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FORWARD-LOOKING INFORMATION

Cautionary Note Regarding Forward-Looking Information

This investment presentation contains "forward-looking statements" based upon the Company's current best judgment and expectations. You can
identify forward-looking statements by the use of forward-looking expressions such as “may,” “will,” “should,” “expect,” “believe,” “anticipate,” “estimate,”
“intend,” “plan,” “project,” “continue,” or any negative or other variations on such expressions. Forward-looking statements include information
concerning possible or assumed future results of the Company's operations, including any forecasts, projections, plans and objectives for future
operations. Although the Company believes that its plans, intentions and expectations as reflected in or suggested by those forward-looking statements
are reasonable, the Company can give no assurance that the plans, intentions or expectations will be achieved. The Company has listed below some
important risks, uncertainties and contingencies which could cause its actual results, performance or achievements to be materially different from the
forward-looking statements it makes in this presentation. These risks, uncertainties and contingencies include, but are not limited to, the following: the
success or failure of the Company's efforts to implement its current business strategy; the Company's ability to identify and complete additional property
acquisitions and non-core asset dispositions and risks of real estate acquisitions and dispositions; availability of investment opportunities on real estate
assets; the performance and financial condition of tenants and corporate customers; the adequacy of the Company's cash reserves, working capital and
other forms of liquidity; the availability, terms and deployment of short-term and long-term capital; demand for industrial and office space; the actions of
the Company's competitors and the Company’s ability to respond to those actions; the timing of cash flows from the Company's investments; the cost
and availability of the Company's financings, which depends in part on the Company's asset quality, the nature of the Company's relationships with its
lenders and other capital providers, the Company's business prospects and outlook and general market conditions; increases in financing and other
costs, including a rise in interest rates; economic conditions generally and in the real estate markets and the capital markets specifically; the Company’s
international operations, including unfavorable foreign currency rate fluctuations, enactment or changes in laws relating to foreign ownership of property,
and local economic or political conditions that could adversely affect the Company’s earnings and cash flows; and other factors discussed under ltem 1A,
“Risk Factors” of the Company's Annual Report on Form 10-K for the year ended December 31, 2016.

” HNTS ” o« ” ” o«

The Company assumes no obligation to update any forward-looking statements, whether as a result of new information, future events, or otherwise. In
evaluating forward-looking statements, you should consider these risks and uncertainties, together with the other risks described from time-to-time in the
Company's reports and documents which are filed with the SEC, and you should not place undue reliance on those statements. The risks included here
are not exhaustive. Other sections of this report may include additional factors that could adversely affect the Company's business and financial performance.
Moreover, the Company operates in a very competitive and rapidly changing environment. New risk factors emerge from time to time and it is not possible
for management to predict all such risk factors, nor can it assess the impact of all such risk factors on the Company's business or the extent to which any
factor, or combination of factors, may cause actual results to differ materially from those contained in any forward-looking statements. Given these risks
and uncertainties, investors should not place undue reliance on forward-looking statements as a prediction of actual results.

Gramercy Property Trust | SUPPLEMENTAL SECOND QUARTER 2017 | AUGUST 1, 2017



TABLE OF CONTENTS

2Q 2017 Highlights and Updates 4-12
GPT Portfolio 13-23
Unconsolidated Entities & Build-to-Suits 24-27
Financial Information 28
Same Store Net Operating Income Comparison 29
Comparative Computation of Non-GAAP Financial Measures 30
Comparative Statements of Operations 31
Comparative Balance Sheets 32
2Q 2017 Leasing Statistics 33
Cumulative Leasing Activity from 1/1/16 - 6/30/17 34
Management Fee Revenues and Expenses 35
Property Expenses 36
Capital Expenditures 37
Covenant Analysis 38
Debt Summary 39
Core FFO to EBITDA Reconciliation of Unconsolidated Equity Investments 40
Select Financial Information of Unconsolidated Equity Investments 41
Non-GAAP Financial Information of Unconsolidated Equity Investments 42
Property Schedules 43-52
GPT Secured Debt 53
Glossary 54

Gramercy Property Trust | SUPPLEMENTAL SECOND QUARTER 2017 | AUGUST 1, 2017



2Q 2017 HIGHLIGHTS

Core FFO

NAREIT FFO

AFFO

Dividend

2Q 17 Acquisitions
and 3Q 17 to Date
Acquisition Activity

2Q 17 Dispositions
and 3Q 17 to Date
Disposition Activity

Equity Offering

2017 Guidance

Europe

Share Count

$74.2 million
$0.49 per diluted common share

$74.3 million
$0.49 per diluted common share

$65.9 million
$0.44 per diluted common share

The Company declared a second quarter 2017 dividend of $0.375 per common share. The dividend was paid on July 14, 2017 to
holders of record as of June 30, 2017. The Company declared a third quarter 2017 dividend of $0.375 per share, payable to holders of
record as of September 29, 2017 on October 16, 2017.

Acquired ten industrial properties in Savannah, Baltimore, Austin, Inland Empire, Columbus, Miami, and North and South Carolina for a
total purchase price of $171.5 million at a 7.1% cash capitalization rate. Also acquired land parcels for and began construction of two
build-to-suits in Spartanburg and Phoenix for a total estimated investment of $49.1 million at a 7.6% expected capitalization rate upon
delivery. Subsequent to quarter end, the Company acquired two industrial properties and three covered land industrial parcels in North
Carolina, Baltimore and Miami for a total purchase price of $145.9 million at a 6.4% cash capitalization rate.

Disposed of 11 assets for aggregate gross proceeds of $183.3 million at a 4.4% disposition cap rate on next twelve months cash NOI
and a 6.7% capitalization rate on 2016 GAAP NOI. These aggregate gross disposition proceeds include $124.7 million from office and
retail bank branch properties, including the sale of five office assets from the Gramercy Woods campus in Jacksonville, FL, as well as
one office asset in Dallas, TX, one vacant industrial property in Minneapolis, MN and two industrial assets in Spartanburg, SC.
Subsequent to quarter end, disposed of three retail bank branches in Miami, FL, Bakersfield, CA and Summit, NJ, two office properties
in San Diego, CA and Summit, NJ, and one vacant industrial property in Spartanburg for aggregate gross proceeds of $16.4 million at a
3.0% disposition cap rate on next twelve months cash NOI.

In April 2017, raised $274.2 million of net proceeds through a public offering of 10,350,000 common shares.

