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This presentationmay contain forward-looking statementswithin the meaningof Section27A of the SecuritiesAct of 1933 as
amended Section21E of the Securitie€ExchangeAct of 1934 asamended ForwardlookingstatementsprovideMonmouthReal
Estatelnvestmentt | OB 1 Colr@iitdxdedaflonor forecastsof futureevents Forwardlookingstatementsincludestatements
about- T T 1 T @pecttdnsbeliefs,intentions,plans,objectivesgoals,strategiesfuture events,performancend underlying
assumptionsand other statementsthat are not historicalfacts. You can identify forward-looking statementsby their use of
forwardlookingwords,suchasO 1 A Ok &® A Th © E ZO0RAD@MARG BEO DA APBOES O D A BrEdmparable
terms, or the negativeuse of those words, but the absenceof thesewords doesnot necessarilyneanthat a statementis not
forward-looking The forward-lookingstatementsare basedon- 1 1T | T éief§adsumptionsand expectationsof its future
performancetaking into accountall informationcurrentlyavailableto it. Forwardlookingstatementsare not predictionsof future
events Thesebeliefs,assumptiongnd expectationsanchangeasa resultof many possiblesventsor factors,not all of whichare
knownto Monmouth Someof thesefactorsare describedinderthe headingsO 2 RARA CandDO 6A 1T A C ADisBussand
Analysisof FinancialConditiorandResultof/ B A O A &sintludedin- T 1 | T @dnEaiRéporton Form10-K for the fiscalyear
endedSeptembeBO, 2018 its QuarterlyReportson Form10-Q for the quarterlyperiodsendedDecembeB], 2018 June302018
andMarch31, 2018 andits otherperiodiaeportsfiled with the Securitiesind ExchangeCommissionwhichareaccessiblen3 %# 6
Electronidata Gathering,Analysisand RetrievaWwebsite,or O %$ ' ht2dw.secgov. Thesdactorsshouldnot beconstruedas
exhaustiveand should be read in conjunctionwith other cautionarystatementsthat are includedin this presentationand in
-1 1117 GBdliagd Theseand otherrisks,uncertaintiesand factorscouldcause- T 1 | T @Gdualfesultsto differ materially
from thoseincludedin any forward-looking statementsit makes Any forwardlooking statementspeaksonly as of the date on
whichit ismade Newrisksanduncertaintiesariseovertime, andit isnot possibldor Monmouthto predictthoseeventsor howthey
may affectit. Exceptasrequiredoy law, Monmouthis not obligatedto, anddoesnot intendto, updateor reviseany forward-looking
statements,whetheras a result of new information, future eventsor otherwise Youshouldnot placeunduerelianceon these
forward-lookingstatements aseventsdescribedr impliedin suchstatementsmaynot occur

This presentationmay include referencesto O & & /O fh 88/ add O! & &Wwhich are nonGAAP financial measures A
reconciliatiorof O & & O & h&RAavd O! & &d thie most comparableGAAPfinancialmeasuress includedin our mostrecent
AnnualReporton Form10-Q and/orour Supplementalnformationpackageas of DecembeB1, 2018 furnishedto shareholdersn
Form8-K, andisavailableon ourwebsiteat www.mreicreit.
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Company Overview

Single tenant, netleased Industrial REIT specializing in wedated,
modern properties subject to lonterm leases primarily tenvestment
grade tenantsor their subsidiaries
Property portfolio contains 21.8 million square feet, consisting of 113
properties with 98.9% occupancy
Geographically diversified portfolio across 30 states with a focus on
major seaports, major intermodal ports, and major airports
Quality roster of investment grade tenants
Approximately 80% of rental revenue from investment grade
tenants or their subsidiaries, including Amazon, Anheug&arsch,
Beam Suntory, Coc&ola, FedEx, Home Depot, International
Paper, National Oilwell, Shaw Industries, Sherwiklliams,
Siemens, United Technologies and other higbality companies
Strong recent growth il
Monmouth successfully grew GLA by approximately 100% during
the past five years
In fiscal 2018, closed on seven properties with approximately 2.7
million square feet for $282.3 million
Thus far in fiscal 2019, closed on two properties totaling
approximately 474,000 square feet for $113.1 million
Current acquisition pipeline includes three properties containing M Actavis
approximately 1.23 million square feet with a total purchase price
of $148.0 million
All three properties are leased to investment grade
tenants
22% of the 1.23 million square feet is leased to FedEx
Conservative capital structure
38.0% Net Debt to Total Market Capitalization
6.3x Net Debt/Adjusted EBITDA
2.6x Fixed Charge Coverage
11.8 years Weighted Average Debt Maturity

