67 per diluted share as follows:

Net income (loss) available to common shareholders

Add (deduct):

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

Gain on change of control of interests

Gain on sale of investment in unconsolidated joint venture

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

Severance and separation costs

Management contract termination costs

Land impairments

Proxy fight costs

New payroll tax consulting costs

Core FFO

2019 Guidance Assumptions

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

Base Building Capex

Leasing Capex

G&A (Net of Severance Costs)
Interest Expense

Topic 842

Full Year
2019 Range
$  3.02 - $ 3.10
1.01
0.22
0.06
(0.14)
(0.01)
(2.66)
(0.02)
0.02
0.01
0.02
0.04
0.01
$ 158 - $ 1.66
(8 in millions)
Revised
Low High
79% 83%
(6)% (2)%
(12)% (8)%
1.75% 3.25%
$ 17 $ 25
$ 165 $ 235
$ 8 $ 13
$ 66 $ 94
$ 46 $ 50
$ 95 $ 103
$ 2.5 $ 3.5

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

Actual results could differ from these estimates.




CONFERENCE CALL/SUPPLEMENTAL INFORMATION

An earnings conference call with management is scheduled for August 8, 2019 at 8:30 a.m. Eastern Time, which will be broadcast live via the Internet at:
https://edge.media-server.com/mmec/p/y8wt9xro

The live conference call is also accessible by calling (323) 794-2423 and requesting the Mack-Cali conference call.

The conference call will be rebroadcast on Mack-Cali’s website athttp:/investors.mack-cali.com/corporate-profile beginning at 10:30 a.m. Eastern Time on August 8, 2019.
A replay of the call will also be accessible August 8, 2019 through August 15, 2019 by calling (719) 457-0820 and using the pass code, 5043183.

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

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

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

In addition, these items are available upon request from:

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

INFORMATION ABOUT FFO

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

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

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




ABOUT THE COMPANY

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

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

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

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

We consider portions of this report, including the documents incorporated by reference, to be forward-looking statements within the meaning of Section 21E of the Securities
Exchange Act of 1934, as amended. We intend such forward-looking statements to be covered by the safe harbor provisions for forward-looking statements contained in
Section 21E of such act. Such forward-looking statements relate to, without limitation, our future economic performance, plans and objectives for future operations and
projections of revenue and other financial items. Forward-looking statements can be identified by the use of words such as “may,” “will,” “plan,” “potential,” “projected,”
“should,” “expect,” “anticipate,” “estimate,” "target," “continue” or comparable terminology. Forward-looking statements are inherently subject to certain risks, trends and
uncertainties, many of which we cannot predict with accuracy and some of which we might not even anticipate. Although we believe that the expectations reflected in such
forward-looking statements are based upon reasonable assumptions at the time made, we can give no assurance that such expectations will be achieved. Future events and actual
results, financial and otherwise, may differ materially from the results discussed in the forward-looking statements. Readers are cautioned not to place undue reliance on these
forward-looking statements.

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

investorrelations@mack-cali.com




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

Three Months Ended Six Months Ended
June 30, June 30,

REVENUES 2019 2018 2019 2018
Revenue from leases $ 116,784 $ 113,885 $ 239,799 $ 239,578
Real estate services 3,530 4,074 7,372 8,735
Parking income 5,563 5,757 10,504 11,084
Hotel income 2,094 - 2,377 -
Other income 2,490 2,873 4,658 6,159

Total revenues 130,461 126,589 264,710 265,556
EXPENSES
Real estate taxes 16,597 17,966 33,674 36,327
Utilities 7,456 7,555 17,907 20,059
Operating services 26,161 22,939 51,123 48,557
Real estate services expenses 3,979 4,360 8,245 9,296
Leasing personnel costs 542 - 1,284 -
General and administrative 16,427 13,455 29,020 29,540
Depreciation and amortization 49,352 41,413 97,398 82,710
Property impairments 5,802 - 5,802 -
Land impairments 2,499 - 2,499 -

Total expenses 128,815 107,688 246,952 226,489
OTHER (EXPENSE) INCOME
Interest expense (23,515) (18,999) (48,289) (39,074)
Interest and other investment income (loss) 515 641 1,339 1,769
Equity in earnings (loss) of unconsolidated joint ventures (88) (52) (769) 1,520
Gain on change of control of interests - - 13,790 -
Realized gains (losses) and unrealized losses on disposition of rental property, net 255 1,010 268,364 59,196
Gain on disposition of developable land 270 - 270 -
Gain on sale of investment in unconsolidated joint venture - - 903 -
Gain (loss) from extinguishment of debt, net 588 - 1,899 (10,289)