Revises 2017 full year guidance to a range of $2.05 to $2.10 per diluted share for Core FFO and a range of $1.90 to $1.95 per diluted
share for AFFO. Guidance revision primarily reflects slower pace of acquisitions in the first half of the year and faster pace of
dispositions.

Subsequent to quarter end, Gramercy Property Europe plc (the “Fund”) completed sale of 100% of the Fund’s assets. The transaction
resulted in net distributions to the Company of €90.8 million ($103.8 million), inclusive of a promoted interest distribution of approximately
€7.9 million ($9.0 million).

151,072,429 fully diluted weighted average shares as of June 30, 2017.

151,889,880 shares issued and outstanding as of June 30, 2017.
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SAME STORE NET OPERATING INCOME COMPARISON

Three Months Ended June 30, 2017 ($ in thousands)

Industrial Office Specialty Domestic Total* Repositioning® Under Contract for Sale’
% %
Change 2017 2016 Change

Revenue

Rent - Cash $ 40,656 $ 41,310 (1.6)% $ 21,204 $ 21,197 — % $ 4973 $ 4,998 (0.5)% $ 66,833 $ 67,505 (1.0)% $ 423 $ 1,023 (58.7)% $ 105 $ 105 — %

Operating Expense

Reimbursements 5,301 6,380 (16.9)% 7,032 7,471 (5.9)% 786 557 411 % 13,119 14,408 (8.9)% 21 779 (97.3)% 161 154 4.5 %

Net Management Fee

Revenue' 391 338 15.7 % 217 205 5.9 % 21 19 10.5 % 629 562 11.9 % (12) 33 (136.4)% 3 3 — %

Other 222 150 48.0 % 51 49 41 % 11 11 — % 284 210 352 % 10 20 (50.0)% 3 3 — %
Total Revenue $ 46,570 $ 48,178 (3.3)% $ 28,504 $ 28,922 (1.4)% $ 5,791 $ 5,585 3.7% $ 80,865 $ 82,685 (22)% $ 442 $ 1,855 (76.2)% $ 272 $ 265 2.6 %
Property Operating
Expenses $ 6,697 $ 7,001 (43)% $ 8218 $ 8,685 54)% $ 819 $ 593 381% $ 15734 $ 16,279 (33)% $ 810 $ 669 211% $ 162 $ 152 6.6 %
Net Operating Income $ 39,873 $ 41,177 (3.2)% $ 20,286 $ 20,237 02% $ 4,972 $ 4,992 (0.4)% $ 65,131 $ 66,406 (1.9)% $ (368) $ 1,186 (131.0)% $ 110 $ 113 (2.7)%

Large contributors to Q2 2017 industrial same store performance include:

= Alarge renewal on a 440,000 square foot corporate campus leased to CEVA Freight in Houston, TX in which ABR was reduced from $3.8 million to $2.8
million (-26.8% leasing spread) in exchange for a 12-year term

= New vacancy at a 185,000 square foot property in Bolingbrook, IL (Chicago MSA), commencing April 1, 2017

= New vacancy at a 451,400 square foot property in Summerville, SC (Charleston MSA), commencing April 1, 2017

1. Net Management Fee Revenue includes property management fees reimbursed by tenants less property management fees paid to third-parties. Property management fees reimbursed by tenants is included in operating expense
reimbursements in Gramercy's 10-Q. Property management fees paid to third parties is presented as a component of property management expenses in Gramercy's 10-Q.

2. Inclusive of four properties being repositioned located in Jacksonville, FL.

3. Inclusive of four properties under contract/HFS located in Spartanburg, SC; San Diego, CA; Bakersfield, CA; Miami, FL.

4. Inclusive of 147 Industrial, 55 Office, and 30 Specialty assets.
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COMPARATIVE COMPUTATION OF NON-GAAP FINANCIAL MEASURES

($ in thousands, except per share amounts)

Net income attributable to common shareholders
Add:
Depreciation and amortization
FFO adjustments for unconsolidated equity investments
Net income (loss) attributable to noncontrolling interest
Net (income) loss from discontinued operations
Impairment of real estate investments
Less:
Non-real estate depreciation and amortization
Gain on dissolution of previously held U.S. unconsolidated equity investment interests
Gain on sale of European unconsolidated equity investment interests held with a related party
Net gain on disposals
Funds from operations attributable to common shareholders and unitholders
Add:
Acquisition costs
Core FFO adjustments for unconsolidated equity investments
Other-than-temporary impairments on retained bonds
Transaction costs
(Gain) loss on extinguishment of debt
Net income from discontinued operations related to properties
Mark-to-market on interest rate swaps
Core funds from operations attributable to common shareholders and unitholders
Add:
Non-cash share-based compensation expense
Amortization of market lease assets
Amortization of deferred financing costs and non-cash interest
Amortization of lease inducement costs
Non-real estate depreciation and amortization
Amortization of free rent received at property acquisition
Less:
AFFO adjustments for unconsolidated equity investments
Straight-lined rent
Amortization of market lease liabilities
Adjusted funds from operations attributable to common shareholders and unitholders
Funds from operations per share — diluted
Core funds from operations per share — diluted
Adjusted funds from operations per share — diluted
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6/30/2017

3/31/2017

Three Months Ended
12/31/2016

9/30/2016

6/30/2016

6,514 $ 7,568 4769 $ (2,508) $ 27,355
62,176 62,217 59,878 62,863 60,538
2,337 2,253 (3,320) 2,034 7,465
(113) 154 (145) 221 51
28 24 (33) (347) (58)
5,580 12,771 10,054 1,053 —
(200) (208) (223) (205) (231)
— — — — (7,229)
— — — — (5,341)
(2,002) (17,377) (1,862) (2,336) —
$ 74320 $ 67,402 §$ 69,118 §$ 60,775 $ 82,550
$ — 3 — 3 3,564 $ 1272 $ 4,312
— — (632) 508 2,798
— 4,890 — — —
189 — — — —
(268) 208 — 13,777 1,356
— — 266 347 149
— (46) (52) (83) (2,564)
$ 74241 $ 72,454 $ 72,264 $ 76,596 $ 88,601
$ 2,004 $ 2,054 $ 1652 $ 1282 $ 1,272
2,797 2,908 3,562 3,578 3,682
1,367 840 779 (409) 78
87 86 87 86 87
200 208 223 205 231
236 304 1,332 481 417
1) 14 (625) 1,761 (1,232)
(7,458) (7,260) (6,464) (6,368) (5,955)
(7,564) (3,541) (3,929) (8,137) (9,292)
$ 65,889 § 68,067 $ 68,881 $ 69,075 $ 77,889
$ 049 $ 047 $ 049 § 043 § 0.58
$ 049 $ 051 $ 051 $ 054 $ 0.62
$ 044 $ 048 $ 048 $ 048 $ 0.55
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COMPARATIVE STATEMENTS OF OPERATIONS