CULTA  Indianapolis MSA

Source: MNR 1@ and subsequent press releases



Portfolio Overview Consistent Results

113 properties geographically diversified across 30 states, totali Occu pancy

approximately 21.8 million square feet of GLA

Highest occupancy rate in the Industrial REIT sector at 98.9% 100.0% 99.6% g9 3y, 99-6% 98.9%
Currently in our fourth consecutive year of above 98% occupancy 99.0% - :
Most modern industrial property portfolio 98.0% - 97.7%
Youngest weighted average building age in the Industrial ~ 97.0% 1 gc 50 oo g0,
REIT sector at 8.7 years 96.0% -
Average building size is approximately 193,000 square feet 95.0%
Weighted average lease maturity is 8.1 years 94.0% -
Weighted average rent per square foot is $6.22 93.0% -
Simple business model 92.0% -
No off-balance sheet joint ventures 91.0% -
No in-house development division 90.0% . . ; ; . .
No significant norAincome producing land FY 2013FY 2014 FY 2015FY 2016 FY 2017FY 2018 Current
Tenant Retention
100006 . 100-0% 93.0% 100.0% 100.0%92.0%
90.0% - 86.0%
E;g'gf,//‘;: 69.0%
60.0% - 53.0%
50.0% -
40.0% -
30.0% -
20.0% -
10.0% -
0.0%

FY 2011 FY 2012 FY 2013FY 2014*FY 2015FY 2016 FY 201FY 2018**

M Charlotte MSA * Only 438,000 square feet, representing 4% of total GLA, came due in fiscal 2014. 60,400 sf of the
208,400 sf that did not renew was-tenanted.
** Three buildings containing 184,000 total square feet, or 12% of the expiring square footage were sog
Source: MNR 1@ and subsequent press releases and one building containing 218,000 square feet, or 14% of the expiring square footage-teasmnéed.



Portfolio Growth

Total GLA

22.0 137% Growth

20.0 ~
18.0 -
16.0 -
14.0 -
12.0 -
10.0 -
8.0 -
6.0

Total Square Feet (in Millions)

9.6

FY 2013 FY 2014 FY 2015 FY 2016 FY 2017 FY 2018 FY 2019E

Total Real Estate Assets

$2.0 - $1.944

$1.8 - 2100/0 G\’O\Nth
$1.6 -
$1.4 -
$1.2 -
$1.0 -
$0.8 - $0.628
$0.6 -
$0.4 . . . . . .

FY 2013 FY 2014 FY 2015 FY 2016 FY 2017 FY 2018 FY 2019E

$1.158

$0.744

Total Real Estate Assets ($ in Billions)

Source: MNR 1@ and subsequent press releases



Capital Structure
$3.0 -

$2.5 -
$2.0 -
$1.5 -

$1.0 -

Total Market Capitalization ($ in Billions)

$0.5 -

$0.0 -
FY 2014 FY 2015 FY 2016 FY 2017 FY 2018 Q1 2019

Il Common Equity Il  Preferred Equity Debt

Source: MNR 1@ and subsequent press releases



Financial Highlights

Gross Revenue has grown at an average annual rate of 22% over the past five years
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Source: MNR 1@ and subsequent press releases
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The entire retail industry continues to shift its focus from traditional brick and mortar stores to-chamnel platforms. This
has led to significant demand for large, modern industrial distribution centers
U.S. ecommerce sales are expected to increase to over $605 billion in 2019, representing 15% increase from 2018
Excluding food, fuel, and auto, ecommerce represents approximately 16% of total U.S. retail sales
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ECommerce Sales