Total other income (expense) (21,975) (17,400) 237,507 13,122
Net income (loss) (20,329) 1,501 255,265 52,189
Noncontrolling interest in consolidated joint ventures 847 95 2,095 125
Noncontrolling interest in Operating Partnership 2,434 142 (25,246) (4,741)
Redeemable noncontrolling interest (5,006) (2,989) (9,673) (5,788)
Net income (loss) available to common shareholders $ (22,054) $ (1,251) $ 222,441 $ 41,785
Basic earnings per common share:
Net income (loss) available to common shareholders $ (0,43) $ (0,05) $ 2.24 $ 0.39
Diluted earnings per common share:
Net income (loss) available to common shareholders $ (0.43) $ (0.05) $ 2.24 $ 0.39
Basic weighted average shares outstanding 90,533 90,330 90,516 90,297

Diluted weighted average shares outstanding 100,523 100,598 100,825 100,607




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

Three Months Ended Six Months Ended
June 30, June 30,
2019 2018 2019 2018

Net income (loss) available to common shareholders $ (22,054) $ (1,251) $ 222,441 $ 41,785
Add (deduct): Noncontrolling interest in Operating Partnership (2,434) (142) 25,246 4,741
Real estate-related depreciation and amortization on continuing operations (a) 51,865 45,781 102,033 91,383
Property impairments 5,802 5,802 -
Gain on change of control of interests - - (13,790) -
Gain on sale of investment in unconsolidated joint venture - - (903) -
Realized (gains)/losses and unrealized losses on disposition of rental property, net (255) (1,010) (268,364) (59,196)
Funds from operations (b) $ 32,924 $ 43,378 $ 72,465 $ 78,713
Add/(Deduct):
(Gain)/loss from extinguishment of debt, net (588) - (1,899) 10,289
Severance/separation costs on management restructuring - 1,795 1,562 6,847
Management contract termination costs - - 1,021 -
Land impairments 2,499 - 2,499 -
Gain on disposition of developable land (270) - (270) -
Proxy fight costs 4,171 - 4,171 -
New payroll tax consulting costs 1,313 - 1,313 -
Core FFO $ 40,049 $ 45,173 $ 80,862 $ 95,849
Diluted weighted average shares/units outstanding (c) 100,523 100,598 100,825 100,607
Funds from operations per share/unit-diluted $ 0.33 $ 0.43 $ 0.72 $ 0.78
Core funds from operations per share/unit diluted $ 0.40 $ 0.45 $ 0.80 $ 0.95
Dividends declared per common share $ 0.20 $ 0.20 $ 0.40 $ 0.40
Dividend payout ratio:

Core Funds from operations-diluted 50.20% 44.54% 49.88% 41.99%
Supplemental Information:
Non-incremental revenue generating capital expenditures:

Building improvements $ 383 $ 723 $ 3,315 $ 2,389

Tenant improvements & leasing commissions (d) $ 4,800 $ 17,939 $ 12,731 $ 22,407
Tenant improvements & leasing commissions on space vacant for more than a year $ 4,216 $ 6,851 $ 7,698 $ 14,546
Straight-line rent adjustments (€) $ 4,052 $ (249) $ 6,907 $ 2,493
Amortization of (above)/below market lease intangibles, net (f) $ 1,058 $ 1,313 $ 2,095 $ 3,443
Amortization of stock compensation $ 2,218 $ 783 $ 4,228 $ 3,440
Amortization of lease inducements $ 279 $ 258 $ 583 $ 552
Non real estate depreciation and amortization $ 511 $ 536 $ 1,050 $ 1,047
Amortization of deferred financing costs $ 1,168 $ 1,145 $ 2,357 $ 2,241

Includes the Company's share from unconsolidated joint ventures of $3,025 and $4,903 for the three months ended June 30, 2019 and 2018, respectively, and $5,686 and
$9,718 for the six months ended June 30, 2019 and 2018, respectively. Excludes non-real estate-related depreciation and amortization of $511 and $535 for the three

Funds from operations is calculated in accordance with the definition of FFO of the National Association of Real Estate Investment Trusts (NAREIT). See "Information
Calculated based on weighted average common shares outstanding, assuming redemption of Operating Partnership common units into common shares (9,866 and 10,213

shares for the three months ended June 30, 2019 and 2018, respectively, and 10,014 and 10,227 for the six months ended June 30, 2019 and 2018, respectively), plus

Includes free rent of $5,410 and $2,099 for the three months ended June 30, 2019 and 2018, respectively, and $10,242 and $8,474 for the six months ended June 30, 2019
and 2018, respectively. Also, includes the Company's share from unconsolidated joint ventures of $(96) and $(256) for the three months ended June 30, 2019 and 2018,

(2
months ended June 30, 2019 and 2018, respectively, and $1,050 and $1,046 for the six months ended June 30, 2019 and 2018, respectively.
(b
About FFO" in this release.
(©
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
respectively, and $(325) and $(694) for the six months ended June 30, 2019 and 2018, respectively.
®

Includes the Company's share from unconsolidated joint ventures of $0 and $27 for the three months ended June 30, 2019 and 2018, respectively, and $0 and $107 for
the six months ended June 30, 2019 and 2018, respectively.