(% in thousands, except per share amounts) Three Months Ended
6/30/2017 3/31/2017 12/31/2016 9/30/2016 6/30/2016

Revenues

Rental revenue $ 108,261 $ 103,282 $ 95,573 § 100,847 $ 98,517

Third-party management fees 1,638 4,592 5,238 7,172 18,310

Operating expense reimbursements 19,628 20,368 21,160 21,231 21,905

Other income 1,838 1,752 4,231 1,842 693

Total revenues 131,365 129,994 126,202 131,092 139,425

Operating Expenses

Property operating expenses 23,219 23,186 22,759 22,685 23,510

Property management expenses 2,435 3,084 5,196 4,810 5,591

Depreciation and amortization 62,176 62,217 59,878 62,863 60,538

General and administrative expenses 9,100 8,756 9,345 8,165 8,005

Acquisition expenses — — 3,564 1,272 4,312

Total operating expenses 96,930 97,243 100,742 99,795 101,956

Operating Income 34,435 32,751 25,460 31,297 37,469
Other Expenses:
Interest expense (23,239) (23,056) (18,163) (18,409) (16,909)
Net impairment recognized in earnings — (4,890) — — —
Equity in net (loss) of unconsolidated equity investments 248 (94) 6,470 (1,138) (168)
Gain on dissolution of previously held U.S. unconsolidated equity investment interests — — — — 7,229
Gain (loss) on extinguishment of debt 268 (208) — (13,777) (1,356)
Impairment of real estate investments (5,580) (12,771) (10,054) (1,053) —
Income (loss) from continuing operations before provision for taxes 6,132 (8,268) 3,713 (3,080) 26,265
Provision for taxes (147) 196 574 (331) (2,700)
Income (loss) from continuing operations 5,985 (8,072) 4,287 (3,411) 23,565
Income (loss) from discontinued operations before gain on extinguishment of debt (28) (24) 33 347 58
Gain on disposals — — 321 — - —
Income (loss) from discontinued operations (28) (24) 354 347 58
Income (loss) before net gain on disposals 5,957 (8,096) 4,641 (3,064) 23,623
Net gain on disposals 2,002 17,377 1,541 2,336 —
Gain on sale of European unconsolidated equity investment interests held with a related party — — — — 5,341
Net income 7,959 9,281 6,182 (728) 28,964
Net (income) loss attributable to noncontrolling interest 113 (154) 145 (221) (51)
Net income attributable to Gramercy Property Trust 8,072 9,127 6,327 (949) 28,913
Preferred share dividends (1,558) (1,559) (1,558) (1,559) (1,558)
Net income available to common shareholders $ 6514 3 7568 _$ 4769 3 (2.508) _$ 27.355
Basic earnings per share:
Net income from continuing operations, after preferred dividends $ 0.04 $ 0.05 $ 0.03 $ (0.02) $ 0.19
Net income (loss) from discontinued operations — — — — —
Net income available to common shareholders $ 004 3 005 % 003 _$ (0.02) $ 0.19
Diluted earnings per share:
Net income from continuing operations, after preferred dividends $ 0.04 $ 0.05 $ 0.03 $ (0.02) $ 0.19
Net income (loss) from discontinued operations — — — — —
Net income available to common shareholders $ 004 8 005 $ 003 _$ (0.02) $ 0.19
Basic weighted average common shares outstanding 148.542 916 140.907.399 140.298.149 140.257 503 140.776.976
Diluted weighted average common shares outstanding 149,914,443 141,875,619 141.228.218 140,257 503 142,514,202
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COMPARATIVE BALANCE SHEETS

($ in thousands) Three Months Ended

6/30/2017 3/31/2017 12/31/2016 9/30/2016 6/30/2016
Assets:
Real estate investments, at cost:
Land $ 796,476 $ 804,044 $ 805,264 $ 734,058 $ 763,248
Building and improvements 4,118,785 4,108,891 4,053,125 3,538,377 3,627,815
Less: accumulated depreciation (259,826) (235,318) (201,525) (169,103) (142,824)
Total real estate investments, net 4,655,435 4,677,617 4,656,864 4,103,332 4,248,239
Cash and cash equivalents 163,509 56,256 67,529 56,352 185,141
Restricted cash 40,326 13,101 12,904 171,895 65,748
Investment in unconsolidated equity investments 114,880 105,187 101,807 120,176 145,252
Assets held for sale, net 14,741 8,962 — 11,009 10,074
Tenant and other receivables, net 65,976 75,730 72,795 69,131 57,572
Acquired lease assets, net of accumulated amortization 563,231 596,811 618,680 584,856 641,829
Other assets 68,808 73,196 72,948 66,479 56,372
Total assets S 5686906 5606860 $ 5603527 § 5183230 § 5410227
Liabilities and Equity:
Liabilities:
Senior unsecured revolving credit facility $ 70,955 $ 121,759 § 65,837 $ 163,365 $ 169,950
Exchangeable senior notes, net 110,154 109,488 108,832 108,186 107,550
Mortgage notes payable, net 495,404 549,924 558,642 368,386 532,981
Senior unsecured notes, net 496,584 496,524 496,464 148,978 148,953
Senior unsecured term loans 1,225,000 1,225,000 1,225,000 1,225,000 1,225,000
Total long-term debt, net 2,398,097 2,502,695 2,454,775 2,013,915 2,184,434
Accounts payable and accrued expenses 39,738 42,381 58,380 48,412 35,339
Dividends payable 57,597 53,677 53,074 46,740 46,855
Below market lease liabilities, net of accumulated amortization 175,635 216,401 230,183 224,643 241,059
Liabilities related to assets held for sale 7,960 3,128 — 129 371
Other liabilities 43,748 49,409 46,081 75,216 84,033
Total liabilities $ 2,722,775 $ 2,867,691 $ 2,842,493 $ 2,409,055 $ 2,592,091
Commitments and contingencies
Noncontrolling interest in the Operating Partnership $ 6,412 $ 6,129 §$ 8,643 §$ 9,076 $ 10,559
Equity:
Common shares $ 1,519 §$ 1,415 § 1,406 $ 1,407 $ 1,406
Series A cumulative redeemable preferred shares 84,394 84,394 84,394 84,394 84,394
Additional paid-in-capital 4,187,431 3,911,889 3,887,793 3,886,686 3,885,732
Accumulated other comprehensive loss (1,655) (1,611) (4,128) (38,717) (44,106)
Accumulated deficit (1,313,607) (1,262,842) (1,216,753) (1,168,502) (1,119,455)
Total shareholders' equity 2,958,082 2,733,245 2,752,712 2,765,268 2,807,971
Noncontrolling interest in other partnerships (363) (205) (321) (169) (394)
Total equity $ 2,957,719 § 2,733,040 $ 2,752,391 $ 2,765,099 $ 2,807,577
Total liabilities and equity $ 5,686,906 _$ 5,606,860 _$ 5603527 _$ 5183230 _$ 5.410.227
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2Q 2017 LEASING STATISTICS