CAGR: 16.0%
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Source: U.S. Census Bureau & eMarketer



Global Retall Sales

A Global consumer habits continue to change resulting in ever greater market share taking place online
/. Global ecommerce sales are expected to rise to $2.4 trillion in 2018

20
mmm Online Sales (LHS)

w In-Store Sales (LHS)

-o—% Online (RHS)

$ in Trillions
o ” = o
P AR |

2000
2001
2002
2003
2004
2006
2007
2008
2009
2010

2005
2011
2012
2013
2014
2015
2016
2018E

Source: Goldman Sachs
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Population Density (#/sg. mi.)
1.74737.50 69.807 112.00
37.5(¢ 69.80 112.00z 203.00

203.007 2,781.44

=== U.S Railroads
® MREIC Current Properties

Source:S&P Global Market Intelligence
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Remaking the Supphhainc A GREAT story for Mi@entral & SE U.S.
The GDP Golden Triangle

Q. What is it about the
BEA Regions Map Produced by , v A
United States Regional Economic Analysis Project a D 2 f R S y. th:aN\Y\ I
http://united-states.reaproject.org/ . .
makes it tops in GDP,

Logistics & SuppKChain?
® . Sald GCNBA

Rocky ‘

Mountain - Plaigs .

aw9lL/ Qa t 2N
87 of 113 properties
_] — e are located within the
- — S — aD2f RSy ¢NX
S . souiast % o
- ‘] 4{; — The Golden Mfg & Logistics Triangle:

- ~ Lee — '\ SE#1 @ 22%) + SW + Great lakes =
= 47% US GDP

S
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Source: K.C. Conway, Director of Research, Chief Economist, Alabama Center for Real Estate
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Portfolio Markets & Panama Canal Expansion

-117171 6OOE80 AANOEOEOEIT T PDEDAI ET-tA-sult I@Qi&llplﬁﬂerﬂes éohtalﬁ@abmofxlmate]yﬂ O dillfon Sqlﬁape
feet, of which all are leased to investment grade tenants or their subsidiaries, with an aggregate purchase price of $148.illion

Over 70% of the U.S. population lives east of the Mississippi River

Following nine years of construction costing $5.4 billion, the Panama Canal expansion project opened on June 26, 2016

North American ports have been spending billions of dollars in order to accommodate these larger ships

These ships have more than twice the cargo capacity of the older ships

The expanded Panama Canal allows larger vessels an approximate 29 day shorter transit time from the Atlantic to thecBausfic o
Container traffic has been rapidly shifting to the East Coast ports
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Source: MNR 10, subsequent press releases, Parsons Brinckerhoff Panama Canal Expansion Study, June 2012; Panama CapaCantidEkpansion Programggt 1 | BT 1 AT 00 2APi OO0 ! POEI WoXWh 7f\3')i

0AT AT A #AT Al 6n * Al OAOU woXxQ



Expanded Panama Canal Changes the Balance

Following the close of its September 30, 2017 fiscal year, Panama canal authorities anr
the entrepot welcomed a record 403.8 millidhddaiggest amount of annual volume ever
transited in its 2¢&ar history. Industry analysts say the impact on U.S. ocean cargo gate'
soon become evident.

According to its latest throughput figuresie Panama Canal transited a

total of 13,548 vessels during its fiscal year 2017, representing a 3.3%
Increasecompared to totals the year before. Thanks to the larger
Neopanamax vessels now able to transit the expanded Canal, the growth in
traffic translated into a 22.2% increase in total annual tonnage from 2016
and helped the Panama Canal surpass the already ambitious cargo
projection of reaching 399 million tons.

