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March 25, 2025 

Dear Fellow Shareholders: 

After several challenging years navigating past the headwinds from Covid, supply chain shocks, 
and rising interest rates, 2024 was a year where the key drivers of our business accelerated in 
excess of our expectations. With continued leasing momentum driving internal growth, strong 
access to capital and attractive investment opportunities we, once again, were able to hit on all 
cylinders. 

As much as things change. Notwithstanding the many changes we put in place over the past few 
years, the four key drivers of our business remain the same: maintaining a differentiated/high-
growth Core Portfolio, a strong and flexible balance sheet, dynamic external growth, and an 
energized management team. 

What Separates Acadia? 

There are two significant differentiators for Acadia: First is our focus on street retail, which over 
the past decade has distinguished us from our peers. Today, the majority of what we refer to as our 
Core Portfolio consists of street retail assets located in key, must-have retail corridors desired by 
both tenants and shoppers. 

What is street retail? If you have gone shopping in SoHo in NYC or Melrose Place in LA, that 
is street retail. Other dominant street retail markets where we are active include M Street in 
Georgetown, Washington DC; Madison Avenue, NYC; Williamsburg, Brooklyn; Greenwich 
Avenue, Connecticut; the Gold Coast and Armitage Avenue, Chicago; and Henderson Avenue, 
Dallas. In fact, street retail now represents over 60% of our Core Portfolio value. 

Why street retail? For the following reasons, we believe that street retail is positioned to have 
higher growth rates over the next decade than other retail formats. First, when compared with other 
open-air formats, street retail assets have higher embedded contractual growth - generally 3% per 
year. Second, street retail leases have more frequent opportunities to increase rents to market rates. 
Finally, for reasons that I will discuss below, we see tenant performance (tenant sales) and tenant 
demand remaining strong. Our focus is to own a portfolio of assets that produces superior same-
property net operating income (“NOI”) growth consistent with the 5% growth we have delivered 
over the last three years. 

Why is tenant demand growing? After several years of headwinds, first from the rise of e-
commerce (sometimes referred to as the Retail Armageddon), and then exacerbated by the 
lockdown from Covid, we have recently experienced a significant increase in retail tenant demand 
and tenant performance. This trend appears to be more long-lasting and secular than cyclical. This 
is due to several factors: first, there has been limited new development for almost 10 years. This 
lack of new supply has brought the supply/demand ratio into balance. Second, retailers are once 
again appreciating the importance of the physical store as the dominant pathway to profitability in 
an omni-channel world (omni-channel meaning online, wholesale and in-store sales). Third, 
retailers also recognize that stores provide a more meaningful connection of their brand to their 



customers. This direct-to-consumer (“DTC”) trend has caused retailers to double down on their 
need for stores in the key corridors in which we are active. Looking forward, we see this trend 
continuing as more retailers recognize the critical importance of having their own store as opposed 
to simply selling through department stores or online, where profitability remains elusive. This is 
true for luxury retailers such as Saint Laurent, which we expanded on Rush Street in Chicago and 
Zimmerman in SoHo, as well as Advanced Contemporary brands such as Aritzia and Athleisure 
brands such as lululemon, Alo, and Vuori, which are all important tenants in our portfolio. 

While we enter 2025 with continued economic uncertainty, the decisions our retailers are making 
in their migration to these key streets seem to transcend any shorter-term economic headwinds that 
might emerge. 

Our goal. Our goal is to make Acadia the premier owner/operator of street retail in the US. Our 
focus will be high growth, high barrier-to-entry markets where we use our core competencies and 
deep tenant relationships to create value. We will be most active in those markets where having 
stores is mission critical to our tenants and we will pay special attention to those retail corridors 
where we can create enough concentration of ownership to drive the benefits of scale. We refer to 
this concentration of ownership in a corridor as connecting the dots. We have done this 
successfully on Armitage Avenue in Chicago and are on our way in M Street in Georgetown, 
Williamsburg, Brooklyn and Henderson Avenue in Dallas, and several other markets where we 
are currently active. 

Connecting the dots also means: 

1. Assembling a portfolio of the most desirable street retail assets in key urban corridors 
across the country, where retailer demand consistently outpaces supply. 

2. Leveraging our deep understanding of retailer needs and consumer trends to create 
environments that drive foot traffic and sales. 

3. Applying our expertise in leasing, property management, and value creation to maximize 
the potential of each asset. 

4. Maintaining financial flexibility to act opportunistically when attractive acquisition 
opportunities arise. 

5. Building lasting relationships with retailers, investors, and communities that position us as 
the partner of choice in street retail. 

Along with the 60% of our Core Portfolio that is street retail, we also own urban shopping centers 
in several key markets which represent another 15% of our Core Portfolio value. The final 25% of 
our Core Portfolio consists of traditional suburban shopping centers. Acquiring, owning and 
operating suburban shopping centers is one of our core competencies where we have decades of 
experience. This component of our Company has provided us with earnings stability, especially 
during Covid. Going forward, we expect future investments in this segment to be made through 
our Investment Management Platform and, over time, several of our suburban assets in our Core 
Portfolio could migrate to our Investment Management Platform. 