# of Leases New/Extended

Lease Term

Commenced Leases

Contractual TIILC Capex Change in Straight Line

ABR/

Change in

Retention

Renewal’ (years)

Industrial 1 3 9.1 672,480 $

Total: 1 3 9.1 672,480 $

Rent Cost PSF Ratio PSF* ABR %2 ABR/PSF

22,018,466 2.65 81% $ 341 47 % $ 3.57

22,018,466 2.65 81% $ 3.4 47 % $ 3.57

Straight Line ABR %>

10.1 %

10.1 %

Rates

85.2%

77.5%

# of Leases New/Extended

Lease Term
(years)

Total

Renewal'

New Area

Industrial 1 3 8.2 892,080 $

Total: 1 3 8.2 892,080 $

Executed Leases

Contractual TI/LC Change in Straight Line

Rent Cost PSF ABR %? ABR/PSF

27,137,883 $ 2.75 9.0% $ 3.60 102% $ 3.66

27,137,883 $ 2.75 9.0% $ 3.60 10.2 % $ 3.66

Change in
Straight Line ABR %

19.5

19.5

Change in Leased Square Footage
Occupied Square Feet as of March 31, 2017
New Lease
Renewal
Expiration / Termination
Other

Occupancy as of June 30, 2017 from Leasing Activities

Occupancy
98.4%

June 30, 2017
65,688,715
126,000
546,480
(1,404,317)
59,208

Acquisition
Disposition

Occupied Square Feet as of June 30, 2017

65,016,086
2,335,462
1,402,655

65,948,893

1. Short term leases (under 12 months) are excluded.
2. ABR is adjusted in the event that the lease type differs between current lease and prior lease.
3. Does not include impact of leases that have been executed but are not yet commenced.
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CUMULATIVE LEASING ACTIVITY FROM 1/1/16 - 6/30/17

Commenced Leases

# of Leases New/Extended Contractual TIlLC Capex Change in Straight Line Change in Retention
Lease Term ABR/
Renewal’ (years) Rent Cost PSF Ratio PSF* ABR %? ABR/PSF Straight Line ABR %> Rates

Quarter to Date

Industrial 13 8.6 3,732,674 $ 181,712,483 $ 2.99 6.1% $ 5.08 14% $ 5.58 12.3 % 64.3%
Office 11.0 695,154 150,268,681 27.29 12.6% 21.29 6.3 % 21.97 14.1 % 72.5%
Specialty —_ 1 7.0 2,048 543,125 — —% 40.28 — % 37.89 (1.8)% 53.8%
Redevelopment 2 — 114 180,655 40,946,545 50.54 22.3% 19.56 16.4 % 19.88 17.8 % n/a
Total: 14 20 9.8 4,610,531 $ 373,470,834 8.52 10.5% $ 8.1 46 % $ 8.62 13.4 % 67.4%

Executed Leases
# of Leases New/Extended Contractual TI/ILC Change in Straight Line Change in
1 Lease Term 7 . . o
New Renewal (years) Rent Cost PSF ABR % ABR/PSF Straight Line ABR %

Quarter to Date

Industrial 8 13 8.4 4,085,664 $ 185,677,937 $ 2.77 6.1% $ 4.90 25% $ 5.33 14.2 %

Office 4 7 10.0 850,268 158,915,796 31.52 16.9% 20.79 6.1 % 20.60 8.9 %

Specialty — 1 7.0 2,048 543,125 — —%  40.28 — % 37.89 (1.8)%
Redevelopment 3 — 11.3 216,774 49,599,980 51.89 22.7% 19.87 18.4 % 20.25 20.2 %

Total: 15 21 9.4 5,154,754 $ 394,736,838 $ 9.58 125% $ 8.16 55% $ 8.49 12.6 %

1. Short term leases (under 12 months) are excluded.
2. ABR is adjusted in the event that the lease type differs between current lease and prior lease.
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MANAGEMENT FEE REVENUES AND EXPENSES

Three Months Ended

Management Fee Revenue 6/30/2017 3/31/2017 12/31/2016 9/30/2016

($ in thousands)

U.S. Third-Party Management Fees

Incentive Fees $ — $ 1,391 $ 1,100 $ 3,016
Asset Management Fees 158 1,778 1,998 1,950
Property Management Fees 189 194 1,000 1,067
European Third Party Management Fees 1,291 1,229 1,140 1,139
Net Management Fee Reimbursements from Wholly Owned Portfolio 911 898 758 862
Total Management Fee Revenue $ 2,549 $ 5,490 $ 5,996 $ 8,034

Three Months Ended

Expenses 6/30/2017 3/31/2017 12/31/2016 9/30/2016

($ in thousands)

U.S. Property Management Expenses $ 1,270 $ 1,941 § 4225 $ 3,863
European Property Management Expenses 1,165 1,143 971 947
Total Property Management Expenses $ 2,435 $ 3,084 $ 5,196 $ 4,810

2Q 2017 was GPT's first quarter without management fees from KBS.
For remaining asset management agreements, GPT expects Strategic Office Partners to continue to grow its assets under
management and expects Gramercy Europe to break even for the balance of the year.
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CAPITAL EXPENDITURES