G¢KSaS NBO2NR FAIdzNBa NBFESOG yz2i
expanded Canal, but also illustrate our continued ability to transform the
Jt20lf SO02y2Y@ FyR NBGAGITEATS GKS YINRGAYS X
Panama Canal administrator. s

The Panama Canal currently serves 29 major liner services, including 15 S :
Neopanamax liner services, primarily on the U.S. East Coast to Asia tragie s PEs=s=elas
route. Chris Rogers, an analyst with the global trade consultancy Panjivalis e
notesthat the diversion of Asiarinbound traffic from U.S. West Coast .

LI2NIa G2 dK2asS 2y GKS 9lad /2Fad ao22] F adSLI F2INB I NR¢
Canal expansion

Data shows shipmentso Southeast ports increased by 26.9 % over FY https://www.logisticsmgmt.com/article/u.s._ports
2016, while those to California increased by a more modest 7.7 % update part 1 expanded panama_canal_chang

(Source:Chris Rogers with Panjiva). es the balance
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Source: K.C. Conway, Director of Research, Chief Economist, Alabama Center for Real Estate


https://www.logisticsmgmt.com/article/u.s._ports_update_part_1_expanded_panama_canal_changes_the_balance

SE & VA TEU Growth is Unmatched
SC had 45% TEU Container Growth 20016

Top 10 U.S. Container Ports Ranked By
Percent TEU Growth 2011-2016

Percent Growth Total TEU Growth

2011-2016 2011-2016

Charleston 45% 614,919

Norfolk 38% 736,283

Savannah 24% 719,320

Houston 18% 333,104

New York/New Jlersey 13%

Port Everglades 13%

Long Beach 13%

Los Angeles 9% g 680,095 SE MidAtlantic
Sea/Tac Alliance 1% 40,545 | ports growing 3XX
Oakland 1% 26,323 | West coast Ports

* Source: AAPA Data (Nov/Dec 2016 data estimated).
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Source: K.C. Conway, Director of Research, Chief Economist, Alabama Center for Real Estate



High Quality Tenant Base

Largest Percentage of Investment Grade Tenants in the REIT Sector
m amazon - 2 United
et /3—6am ~— CardinalHealth Technologies

8 f Weurig MV Actavis
@&\ DrPepper’
&

NATIONAL
SI E M E N s Anheuser-Busch = o OILWELL
(W&% VARCO  Suearrzara
SHERWIN-WILLIAMS.
O il |NTERNAT|ONAL® PAPER

Approximately 80% of rental revenue is from investment grade tenants or subsidiaries
Higher investment grade tenant base than any other REIT
Rental roster includes Amazon, Anheudgusch, Beam Suntory, Coc@ola, FedEx, Home Depot, International

Paper, Keurig Dr Pepper, Milwaukee Tool, National Oilwell, Shaw Industries, SRéfilliams, Siemens, Snagn,
ULTA, United Technologies and other high quality companies

Monmouth began investing in properties leased to FedEx in 1994

Recent acquisitions include five properties consisting of an additional 1.2 million square feet leased to Fec

Fifteen FedEx expansion projects completed since Fiscal 2014, increasing the rent and lease terms of the
facilities

16
Source: MNR @ and subsequent press releases
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High Quality Tenants

FedEx Ground
40.9%

B. Braun Medic
1.6%
TreeHousel.7%
\ FedEx Ground3.6%
International Paper.
1.9%

ULTA2.0% —

International
Paper, 2.7% "

Milwaukee Toql2.3%.
/ Jim Beam Brandg
Shaw Industrie.6% m/ 2.8%
Amazon.co Amazon.com/ FedEx Express
Services2.9% _ - rade Services3.0% 5.0%
Networks 1.0% ULTA3.1% FedEx Trade
FedEx Express.0% Shaw Industrie; Milwaukee Toaql Networks 2.1%
3.8% 4.0%
FDX and its subsidiaries represent FDX and its subsidiaries represent

59.6% of Annual Rent 48.0% of Square Footage
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Source: MNR 1@ and subsequent press releases