Statements of Funds from Operations (FFO) and Core FFO per Diluted Share

(amounts are per diluted share, except share counts in thousands) (unaudited)

Three Months Ended Six Months Ended
June 30, June 30,
2019 2018 2019 2018
Net income (loss) available to common shareholders (0.43) $ 0.05) $ 2.24 $ 0.39
Add (deduct): Real estate-related depreciation and amortization on continuing
operations (a) 0.52 0.46 1.01 0.91
Redemption value adjustment to redeemable noncontrolling interests 0.19 0.04 0.22 0.07
Property impairments 0.06 - 0.06 -
Gain on change of control of interests - - (0.14) -
Gain on sale of investment in unconsolidated joint venture - - (0.01) -
Realized (gains) losses and unrealized losses on disposition of rental property, net - (0.01) (2.66) (0.59)
Noncontrolling interest/rounding adjustment (0.01) (0.01) - -
Funds from operations (b) 033 § 043 $ 072 § 0.78
Add/(Deduct):
(Gain)/loss from extinguishment of debt, net (0.01) - (0.02) 0.10
Severance/separation costs on management restructuring - 0.02 0.02 0.07
Management contract termination costs - - 0.01 -
Land impairments 0.02 - 0.02 -
Proxy fight costs 0.04 - 0.04 -
New payroll tax consulting costs 0.01 - 0.01 -
Noncontrolling interest/rounding adjustment 0.01 - - -
Core FFO 0.40 S 0.45 $ 0.80 S 0.95
Diluted weighted average shares/units outstanding (c) 100,523 100,598 100,825 100,607
(a) Includes the Company’s share from unconsolidated joint ventures of $0.04 and $0.05 for the three months ended June 30, 2019 and 2018, respectively, and $0.09 and
$0.10 for the six months ended June 30, 2019 and 2018, respectively.
(b) Funds from operations is calculated in accordance with the definition of FFO of the National Association of Real Estate Investment Trusts (NAREIT). See “Information
About FFO” in this release.
(c) Calculated based on weighted average common shares outstanding, assuming redemption of Operating Partnership common units into common shares (9,866 and 10,213

shares for the three months ended June 30, 2019 and 2018, respectively, and 10,014 and 10,227 for the six months ended June 30, 2019 and 2018, respectively), plus

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




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

June 30, December 31,

Assets 2019 2018
Rental property

Land and leasehold interests $ 916,807 $ 807,236

Buildings and improvements 4,358,948 4,109,797

Tenant improvements 297,240 335,266

Furniture, fixtures and equipment 67,004 53,718

5,639,999 5,306,017
Less — accumulated depreciation and amortization (968,237) (1,097,868)
4,671,762 4,208,149

Rental property held for sale, net - 108,848
Net investment in rental property 4,671,762 4,316,997
Cash and cash equivalents 60,638 29,633
Restricted cash 17,892 19,921
Investments in unconsolidated joint ventures 215,957 232,750
Unbilled rents receivable, net 93,324 100,737
Deferred charges, goodwill and other assets, net 258,663 355,234
Accounts receivable, net of allowance for doubtful accounts of $1,319 and $1,108 9,476 5,372
Total assets $ 5,327,712 $ 5,060,644
Liabilities and Equity
Senior unsecured notes, net $ 570,899 $ 570,314
Unsecured revolving credit facility and term loans 424,180 790,939
Mortgages, loans payable and other obligations, net 1,692,563 1,431,398
Dividends and distributions payable 21,722 21,877
Accounts payable, accrued expenses and other liabilities 202,830 168,115
Rents received in advance and security deposits 34,467 41,244
Accrued interest payable 8,631 9,117

Total liabilities 2,955,292 3,033,004
Commitments and contingencies
Redeemable noncontrolling interests 496,372 330,459
Equity:
Mack-Cali Realty Corporation stockholders’ equity: Common stock, $0.01 par value, 190,000,000 shares authorized, 90,553,357
and 90,320,306 shares outstanding 906 903
Additional paid-in capital 2,539,547 2,561,503
Dividends in excess of net earnings (895,824) (1,084,518)
Accumulated other comprehensive income (loss) 958 8,770

Total Mack-Cali Realty Corporation stockholders’ equity 1,645,587 1,486,658
Noncontrolling interests in subsidiaries:
Operating Partnership 181,296 168,373
Consolidated joint ventures 49,165 42,150
Total noncontrolling interests in subsidiaries 230,461 210,523
Total equity 1,876,048 1,697,181
Total liabilities and equity $ 5,327,712 $ 5,060,644




