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March 31, 2026 

Dear Fellow Shareholders, 

With the favorable conditions that supported our strong performance in 2024 continuing into last 
year, we built on this momentum and delivered growth across all key areas of our business. Strong 
operating results from our existing portfolio, profitable capital allocation, and continued execution 
on our long-term initiatives position us as we enter 2026 with a clearer line of sight into sustained, 
multi-year growth than at any point in our recent history. 

As a country, we continue to navigate periods of uncertainty, but, thankfully, the tailwinds that 
have driven the strong performance for our highly differentiated portfolio remain consistent: 

• limited supply of new product and increased demand by retailers continue to support strong 
rental growth; 

• key retailers are pivoting out of department stores and into their own stores; 
• retailers are delivering higher sales and even more importantly doing so profitably;  
• the consumer remains resilient; and 
• given the realities of the so-called K-shaped economy, the continued spending power of 

the upper-end consumer who shops our street retail corridors remains a catalyst and is 
driving outsized growth across our portfolio. 

The trends we are seeing across retail real estate, and in our street portfolio in particular, are 
tangible and durable. They have already driven outsized growth, and we believe they can continue 
to do so over a multi-year horizon. Our conviction is grounded in the four guiding principles we’ve 
put in place to position Acadia to keep capturing the opportunities in front of us. 

Our Guiding Principles of Differentiated Growth 

• Build a differentiated, high-growth REIT portfolio focused on premier street retail in 
must-have corridors 

• Execute a disciplined and accretive external growth initiative that is focused on (i) 
increasing our earnings and net asset value and (ii) building scale in the most desirable 
street retail corridors in the United States 

• Maintain a strong, flexible balance sheet with meaningful dry powder to achieve our 
external growth initiatives 

• Develop an experienced, energized and highly aligned management team that integrates 
all three 

These guiding principles we put in place have helped drive our growth to date and they are the 
same foundation we will build on to deliver outsized growth in the years ahead. 



Acadia's Dual-Platform Business Model 

At the foundation of our highly differentiated strategy is a dual-platform business model that 
meaningfully distinguishes us from our peers. 

Our two platforms, (i) the REIT Portfolio, which focuses on owning and acquiring street retail in 
the nation’s most dynamic and ‘must-have’ corridors around the nation, and (ii) our Investment 
Management Platform, which leverages our institutional capital relationships for a ‘buy, fix, 
profitably sell’ strategy, work in concert to provide us with multiple avenues of value creation, 
timely accelerated growth, and the flexibility to source capital in ways that our counterparts simply 
cannot. Together, they create a balanced growth engine that has served us well across many market 
cycles. And in 2025, both platforms delivered. 

Our Highly Differentiated REIT Portfolio: Street Retail in Must-Have Corridors 

The most valuable portion of Acadia’s business, representing over 80% of our net asset value, is 
our REIT Portfolio, which is largely comprised of an irreplaceable highly curated portfolio of street 
retail properties located in the nation's most dynamic, high-barrier-to-entry, ‘must-have’ corridors. 
Think SoHo in NYC, Knox-Henderson in Dallas, the Gold Coast in Chicago, Melrose Place in Los 
Angeles, M Street in Georgetown, and Williamsburg in Brooklyn. These are the must-have 
corridors where high pedestrian traffic and high-income consumers meet intense demand, and real 
competition for space from the world’s most coveted retailers, creating a compelling long-term 
growth profile. If you have had the chance to spend time on a weekend afternoon in any of these 
vibrant corridors, our strategy and the optimism we feel becomes crystal clear. 