Geographic Focus

Our 21.8 million square foot portfolio is well diversified across 30 states

Annual Rent by State Square Footage by State

Florida 11.7%

Texasl10.3%

Georgia7.8%

Ohiqg, 7.4%

Kentucky 3.8%_~

Michigan 4.2%/

North Carolin
4.2%

\ South Carolina
6.6%

lllinois, 4.6% New Jersey5.0%

Source: MNR 1@ and subsequent press releases

Florida 10.1%

Texas8.2%

Ohig, 7.8%

Georgia, 7.5%

\_ Kentucky 5.9%

North Carolina_/

4.3%
Illinois, 4.4%_/ .
South Carolina

H 0,
Indiang 4.6% 5.8%

Mississippi5.3%
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Summary Portfolio Metrics

Current
Occupancyd
Rate

Average

Building Age
(in Years§?

Rent Roll (%
next 3 years by
base revenues)

100.0% -
98.0% -
96.0% -
94.0% -
92.0% -

90.0% -

40 -

30 -

20 +

60.0% -
50.0% -
40.0% -
30.0% -
20.0% -

10.0% -
0ov . M

(1) Occupancy for MNR and peers based on SEC reports available as of 3/1/19

jwq /1

Source: S&P Global Market Intelligence
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98.9% 9506 9g.4%
97.3%
96.8% 06.3%
95.5%
94.0%
MNR FR TRNO EGP PLD DRE STAG PSB
31 31 32
19 19
13 15
MNR DRE EGP PLD FR STAG TRNO
51.7% 52.1%
42.2% 44.4%  44.5% 46.8%
30.5%
11.8%
MNR DRE TRNO PLD STAG FR EGP PSB

Highest
occupancy rate
in the sector

Youngest
portfolio
among peers

Limited near
term rent roll

- . vieighted &vérag©fdEicdmBarative urpgsesébecalibelsan@ ofiolr fedrs dohd ullishAvEigh@daveta@eh O OE |
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Fiscal 2018 Acquisitions

Monmouth has completed over $1 billion in acquisitions and more than doubled portfolio GLA over the past five years

In fiscal 2018, Monmouth acquired seven industrial properties, of which 85% are net leased to investment grade tenairts or tt
subsidiaries for approximately $282.3 million, containing approximately 2.7 million square feet

Thus far in fiscal 2019, Monmouth acquwed two properties contalnlng approximately 474,000 square feet for $113.1 million
-117T1 7T OOE8O0 AANOEOEOEIT PDPEDPAI ET A AOOOAT Ol U AT 1T OAET do-sAtbb O
properties, of which 100% is négased to investment grade tenants or their subsidiaries, with an aggregate purchase price of
$148.0 million. 22% of the 1.23 million square feet acquisition pipeline is leased to FedEx

Fiscal 2018 Acquisitions SllggRgLRn.
to FY2018
Charleston, Oklahoma City, Savannah, Daytona Beach, Mobile, Charleston Atlanta, Trenton Savannah,
SC OK GA FL AL GA GA
we  FedEx. amazon [ WM p[ppAUN  amazon FedEx. FedEx. FedEx. FedEx
Exprass . ¢ Groun Groun Ground Ground
Credit Rating:
i3o07r-7i AUE %laaaz AA-/Baal AA/Aa2 NR AA-/Baal BBB/Baa2 BBB/Baa2 BBB/Baa2 BBB/Baa2
Year Built: 2017 2017 2018 2018 2018 2018 2018 2017 2018
Size (s\ 121,683 300,000 831,764 399,440 362,942 265,318 373,750 347,145 126,520
Acres: 16.2 123.0 62.4 275 31.3 48.9 92.6 62.0 29.4
PurchasePrice: $21,872,170 $30,250,000 $57,483,636 $30,750,540 $33,688,276 $47,174,296 $61,113,264 $85,248,352 $27,832,780
Price/SF: $179.75 $100.83 $69.11 $76.98 $92.82 $177.80 $163.51 $245.57 $219.99
Lease Maturity: 8/31/2032 10/31/2027 9/30/2027 4/1/2028 11/30/2028 6/30/2033 2/28/2033 6/30/2032 10/31/2028
Annualized
Rental $1,315,000 $1,884,000 $3,551,000 $2,130,000 $2,020,000 $2,713,000 $3,801,000 $5,328,000 $1,755,000
Revenue:

20

Source: MNR 1@ and subsequent press releases
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Select Acquisitions

FedEx Groundz Orlando, FL MSAz 310,922 sf

Walmart has recently constructed two large ecommerce fulfillment centers (one on each side of our FedEx facil
totaling 2.35 million square feet, illustrating the strong demand for our locations.

21

Source: MNR 1@ and subsequent press releases



The Changing of The Guard
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The Changing of The Guard
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ULTA Ecommerce Fulfillment GE CATA

Center (Center for Additive Technology Advancement)
Indianapolis, IN MSAz 671,354 sf Pittsburgh, PA I\/ISAZ 125,860 sf
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Acquisition Pipeline

A\ Strong acquisition pipeline comprising approximately 1.23 million
square feet with a purchase price of $148.0 million
/A 100% is leased to investment grade tenants
A 22% is leased to FedEx
A Leases commence throughout fiscal 2019 and 2020
A Acquisitions include in the pipeline have a weighted average
lease maturity of 13.6 years
/A Monmouth actively looks for new buitb-suit opportunities near
already owned FedEXx facilities
A Six FedEx expansion projects completed within the last three years
a total cost of $12.4 million as well as a 250,000 sf expansion for
Milwaukee Tool at a total cost of $9.8 million and a 155,000 sf expan <
for UGN, Inc. at a total cost of $9.1 million
/A These expansions resulted in extending the weighted average lease
terms by approximately 12 years and produced approximately 10%
returns on cost from increased rents

e \T' T ) W 13- “
= e Ll -315‘ - - X0,

*—w HE = ;
:’ i q_ L _‘ 1__.‘.-"

Built-to-Suit Infrastructure Installation Built-to-Suit

Source: MNR 1@ and subsequent press releases
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Lease Expirations Are Wel

| Dispersed

o
:g Minimal rent roll down risk observed on lease renewals Monmouth historica”y averages approximate|y 90%
e / Weighted average lease maturity currently at 8.1 years annual tenant retention: 100% renewed in Fiscal 2015
® /A Weighted average rent per occupied square foot of $6.22  and 2016, 92% renewed in Fiscal 2017, and 69% in
< 7 National average rent psf fqr mdl_JstrlaI real estate Fiscal 2018
< currently is $6.11 and trending higher %IPDEOET C ONOAOA & i OACA j OGoods OQ
© Average rent per occupied square foot of expiring square footage
~ 3,000 sq. ft. above each bar
o3
< $5.15 $5.41
° 2,500 sq. ft. - $5.47
= $8.92
© 2,000 sq. ft. -
o $5.71
" 1500 o $6.35
o 1, sq. ft.-
\ $5.57
”é $457 o o
£ 1,000 sq. ft.- $8.08 o150 $7.41 $4.55
$5.54 $10.15
500 sq. ft. - $5.56
O Sq- ft- T T T T T T T T T T T T T T T 1
2019V 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034
Fiscal Year
GLA 2.4% 1.4% 5.5% 5.2% 7.7% 7.3% 11.4% 4.5% 10.6% 11.8% 6.0% 3.7% 4.4% 9.5% 2.9% 4.3%
ABR 2.2% 1.2% 4.1% 4.8% 7.1% 7.5% 9.6% 5.9% 9.4% 10.4% 5.4% 4.7% 5.3% 13.8% 4.8% 3.2%

(1) In fiscal 2019, approximately 1.5 million square feet was originally set to expire, out of which 802,595 squaretias

Source: MNR 1@ and subsequent press releases, GLA: Gross Leasable Area, ABR: Annual Base Rent

tfanbeen renewed. This bar represents the 683,175 square feet still remaining to be renewed.