Investment Management Platform. Our second area of differentiation is our multi-decade 
Investment Management Platform, where we utilize our long-standing relationships with 



institutional investors to invest opportunistically in a broader range of assets and markets. As we 
describe below, last year approximately half of our acquisition activity was via our Investment 
Management Platform. By using our expertise, we have the ability to add value to these assets, 
where doing so can result in Acadia earning an attractive return on its investment plus additional 
profit participation. 

Solid Core Portfolio 

Street retail is driving growth. While we have seen strong tailwinds in all types of open-air retail, 
the most compelling performance has been in the street retail portion of our portfolio. For each of 
the last three years, we have delivered same-property NOI growth in excess of 5%, outperforming 
many of our peers, with street retail driving much of that outperformance. 

During 2024, we signed over 50 new leases in our Core Portfolio, representing almost $16 million 
(or approximately 10%) of our core average base rent. While comparable leasing spreads can be 
an imprecise measurement, last year we delivered approximately 34% on a cash basis and 63% on 
a GAAP basis for new leases. This demonstrates the strength of rental growth in street markets 
throughout our portfolio. 

Across key markets we welcomed some of today’s most sought-after retailers, including Kith, 
Mango, Brandy Melville, Madewell, Skims, Zimmermann, and Staud. 

Strong and Flexible Balance Sheet 

Last year, as we saw the window for external growth beginning to emerge, we moved quickly in 
achieving our balance sheet objectives of (i) reducing our outstanding indebtedness, (ii) increasing 
our liquidity and (iii) positioning ourselves for growth with several hundred million dollars of dry 
powder. 

We accomplished this by raising nearly $750 million of equity. To keep this in perspective, $750 
million represented in excess of 30% of our equity market capitalization, leading to the most 
significant one-year expansion in our Company’s history. Importantly, we were able to accomplish 
this deleveraging and market cap growth without any material earnings dilution. 

We created further liquidity through the transitioning of the Shops at Grand into our Investment 
Management Platform as discussed below. 

We will continue to remain disciplined in our approach to capital allocation, ensuring that we 
deploy resources where they can generate the most value for our shareholders. 

Dynamic External Growth 

Putting capital to work. 2024 was a year of significant external growth for Acadia. During 2024 
and through February of 2025, we completed over $680 million of acquisitions, comprised of 
approximately $330 million of Core acquisitions and approximately $350 million of Investment 
Management acquisitions. 



For the reasons discussed above, our Core acquisitions have been focused on expanding our street 
retail presence in our existing key markets including: 

Georgetown, Washington, D.C.: In January 2025, we acquired an additional 48% interest in a 
portfolio of 36 retail stores along M Street in Georgetown for approximately $117 million, 
increasing our existing 20% interest to 68%. Georgetown has established itself as one of the 
nation's premier retail destinations. We own these properties with our experienced and talented 
long-term partners at EastBanc. 

SoHo, Manhattan, New York: During the fourth quarter of 2024 and through February 2025, we 
completed the acquisition of approximately $123 million of street retail assets in SoHo, Manhattan, 
expanding our existing SoHo Collection to 15 properties and 20 retail stores in Manhattan's 
premier retail corridor. 

These investments included: 

 92-94 Greene Street, where we now own 3 contiguous retailers on this key street. 
 106 Spring Street, located on the corner of Spring and Mercer Streets. 
 73 Wooster Street, located between Spring and Broome Streets. 

Williamsburg, Brooklyn, New York: During the fourth quarter, we completed the acquisition of 
approximately $53 million of street retail assets on North 6th Street in Williamsburg, Brooklyn, 
expanding our ownership in this emerging market to approximately 15 retail stores. 

Along with our existing buildings on Bedford Avenue, these new investments include: 

 123-129 North 6th Street, a portfolio of retail assets and 
 109 North 6th Street, which is adjacent to our 123-129 North 6th Street assets. 

Bleecker Street, Manhattan, New York: We acquired a four-building retail portfolio along the 
Bleecker Street retail corridor in the West Village of Manhattan for approximately $20 million. 
This acquisition is complementary to our existing street retail corridors and aligns with our strategy 
of targeting high-quality core assets in markets with high barriers to entry. 

These Core street retail acquisitions provided immediate earnings accretion in excess of 1% along 
with projected annual NOI growth in excess of 5%. 

Henderson Avenue, Dallas, Texas: This corridor in the rapidly transforming East Dallas 
neighborhood represents one of the most exciting areas of retail growth in our portfolio. As Dallas 
continues to see an influx of new residents and high-income jobs, Henderson Avenue is poised to 
emerge as one of the city’s most important retail destinations. 