Actual

$ in thousands

Revenue Generating' 6/30/2017 3/31/2017 12/31/2016 9/30/2016 6/30/2016
Industrial
Build to Suit 15,761 4,898 7,910 5,908 3,146
Expansion 2,923 1,212 1,205 3,379 10
Reimbursable Maintenance — — 81 (16) 18
Industrial Total $ 18,684 $ 6,110 $ 9,196 $ 9,271 $ 3,174
_
Reimbursable Maintenance 121 413 419
Redevelopment 16 5,996 8,818 2,472 635
Tenant Improvement — — (262) 38 67
Properties Sold/MFS 1,699 122 (113) 174 (136)
Office Total $ 1,836 $ 6,118 $ 8,451 § 3,097 $ 985
Reimbursable Maintenance 61
Properties Sold/MFS — — 4 53 —
Specialty Total $ — 8 74 $ 4 $ 114 —
Total Revenue Generating $ 20,520 $ 12,302 $ 17,651 $ 12,482 $ 4,159
Revenue Maintaining’ 6/30/2017 3/31/2017 12/31/2016 9/30/2016 6/30/2016
Industrial
Maintenance 758 125 653 986 471
Lease Commission 1,702 841 3,062 335 365
Tenant Improvement 252 285 1,055 106 77
Properties Sold/MFS — 123 — — —
Industrial Total $ 2,712 $ 1,374 $ 4,770 $ 1,427 $ 913
_
Maintenance 802 974 1,102 149
Lease Commission 24 620 32 80 2,367
Tenant Improvement 3,539 3,072 1,390 469 210
Properties Sold/MFS (80) 2,434 3,870 4,271 2,962
Office Total $ 4,285 $ 7,100 $ 6,394 $ 4,969 $ 5,545
Total Revenue Maintaining $ 6,997 $ 8,474 $ 11,164 $ 6,396 $ 6,458

Reserve Method

($ in thousands)

Three Months Ended

6/30/2017 3/31/2017 12/31/2016 9/30/2016 6/30/2016

Specialty Retail 2.0% $ 101 $ 102 $ 105 $ 105 $ 105
Industrial 3.5% 2,359 2,263 2,001 1,825 1,612
Office 5.0% 968 1,086 1,160 1,258 1,571
Office - Multi Tenant 15.0% 152 181 142 162 137
Total Capital Expenditures Reserve $ 3,580 $ 3,632 $ 3,408 $ 3,350 $ 3,425

1. Excludes corporate capital expenditures related to computers and software.

2. Based upon Green Street estimates.
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DEBT SUMMARY - JUNE 30, 2017

($ in thousands)
Number of

Properties

6/30/2017
E1ET)

Maturity Remaining Debt Amortization
Interest Rate’ Date 2019 2020

Borrowing
Secured Fixed-Rate Debt:

Mortgage borrowings on wholly owned

portfolio 57 $ 493,293 4.32% 4/2021 $ 7375 $ 170,819 $ 33,672 $ 60,103 $ 16,364 $ 204,960

Total Fixed-Rate Debt $ 493,293 4.32% $ 7,375 $ 170,819 § 33,672 $ 60,103 $ 16,364 $ 204,960

Unsecured Fixed-Rate Debt:

Convertible Debt $ 115,000 3.75% 3/2019 $ — 3 — 3 115,000 $ — $ — $ —
Unsecured Notes - Series A (6 year) 150,000 3.89% 12/2022 — —_ — — —_ 150,000
Unsecured Notes - 2015 Issuance 150,000 4.97% 12/2024 — — — — — 150,000
Unsecured Notes - Series B (9 year) 100,000 4.26% 12/2025 — — — — — 100,000
Unsecured Notes - Series C (10 year) 100,000 4.32% 12/2026 —_ —_ — — —_ 100,000
Total Fixed-Rate Debt $ 615,000 4.26% $ — $ — $ 115,000 $ — $ — $ 500,000

Unsecured Floating-Rate Debt:

JPM 3yr Term Loan? $ 300,000 2.33% 1/2019 $ — 3 — $ 300,000 $ — 3 — $ —
JPM 5yr Term Loan® 750,000 2.70% 1/2021 — — — — 750,000 —
JPM Revolving Facility* — —% 1/2020 — — — — — —
Capital One Term Loan® 175,000 3.34% 1/2023 — — — — — 175,000
JPM Multi-Currency Revolving Facility® 70,955 1.02% 1/2020 — — — 70,955 — —
Total Floating-Rate Debt $ 1,295,955 2.61% $ — $ — $ 300,000 $ 70,955 $ 750,000 $ 175,000
TOTAL DEBT $ 2,404,248 3.38% $ 7,375 $ 170,819 $ 448,672 $ 131,058 $ 766,364 $ 879,960
% Secured Debt Balance to Total Debt 22%

% Unsecured Debt Balance to Total Debt 78%

Number of

6/30/2017
Balance

Maturity Remaining Debt Amortization
Interest Rate' Date 2019 2020

Borrowing Properties

Morlgagesborrowings on unconsolidated

entities 11 $ 57,718 4.56% 6/2022 $ — $ 47,900 $ — $ 9,818 $ — $ —
Total Fixed-Rate Debt $ 57,718 4.56% $ — $ 47,900 $ — $ 9,818 $ — $ —

1. Represents the rate at which interest expense is recorded for financial reporting purposes, which reflects the effect of the interest rate swaps, excluding debt issuance costs.

2. Interest is effectively fixed with a fixed pay interest rate swap of the Applicable Rate plus 1.23%.

3. Interest is effectively fixed with a fixed pay interest rate swap of the Applicable Rate plus 1.60%.

4. Floating rate interest based on 1M USD LIBOR plus the Applicable Rate.

5. Interest is effectively fixed with a fixed pay interest rate swap of the Applicable Rate plus 1.82%.

6. Floating rate interest based on 1M EURIBOR plus the Applicable Rate.

7. Reflects GPT's pro rata share of the outstanding mortgages secured by properties in its unconsolidated entities. Debt from the Gramercy European Property Fund and the Goodman Europe JV are excluded since those assets were sold in July 2017.