Favorable US Industrial Fundamentals
#OO0OAT O AATTTITEA ETAEAAOI OO AOA OAOU EAOT OAAT A &EI O OE?Z
Rising GDP
Rampant growth in ecommerce
Limited new construction over the past 8 years

Manufacturing growth due to increased domestic energy production
Continued benefits from the recently completed Panama Canal expansion

US Industrial Constructiono o o 5 US Industrial Occupancy
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Securities Portfolio Historic Performancegriscal Yeay

Dividend Incomd$ in Millions) Net Realized Gaini in Millions)

$35 -
$50 - $49.9 $30.7 $30.8 $30.8
$45.6 $30 - $28.4
$45 -
$40 - $25 - $23.2 $24.0
$35 - $32.5 $21.0
i $20 -
igg $25.0 $13.9
1 $19.9 $15 1 :
$20 4 $16.2
$15 - $12.4 $10 - $7.8
$5 -
EYO AL $2.6 $5.2 i $6.0 Il $7.1 i $2.2 $4.4 I $2.3
2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019
mmm  Annual Amount Cumulative Amount since 2010 mmm  Annual Amount Cumulative Amount since 2010
Securities
Portfolio Securities Available Dividend Net Realized Gain on Sale Change in Unrealized
Fiscal Year Cost® for Sale® Income of Securities Gain/(Loss)? Total Return Total Return %
2010 $24,027,834 $27,824,665 $2,387,757 $2,609,149 $6,319,226 $11,316,132 47.10
2011 32,401,668 42,517,725 2,981,534 5,238,203 (7,747,894) 471,843 1.46
2012 41,896,896 44,265,059 3,144,837 6,044,065 3,015,774 12,204,676 29.13
2013 56,301,236 61,685,173 3,861,374 7,133,252 (3,394,669) 7,599,957 13.50
2014 43,462,472 45,451,740 3,863,136 2,166,766 (1,867,912) 4,161,990 9.58
2015 59,190,047 59,311,403 3,707,498 805,513 (5,562,959) (1,049,948) -1.77
2016 59,982,840 54,541,237 5,607,403 4,398,599 18,383,870 28,389,872 47.33
2017 60,662,627 73,604,894 6,919,973 2,311,714 (6,371,702) 2,859,985 4.71
2018 117,194,205 123,764,770 13,099,316 111,387 (31,315,144) (18,104,441) -15.45
20193 179,665,124 154,920,545 4,331,260 -0- (42,626,889) (38,295,628) -21.32
Total $49,904,088 $30,818,648 $(71,168,299) $9,554,438 Avg. 11.43%

(1) Fiscal Year beginning balance
(2) Fiscal Year end balance
(3) Through 12/31/18

28

Source: MNR @ and subsequent press releases



Securities Portfolio Historic Performancecontinued)

Securities Portfolio Historic Performanedotal Return
MREIC e===RMS =S&P 500

160
140

120 e e 11839%
100 _ S = __110.11%

o ///
p —
20 ~ J/

=

O I T T T T T T T T T 1
2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019
MREIC vs. MREIC vs.
MREIC REIT MSCI REIT Index S&P 500 Index MSCI REIT Index (RMS) S&P 500 Index
FISCAL YEAR Portfolio (%) (RMS)(%) (%) & in BPS @ in BPS

2010 47.10 30.54 10.16 1656 3694
2011 1.46 1.26 1.14 20 32

2012 29.13 32.44 30.20 -331 -107

2013 13.50 5.75 19.34 775 -584

2014 9.58 13.26 19.73 -368 -1015

2015 -1.77 9.47 -0.61 -1124 -116

2016 47.33 19.83 15.43 2750 3190

2017 471 0.54 18.61 417 -1390

2018 -15.45 3.74 17.91 -1919 -3336

2019 -21.32 -6.72 -13.52 -1460 -780

Average 11.43 11.01 11.84 42 -41

(1) Through 12/31/2018

Source: MNR 1Q, subsequent press releases @&P Global Market Intelligencas of 12/31/18