Street and urban retail now represents approximately 75% of our REIT portfolio value, and it is 
the engine powering our growth. We believe street retail specifically offers a structurally superior 
long-term growth profile relative to other retail formats for three straightforward reasons: 

• Higher embedded contractual rent growth, typically 3% annual rent increases built directly 
into our leases, versus the 1%-2% that is common in the vast majority of open-air retail 
formats  

• More frequent opportunities to reset rents to current market levels, a structural advantage 
that is largely unique to street retail and rarely found in suburban or other open-air formats 

• Lower capital needs and smaller store footprints, paired with higher rents from street retail 
properties, means more rent growth flows through to the bottom line, driving meaningfully 
higher net effective rent growth than suburban retail. 



And it is these attributes of street retail that have driven our growth as follows: 

5.7% Same-Property NOI Growth, 2025, 4th Consecutive Year at 5%+ 

+370 bps Street/Urban Occupancy Gains in 2025, From 86.6% to 90.3% 

26% Street Leasing Spreads, For the Full Year 2025 

$500M Street retail acquisitions over the past 24 months, Day 1 accretive to earnings 

A Secular Structural Shift, Not a Cyclical Bounce 

What initially appeared to be a post-COVID bounce has evolved into something much more 
durable: a fundamental reshaping of how retailers think about physical stores. Over the past 
decade, the combined impact of e-commerce disruption and the pandemic has forced retailers to 
rethink their business models entirely. Today, leading brands increasingly view their physical 
stores as essential components of an omnichannel strategy, not merely points of sale, but also hubs 
for customer acquisition, brand engagement, and fulfillment. 

This shift toward direct-to-consumer retail has intensified demand for well-located, highly visible 
storefronts in key corridors. We see it every day across our portfolio: Faherty expanding in SoHo, 
The Row reinvesting in Melrose Place, Kith making its Chicago debut on the Gold Coast, and 
Lululemon deepening its commitment in Georgetown, naming just a few of the most coveted 
retailers seeking space in our corridors. Meanwhile, our tenants’ sales performance on our streets 
in 2025 was exceptional, with year-over-year sales growth ranging from 10% up to 40%. And 
where tenant sales go, the rents we can charge our tenants follow. 

Proactively Accelerating Growth from Our Streets  

Leveraging a structurally healthy market with limited available supply, we are proactively 
managing our portfolio to accelerate growth from our portfolio. 

Our strategy is to build scale by owning multiple properties within the same key street retail 
corridors. That concentration lets us actively curate the tenant mix, rather than waiting for leases 
to expire. When a legacy tenant is paying below-market rent, underperforming, or simply no longer 
the right fit for a street, we work proactively to transition that space and bring in stronger retailers. 
The benefits are twofold: we accelerate rent growth, and we increase the vibrancy of the street, 
driving more traffic and higher sales for our tenants, which ultimately fuels our long-term growth. 
Executing this requires deep tenant relationships, real leasing expertise, capital, and the scale that 
comes from owning multiple storefronts on the same block. Most landlords simply cannot do this. 
We can. 

Over the course of 2025, we executed this strategy along Armitage Avenue in Chicago, M Street 
in Georgetown, Melrose Place in Los Angeles, and several of our other street corridors. The results 
speak for themselves. On Armitage Avenue alone, leases executed since 2024 have achieved rental 
growth in excess of 70%, a direct reflection of what happens when you own critical mass on a 



block and actively manage the tenant mix – a potent mix of driving sales for the tenant and rent 
for the landlord. 

In addition to active asset management, street retail has the structural benefit of providing more 
frequent opportunities to reset rents to current market levels and that gap is often significant. This 
comes from provisions in our leases where tenants’ options to renew are at the greater of fair market 
value and a contractual increase. We refer to this as a FMV reset, and the impact can be quite 
considerable 

Consider the SoHo market, where according to the Real Estate Board of New York, asking rents 
along Broadway in SoHo have risen approximately 50% over the past two years, reaching $726 
per square foot in the second half of 2025. That is not a statistical blip. That is a fundamental 
repricing of what it costs to occupy space in one of the world’s most sought-after retail corridors, 
and it is happening across most of our streets, not just SoHo. The practical result is straightforward: 
tenants whose leases are rolling to maturity are coming to market today and paying 40% or more 
to keep their space. And for those that do not have the sales volumes to afford those rents, we have 
a waiting list of prospective tenants that can. Our retailers are not being squeezed. They are 
operating profitable stores with strong sales growth. Given the strong sales growth, rents have 
more room to run. And that asymmetry is what makes this mark-to-market opportunity one of the 
most durable growth drivers in our portfolio. 