8. Includes 10 mortgages are floating rate based on 1M USD LIBOR plus 3.00%, with interest rate caps of 2.50%. The weighted average interest rate represents the all-in interest rate as of June 30, 2017, including the effect of interest rate caps.
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SELECT FINANCIAL INFORMATION OF UNCONSOLIDATED EQUITY INVESTMENTS

($ in thousands)

Assets:

Real estate assets, net 4

Other assets

Total assets

Liabilities and members' equity:
Mortgage notes payable

Other liabilities

Total liabilities

Gramercy Property Trust equity
Other members' equity
Liabilities and members' equity

($ in thousands)

Gramercy European Property Fund'

Goodman
Europe Joint
Venture

Gramercy
European
Property Fund?

As of June 30, 2017

Strategic Office
Partners

Goodman UK
Joint Venture

CBRE Strategic
Partners Asia

$ 238,253 $ 612,357 850,610 $ 242,396 31,614 $ 85,653 49,065
99,384 50,557
949,994 292,953
$ 150,436 $ 330,514 480,950 $ 187,791 — % — 39,270
6,963 55,511 62,474 10,767 735 14,371 3,377
$ 157,399 § 386,025 543,424 $ 198,558 735 § 14,371 42,647
12,290 46,799 59,089 23,079 26,086 3,995 2,631

267,389

Gramercy European Property Fund'

249,781
682,605

347,481
949,994

71,316
292,953

Three Months Ended June 30, 2017

Goodman Gramercy
Europe Joint European Strategic Office Goodman UK CBRE Strategic
Venture Property Fund? Partners Joint Venture Partners Asia
Revenues $ 5,323 $ 11,479 16,802 $ 7,174 293 § 230 1,094
Operating expenses 945 2,802 3,747 2,316 225 283 116
Interest expense 614 1,798 2,412 2,055 — — 700
Depreciation and amortization 2,024 5,322 7,346 2,852 261 — 333
Total expenses 3,583 9,922 13,505 7,223 486 283 1,149
Net income (loss) from operations 1,740 1,557 3,297 (49) (193) (53) (55)
Gain (loss) on derivatives — 1,049 1,049 (413) — — —
Provision for taxes (15) (424) (439) — (20) — —
Net income (loss) $ 1,725 $ 2182 3§ 3,907 % (462) $ (213) $ (53) $ (55)
Company's share in net income (loss) $ 88 $ 439 § 527 % (36) $ 171) $ 4) $ 9
Adjustments for REIT basis 37 — 37 — 40 — —

Company's equity in net income (loss)
within continuing operations

(211) $

In July 2017, the Fund sold all of its assets, and the Company sold its direct interest in the Goodman Europe JV.

Excludes the results of the Gramercy European Property Fund’s 94.9% interest in the Goodman Europe JV, as the Goodman Europe JV is separately presented.
Includes the Philips JV, the Morristown JV, and European Fund Carry Co.

Includes basis adjustments that were recorded by the Company to adjust the unconsolidated equity investments to fair value upon closing of the Merger.

PN~
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NON-GAAP FINANCIAL MEASURES OF UNCONSOLIDATED EQUITY INVESTMENTS

($ in thousands) Three Months Ended June 30, 2017
Gramercy European Property Fund'
Gramercy
Goodman European Strategic CBRE
Europe Joint Property Office Go_odman UK Strategic ) )
Venture Fund Partners Joint Venture Partners Asia Other
Net income (loss) $ %1 $ 2,182 $ 3,143 $ (461) $ (264) $ (79) $ 12
Add:
Depreciation and amortization 2,852 311
11,321
Core FFO
Add:
Amortization of market lease assets $ 159 $ 286 $ 445 $ 267 $ — 3 — $ —
Amortization of deferred financing costs and non-cash
interest 46 (97) (51) 368 — — —
Amortization of lease inducement costs — — — 41 — — —
Amortization of free rent received at property acquisition — 221 221 283 — — —
Realized gain on swaps — (1,049) (1,049) 413 — — —
Less:
Straight-lined rent — (309) (309) (912) — — 56
Amortization of market lease liabilities (50) (220) (270) (24) — — (27)
AFFO $ 3972 § 6,336 $ 10,308 $ 2,827 $ 47 $ (79) $ 374

Adjustments to GPT's Non-GAAP Financial Measures

FFO Adjustments $ 531 § 756 $ 1,287 $ 713§ 249 § — 5 88
Core FFO Adjustments $ — — — $ — $ — — $ —
AFFO Adjustments $ 29 $ (166) $ (137) $ 109 $ — 3 — § 7

1. In July 2017, the Fund sold all of its assets, and the Company sold its direct interest in the Goodman Europe JV.
2. Includes Philips Joint Venture, Morristown Joint Venture, and European Fund Carry Co.
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U.S. & EUROPE UNCONSOLIDATED PORTFOLIO

U.S. as of June 30, 2017

Rentable  Occupancy GPT Attributable GPT
Major Tenant Property Type Square Feet % WALT ABRasof 6/30/2017 Ownership
Somerset, NJ
9/1/2005 Somerset NJ Philips Holding USA Inc. Office 199,900 100.0% 4.5 $986,875 25.0%
Philips Total 199,900 100.0% $986,875

Morristown, NJ

10/8/2015 Morristown NJ U.S. Bank National Association Office 41,861 29.4% 1.3 $134,282 50.0%
Morristown Total 41,861 29.4% $134,282
9/9/2016 Westlake Village CA Bank of America, N.A. Office 253,720 100.0% 3.5 $831,567 25.0%
9/9/2016 Nashville TN Verizon WirelessTennessee Partnership Office 180,147 100.0% 18 $835,432 25.0%
9/9/2016 Minnetonka MN Syngenta Seeds, Inc. Office 116,338 100.0% 2.0 $681,966 25.0%
9/9/2016 Dublin CA Carl Zeiss Meditec, Inc. Office 201,620 100.0% 2.3 $942,571 25.0%
9/9/2016 Sorrento Mesa  CA Time Warner Cable Inc. Office 134,000 100.0% 7.9 $804,000 25.0%
9/9/2016 Burbank CA Deluxe Entertainment Senices Group, Inc. Office / Flex 95,000 100.0% 9.1 $396,293 25.0%
2/28/2017 Tampa FL E.R. Squibb and Sons, LLC Office 130,091 100.0% 7.0 $888,462 25.0%
4/25/2017 Tempe AZ Amazon Corporate, LLC! Office 123,864 100.0% 4.4 $514,722 25.0%
5/23/2017 Nashville ™ CGS Adminisrators, LLC Office 111,090 100.0% 3.1 $423,531 25.0%
6/14/2017 Chantilly VA Vencore, Inc. Office 140,635 100.0% 35 $927,488 25.0%
Strategic Office Partners Total 1,486,505 100.0% 4.2 $7,246,031

Europe as of July 31, 2017

Acquisition Rentable  Occupancy GPT Attributable GPT

Date Country Location Major Tenant Property Type Square Feet % WALT ABRasof 6/30/2017 Ownership

Goodman U.K. Joint Venture

12/17/2015 UK Brackmills Vacant Warehouse 186,618 0.0% N/A $0 80.0%
Goodman U.K. Joint Venture Total 186,618 0.0% $0

Note: Assets are shown at 100% of SF and GPT’s pro rata share of ABR. During July, Gramercy closed on the sale of all of the assets in the Gramercy Europe Fund as well as one of the two remaining assets in the Goodman U.K. Joint Venture. The
European asset shown here is representative of Gramercy’s remaining exposure.
1. 37,174 square feet of the amount shown above commences on November 1, 2017.