In addition to our existing operating portfolio of 14 buildings and 120,000 square feet that is well 
leased and seeing an influx of new retailers leasing space, last year, in partnership with Ignite-
Rebees, we commenced construction on the expansion of Henderson Avenue. We will transform 
this already thriving retail district into one of the best walkable, street retail destinations in the 



country. When construction is complete in the Fall of 2026, we will deliver another 84,000 square 
feet of best-in-class retail space with a new pedestrian streetscape, public spaces for events, and 
an exciting food and beverage program. 

During 2024, as part of this expansion, we completed the acquisition of three additional parcels on 
Henderson Avenue for an aggregate purchase price of approximately $14 million. These properties 
are adjacent to our existing holdings and enable us to create continuity along the street and control 
the merchandising and direction of this emerging retail corridor. 

Investment Management Platform 

Our transition from a single fund format to new multiple joint venture opportunities continues to 
evolve. Last year we added exciting new assets and created new partnerships, including: 

The LINQ Promenade, Las Vegas, Nevada: We partnered with TPG Real Estate to acquire the 
LINQ Promenade on the Las Vegas Strip for a gross purchase price of approximately $275 million, 
with Acadia acquiring a 15% ownership interest. The LINQ Promenade is a thriving retail, 
entertainment, and dining destination in the heart of the Las Vegas Strip. This 180,000 square foot 
property sees over 20 million visits a year and has dynamic anchors including In-N-Out Burger, 
Brooklyn Bowl, and Yard House. Acadia plans to add value to this well-established property 
through strategic leasing, management, events, marketing, and the implementation of additional 
revenue streams including digital signage and sponsorships. 

The Walk at Highwoods Preserve, Tampa, Florida: In October 2024, we entered into a joint 
venture with funds managed by the Private Real Estate Group of Cohen & Steers to purchase this 
open-air shopping center for a gross purchase price of approximately $30 million, of which we 
own a 20% interest. Acadia intends to capitalize on the outsize population and corresponding rent 
growth within the Tampa market by executing mark-to-market opportunities where possible. 
Furthermore, there are a host of value-add opportunities embedded in the property. 

The Shops at Grand, Queens, New York: In May 2024, Acadia formed a venture with J.P. 
Morgan Real Estate Income Trust, Inc. by selling them a 95% interest in Shops at Grand, a grocery-
anchored shopping center, in a transaction which valued the asset at approximately $48 million. 
We retained a 5% interest and will continue to manage day-to-day operations entitling us to earn 
management, leasing, and construction fees along with the opportunity to earn a promote upon the 
ultimate disposition of the asset. 

Our People 

Our team's unwavering dedication and collaborative spirit are among the pillars of our success, 
and our passion is to invest in developing our talent and creating a best-in-class workplace culture. 
We remain focused on fostering an environment that encourages innovation and excellence while 
embracing continuous improvement.  

Seeing our team members grow and succeed is the most rewarding part of my job. As a testament 
to the strength and depth of our team, we had 19 promotions earlier this year spanning several 



departments and functional disciplines. We had four promotions to Vice President, one to Senior 
Director, three to Director, one to regional property manager, one to senior project manager, and 
nine to administrative and operational positions. I want to highlight four promotions in particular: 

 Danny Annibale has been promoted to Vice President, Leasing. Mr. 
Annibale oversees leasing within our shopping center portfolio, driving 
tenant curation and strategic leasing initiatives. He has successfully placed 
national, regional, and local retailers, fostering vibrant retail environments 
that maximize value while enhancing community engagement and shopping 
experiences. 

 Josh Bissinger has been promoted to Vice President, Asset Development. 
Mr. Bissinger oversees development and redevelopment functions across 
our portfolio. He will continue to be instrumental in several of our most 
high-profile assets, applying his expertise to help create additional value for 
these assets. 

 Grant Gheer has been promoted to Vice President, Construction. Mr. Gheer 
will continue to oversee the construction and tenant coordination 
departments across our portfolio. 

 Alyssa Lust has been promoted to Vice President, Assistant General 
Counsel. Ms. Lust is a versatile lawyer who oversees several of our 
transactions, from equity and financing transactions to working with our 
joint venture partners on our acquisitions. 

In Conclusion 

Our focus on street retail positions us well to capitalize on the continued demand for prime physical 
retail space in high-growth, high-barrier-to-entry markets. We believe that the combination of our 
strong Core Portfolio, flexible balance sheet, and dynamic external growth opportunities will drive 
sustainable long-term value creation. 

As we look to 2025 and beyond, we remain optimistic about the opportunities ahead. With over 
$650 million deployed in new investments in 2024, including over $300 million in street retail, we 
have significantly expanded our footprint in key markets and enhanced our ability to deliver value 
to shareholders. 

And with several hundred million dollars of dry powder at our disposal, we are excited at the 
accretive opportunities that we are seeing ahead of us. 

Thank you for your continued support, and healthy regards, 

 

Kenneth F. Bernstein President & CEO March 2025 
























































































































































































































