External Growth: Building Scale in America’s Premier Corridors 

While our internal growth engine is powerful, it becomes significantly more impactful when 
combined with the earnings growth we are achieving from investing new capital. Our external 
growth initiatives in 2025 were focused on deepening our presence in the corridors where we 
already operate and selectively entering new ones that share the same characteristics. 

Over the past 24 months, we have invested approximately $700 million in street retail external 
growth initiatives, including our approximately $200 million ground-up development on Knox-
Henderson Avenue in Dallas. Our strategy is based upon making deliberate investments in a 
handful of corridors where we believe we can own enough critical mass to actively curate the 
tenant mix, drive foot traffic, and generate tenant sales AND rental growth that purely passive 
ownership simply cannot replicate. 

The results already speak for themselves. We have expanded scale in existing markets: 

$124M invested in SoHo, NYC, with a concentration on Greene Street; 

$117M invested in Georgetown, Washington D.C., with 30+ storefronts and 10%+ NOI growth in 
2025; and  

$47M invested in Flatiron / Union Square, NYC, Deepening corridor concentration. 

While investing in new markets that we know well: 



$164M invested in Williamsburg, Brooklyn, NY, with 10 storefronts assembled in 8 months on 
North 6th Street; 

$21M invested in Upper Madison Avenue, NYC, a new-generation contemporary corridor; and 

$20M invested in West Village / Bleecker St., NYC, a high-growth emerging corridor. 

The scale we have built in existing corridors has also made us the first call for retailers entering 
new markets. When Sezane was looking to establish itself in Georgetown, they called us. When 
Kith was exploring the Gold Coast of Chicago, they called us. When UGG was ready to commit 
to Williamsburg's North 6th Street, they called us. This dynamic is a genuine competitive 
advantage, and it fuels both our internal growth and our pipeline of future opportunities. 

Growth From Redevelopment of REIT Portfolio Assets 

San Francisco: Recovery Creating a Meaningful Earnings Catalyst 

Our two redevelopment projects in San Francisco, 555 9th Street and City Center, are emerging in 
a way that will make them meaningful growth and value contributors over the next several years. 
In 2025, we signed approximately 90,000 square feet of new leases at these assets, including key 
anchor tenants T&T Supermarket and Club Studio LA Fitness. We have approximately 100,000 
square feet of additional space remaining to be leased, and following stabilization, these two 
projects alone are expected to contribute an additional 2-4% of incremental earnings over the next 
several years. 

Knox-Henderson, Dallas: Creating the Next Premier Corridor 

We entered the Knox-Henderson corridor in Dallas in 2022, acquiring 15 retail buildings for 
approximately $100 million. We are now in the expansion phase, breaking ground on 
approximately 170,000 square feet of additional development across 10 buildings for an 
incremental $200 million investment that we are projecting will generate an 8-10% yield on our 
cost upon stabilization anticipated in 2027/2028. 

The backdrop is highly aligned with our street retail thesis. According to Henley & Partners’ 
World’s Wealthiest Cities Report, Dallas’s millionaire population grew 85% between 2014 and 
2024, ranking it among the fastest-growing wealthy cities on the planet. That is precisely the 
consumer who shops our streets. And we have seen this increase in demand already in our own 
operating Knox-Henderson portfolio, with rental growth of 50%+ on the street. We are not 
speculating on what Knox-Henderson might become. We are curating it in real time. 