Gramercy Property Trust | SUPPLEMENTAL SECOND QUARTER 2017 | A 52



GPT SECURED DEBT - JUNE 30, 2017

CONSOLIDATED DEBT

($ in thousands)

Industrial
Collateral Location Interest Rate Maturity Date Balance as of June 30, 2017
Logistics Portfolio - Pool 2 2 4.50% 1/1/2018 $ 35,926
Dallas, TX ® 4.45% 3/1/2018 9,429
Cincinnati, KY * 4.45% 3/1/2018 6,552
Jacksonville, FL? 4.45% 3/1/2018 6,773
Phoenix, AZ * 4.45% 3/1/2018 4,073
Minneapolis, MN 4.45% 3/1/2018 5,932
Ames, |A 5.53% 5/1/2018 16,191
Greenwood, IN 3.28% 6/15/2018 7,347
Greenfield, IN 3.28% 6/15/2018 5,938
Logistics Portfolio - Pool 3 2 4.55% 8/1/2018 43,300
Philadelphia, PA 4.28% 1/1/2019 12,137
Bridgeview, IL 7.40% 5/1/2019 5,928
Spartanburg, SC 5.42% 6/1/2019 831
Charleston, SC 5.65% 8/1/2019 725
Lawrence, IN 4.00% 1/1/2020 20,385
Charlotte, NC 5.47% 1/1/2020 1,882
Hawthorne, CA 6.60% 8/1/2020 17,402
Charleston, SC 5.20% 10/1/2020 866
Charleston, SC 5.20% 10/1/2020 866
Charleston, SC 5.20% 10/1/2020 881
Charlotte, NC 5.27% 10/1/2020 751
Des Plaines, IL 5.25% 10/31/2020 2,425
Waco, TX 4.55% 12/19/2020 15,038
Winston-Salem, NC 5.53% 6/1/2021 3,782
Winston-Salem, NC 5.50% 7/1/2021 1,253
Logistics Portfolio - Pool 12 4.70% 1/1/2022 38,600
CCC Portfolio 2 4.54% 10/6/2022 23,048
Logistics Portfolio - Pool 4 2 3.30% 12/5/2022 79,500
KIK USA Portfolio ? 4.82% 716/2023 7,303
Yuma, AZ 5.15% 12/6/2023 11,959
Allentown, PA 5.07% 1/6/2024 22,885
Spartanburg, SC 6.33% 2/1/2024 6,003
Durham, NC 4.48% 9/6/2024 3,664
Charleston, SC 5.80% 2/1/2025 6,334
Hackettstown, NJ 5.15% 3/6/2026 9,519
Hutchins, TX 6.95% 6/1/2029 22,182
Total $ 457,610
Office
Collateral Location Interest Rate ' Maturity Date June 30, 2017
Columbus, OH 3.78% 5/31/2018 $ 19,240
Columbus, OH 3.95% 1/31/2019 5,815
Deerfield, IL 4.75% 1/1/2021 10,628
Total $ 35,683
1. Represents the interest rate as of June 30, 2017, including the swapped interest rate for loans that have interest rate swaps.
The current interest rate is not adjusted to include the amortization of financing costs or fair market value premiums or
discounts.
2. There are five properties under the Logistics Portfolio - Pool 2 loan, two properties under the Logistics Portfolio - Pool 3 loan,

three properties under the Logistics Portfolio - Pool 1 loan, five properties under the CCC Portfolio loan, six properties under
the Logistics Portfolio - Pool 4 loan, three properties under the KIK USA Portfolio loan, and 11 properties under the Dividend
Capital portfolio loan.

3. These five mortgage loans are cross-collateralized.
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UNCONSOLIDATED DEBT *

($ in thousands)
Interest Rate ° Maturity Date Balance as of June 30, 2017 °

Collateral Location Ownership Percentage

Strategic Office Partners ’

Various 25.0% 4.08% 10/7/2019 $ 47,900
Philips Joint Venture
Somerset, NJ 25.0% 6.90% 9/11/2035 $ 9,818
4. Excludes debt from the Gramercy European Property Fund and the Goodman Europe JV since those assets were
sold in July 2017.
5. Represents the interest rate as of June 30, 2017, including the swapped interest rate for loans that have interest

rate swaps. The current interest rate is not adjusted to include the amortization of financing costs or fair market
value premiums or discounts.

6. Shown at the Company's pro rata share.

7. Represents ten properties under this mortgage loan.
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GLOSSARY

The Company has used non-GAAP financial measures as defined by SEC Regulation G in this presentation.

The assumptions included in this presentation reflect the Company's assumptions and expectations and are not guarantees of its future
performance. The Company's actual results may vary materially from the assumptions presented in this presentation. The results that an
investor in the Company will actually receive will depend, to a significant degree, on the actual performance of the Company's assets, which
may be impacted by material economic and market risk factors. Unless stated otherwise, all schedules exclude the Company's pro rata share
of unconsolidated entities.

Funds From Operations ("FFO")

The revised White Paper on FFO approved by the Board of Governors of the National Association of Real Estate Investment Trusts, or NAREIT,
defines FFO as net income (loss) (determined in accordance with GAAP), excluding impairment write-downs of investments in depreciable real
estate and investments in in-substance real estate investments, gains or losses from debt restructurings and sales of depreciable operating
properties, plus real estate-related depreciation and amortization (excluding amortization of deferred financing costs), less distributions to non-
controlling interests and income (losses) from discontinued operations and after adjustments for unconsolidated partnerships and joint ventures.