Conservative Balance Sheet

o Total Market Capitalizatiofi)
38.0% Net Debt to total market capitalization b

6.3)( Net Debt/AdJusted EBITDA Total Shareutstanding (12/31/18) 92,335,115
2.6x ﬂ_Xed charge Cover?-ge ) Stock Price (12/31/18) $12.40
o 86% fixed ra_lt_e debt, weighted average interest rate of 4.1% T ——— S11ass
Limited debt maturities each year through 2023
86% of debt consists of modest LTV asset level mortgage financing
Weighted average mortgage maturity of 11.8 years, representing one gfertoage Notes Payable L
the longest debt maturity schedules in the REIT sector Loans Payable 125.8
$348.6 million m_p_ote_ntlal liquidity N - o
$145.8 million in REIT marketable securities
Total Preferred 288.3

$90.0 million available on our $200 million unsecured revolving
line of credit, plus an additional $100 million potentially Total Market Capitalization CHEEDE
available on an accordion feature

$12.8 million in cash -
In October 2018, we completed our first Common Stock offering sinc

2014, with the sale of 9.2 million shares generating gross proceeds of  $600 -
$138 million Bl Loans Payable
$500 - Mortgages
g $400 -
=
=
e $300
5
a
g $200 - 17.%
. 8.4%
$100 7.4% . 6.0% (]
—
$0 . .
amazon Mobile, AL 2019 2020 2021
(1) All dollar amounts except stock price are in millions % of Total Debt Outstanding

Source: MNR 1@ and subsequent press releases
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Long Term Cash Dividend

Monmouth has maintained or increased its dividend for 27 consecutive years

On October 2, 2017, Monmouth increased its dividend by 6.25% to $0.68 per year, marking our second dividend
increase in 3 years. These 2 dividend increases total 13%

Current AFFO dividend payout ratio is a conservative 74%

Monmouth was one of the only REITs that maintained its dividend throughout the Great Recession

100% cash dividends since inception

Dividends Per Share
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$0.68 5068 %068
$0.66 ——
$0.64 3064 $0.64
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Source: S&P Global Market Intelligence 31



Peer Analysis

Dividend Yield Total Debt/Total Market Capitalization

6.0% 40.0% -
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MNR STAG PLD DRE PSB FR EGP TRNO MNR STAG FR EGP DRE PLD TRNO PSB
2019E FFO Multiple 2019E FFO Payout Ratio
35.0x - 90.0% -
30.0x - 29.0x 80.0% - 76.9% 72.5%
70.0% - 68.0% 67.2% 63.6%
25.0x - 22 5x O 6L3% 5950
: 22.1x 21.9x 60.0% -
200 200x oo 0 54.4%
X 50.0% -
14.8x  14.1x 0%
15.0x 40.0%
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5.0 1 10.0%
O'OX T T T T T T T 0.0% T T T T T T T 1
TRNO PSB PLD EGP DRE FR STAG MNR STAG MNR TRNO PLD PSB DRE EGP FR

Source:S&P Global Market Intelligencas of 3/1/19
NOTE: MNR peers include DRE, EGP, FR, PLD, PSB, STAG and TRNO



Total Return Performance

Monmouth is one of the top performing REITs over a 2, 10 and 20 year period
Slide utilizes 12 year period to illustrate long term performance including during the Global Financial Crisis

12Year

MNR — Peer Group
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Key Investment Highlights

Bestin-Class Single Tenant Ndtease Industrial Portfolio
Geographically Diversified with a High Quality Tenant Base
Demonstrated Portfolio, Earnings, and Dividend Growth
Conservative Balance Sheet

Experienced & Aligned Management Team with 6% Ownership

Well Positioned for Future Growth



2018 Annual report is now available on our website. Please contact our IR department if you would
like to receive a hard copy.

Monmouth Real Estate Investment Corporation
Learn more at: www.mreic.reit/balancingforces