Core FFO and Adjusted Funds From Operations ("AFFO")

Core FFO and AFFO are Company defined measures. CORE FFO is presented excluding transaction costs, gain (loss) on extinguishment of
debt, other-than-temporary impairments on retained bonds, mark-to-market on interest rate swaps, and one-time charges. AFFO of the
Company also excludes non-cash stock-based compensation expense, amortization of above and below market leases, amortization of
deferred financing costs and non-cash interest, amortization of lease inducement costs, non-real estate depreciation and amortization,
amortization of free rent received at property acquisition, and straight-line rent. The Company believes that Core FFO and AFFO are useful
supplemental measures regarding the Company’s operating performances as they provide a more meaningful and consistent comparison of
the Company’s operating performance and allow investors to more easily compare the Company’s operating results.

NTM Cash NOI

Next twelve months cash net operating income (“NTM Cash NOI”) is a forward-looking projection of the property revenues, expenses and
reimbursements on a cash basis before interest and capital reserves or expenditures. For all maturing leases or vacant spaces the projection
reflects carrying costs and market level assumptions for re-tenanting the space.

Capitalization Rate ("Cap Rate")

Capitalization rate is used to estimate the Company’s potential return on its investment. This is done by dividing the NTM Cash NOI by the
acquisition price of the property.

Capital Expenditure Ratio ("Capex Ratio")

The Company calculates the Capex Ratio by dividing total initial capital expenditures by total contractual rent for the corresponding leasing
transactions. Capital expenditures is defined as initial costs capitalized for improvements of vacant and renewal spaces, as well as the
commissions capitalized for leasing transactions, excluding base building improvement costs.

Revenue Maintaining Capital Expenditures

Revenue maintaining capital expenditures represent the portion of capital expenditures required to maintain the Company’s current revenue
base, excluding landlord work. Revenue maintaining capital expenditures include current tenant improvements and expenditures related to
the Company’s current tenant base. The Company believes that revenue maintaining capital expenditures is a useful measure to provide for a
consistent comparison of cash flows used by investing activities.

Revenue Generating Capital Expenditures

Revenue generating capital expenditures represent the portion of capital expenditures required to expand the Company’s current revenue base.
Revenue generating capital expenditures include build-to-suit projects, expansion or other projects that are intended to attract prospective
tenants or increase the revenue base from existing tenants. The Company believes that revenue generating capital expenditures is a useful
measure to evaluate cash flows used by investing activities which are generally non-recurring.

Occupancy Rate

The Company calculates Occupancy Rate by dividing total square feet of commenced leases by total rentable square feet.
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Annualized Base Rent ("ABR")

The Company calculates ABR by multiplying the most recent monthly contractual base rent of each lease by 12. If there is a rent abatement,
the Company multiplies the first monthly contractual base rent following the free rent period by 12.

Straight Line (S/L) ABR

The Company calculates S/L ABR using annual rental revenue calculated in accordance with U.S. GAAP which includes adjustments for
straight-line rent accounting for free rent and contractual rent increases.

Change in ABR %/Straight Line (S/L) ABR%

The Company calculates change in ABR% and Change in S/L ABR % as the difference between the final ABR or S/L ABR under the expiring
lease and the first ABR or S/L ABR under the new leases divided by the final ABR or S/L ABR under the expiring lease. The Company
calculates S/L ABR using annual rental revenue calculated in accordance with U.S. GAAP which includes adjustments for straight-line rent
accounting for free rent and contractual rent increases.

Earnings Before Interest, Taxes, Depreciation and Amortization ("EBITDA")

The Company computes EBITDA for any period, as the net income or loss of the Company determined in accordance with GAAP (before
minority interests and excluding losses attributable to the sale or other disposition of assets and excluding all items attributable to CDO
Subsidiaries) for such period plus (i) interest expense, (ii) provision for federal, state, local and foreign income taxes payable, (iii) depreciation
and amortization, (iv) other non-cash charges such as stock compensation, (v) acquisition costs, (vi) gains and losses attributable to the
disposition of assets, (vii) gains and losses attributable to the early extinguishment of indebtedness and minus (i) a reserve for capital
expenditures and replacements equal to $0.10 per square foot per annum for real estate assets. EBITDA is adjusted to include the
Company’s ownership share of the net income or loss of all unconsolidated equity investments, determined and adjusted in the same manner
as provided above in this definition. If there are newly acquired real estate assets which are subject to leases that contain free rent or other
rent reduction provisions, then rent is included computed on a straight-line rent accounting basis.

The Company has included two EBITDA-based coverage ratios (a debt to EBITDA ratio and a fixed charge coverage ratio) and other leverage
metrics. The Company is providing such ratios as supplemental disclosure with respect to liquidity and compliance with debt covenants
because the Company believes such ratios provide useful information regarding the Company's ability to service or incur debt.

Retention Rate

The Company calculates Retention Rate as a percentage of ABR either renewal or expanded into by existing tenants or subtenants.

Renewal Lease

The Company defines a Renewal Lease as a lease signed by an existing tenant to extend the term including (i) a renewal of the same space
as the current lease at lease expiration, (ii) a renewal of only a portion of the current space at lease expiration and (iii) an early renewal which
ultimately does extend the original term, but the renewal term commences before the lease expiration of the current lease.

Redevelopment

The Company includes assets for which it is or has the intention of repositioning or redeveloping.

Net Management Fee Reimbursements

The Company includes property management fees reimbursed by tenants less property management fees paid to third parties.
Same-Store Net Operating Income ("Same-Store NOI")

Same-store NOI for the three months ended June 30, 2017 includes properties that were owned and placed in service as of March 31, 2016
and are still owned and in service as of June 30, 2017, excluding properties that are under contract for sale or repositioning as of June 30,
2017. The Same-Store NOI is not considered an alternative to GAAP net income performance.

Specialty Retail Assets

In 2016, the Company reallocated certain Bank Branch properties from its Bank of America Portfolio, which were previously classified as
Office, in addition to one Rental Car Facility, which was previously classified as Industrial, into the Specialty Retail Asset category. This
recharacterization was done to better align the selected properties with their likely future use. Going forward, Specialty Retail Assets will be
gyms, movie theaters, car dealerships and other retail facilities that would not be considered conventional retail properties.

Transaction Costs

Transaction cost are direct and incremental costs related to acquisitions that are not capitalized for U.S. GAAP.
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