Investment Management Platform: A Complementary Engine 

$3.0B Total AUM; Investment Management Platform Fees of $23M-$26M projected 

>$1.2B Total Acquisitions with TPG (14 months), including Fund V Recap + Skyview & LINQ 



Complementing our highly differentiated REIT portfolio is our Investment Management Platform, 
a business that gives us the agility to pursue opportunistic and value-add investments through 
partnerships with best-in-class institutional capital. Together, these two businesses form a balanced 
approach to growth: patient, long-term balance-sheet ownership of premier street retail on one 
side, and profitable higher-yielding deals with institutional partners on the other. 

Over the past several years, we have evolved this platform away from traditional single closed-
end funds toward a more flexible multi-channel joint venture structure. The benefits of this 
evolution are now clearly visible. Within the past 14 months, we have executed over $1.2 billion 
of acquisitions through our investment management business, which is the largest volume of 
transactions we have completed in our company’s history. 

The most recent transaction was the successful recapitalization of six Fund V assets in an 
approximately $400 million transaction, which generated an 18% internal rate of return and an 
equity multiple of nearly 1.9x for our limited partners.  

Additionally, within our Investment Management platform, in January 2026, we acquired Shops 
at Skyview Center with our institutional JV partner, TPG, for approximately $425 million. The 
property is a 550,000-square-foot center in Queens, New York with national tenants including 
Marshalls, Burlington, Uniqlo, and BJ's. Our plan is straightforward: remerchandise accretively, 
harvest mark-to-market rents, and deliver strong returns for our partners. 

A Balance Sheet Positioned to Grow 

~5x Pro-Rata Debt/EBITDA Conservative leverage 

$525M+ Full Revolver Capacity + Dry Powder; No material debt maturities until 2028 

4.5% Weighted Avg. Borrowing Cost Matches today’s refinancing rates, no cost pressure ahead 

Behind every growth story is a balance sheet that can sustain it. Our balance sheet has the flexibility 
and liquidity to achieve the multi-year growth we have outlined throughout this letter. 

What does that mean in practice? Our leverage is conservative, approximately 5x debt-to-
EBITDA, with an attractive 4.5% all-in borrowing cost. We have no significant debt maturities 
until 2028, eliminating any near-term refinancing pressure. And we are well-hedged against 
interest rate volatility, so rising rates are not a risk that keeps us up at night.  

On top of that, we have liquidity. In addition to our $525 million revolving credit facility, we have 
several hundred million dollars of dry powder on hand and ready to deploy. Capital that gives us 
the agility to move quickly and confidently when the right opportunity presents itself.  

As we look forward to the balance of 2026 and beyond, our balance sheet will not be the reason 
our growth story stalls. It is the reason it can continue. 

  



Our People: The Engine Behind the Strategy 

The performance I have described is made possible by an exceptional team, people who integrate 
our strategy into daily execution across all the drivers of our business. This year, I am particularly 
proud to recognize two promotions that reflect the depth of talent we have developed internally. 

AJ Levine has been promoted to Executive Vice President, Leasing and Development. AJ has been 
the driving force behind our exceptional leasing results. In particular the pry loose strategy, the 
mark-to-market captures and the record 2025 leasing volume all bear his fingerprints. 

Erica Pipitone has been promoted to Vice President, Financial Reporting. Erica has been 
instrumental in the integrity and quality of our financial disclosures as we have grown in 
complexity. Her progressive advancement within our accounting team since joining in 2020 
reflects the performance standards we expect and the culture of development we are committed to 
maintaining. 

Looking Ahead: A Clear Pathway to Outsized Multi-Year Growth 

As we look ahead to 2026 and beyond, we do so with conviction as our street retail portfolio is 
poised for continued outperformance. Based on the midpoint of our guidance, our same-property 
NOI is projected to grow 7% and our bottom-line earnings are on track to grow in excess of 8%. 

And as we look beyond 2026, we see this growth continuing as we continue to reset expiring leases 
to market, along with the additional earnings coming on line from our redevelopment projects in 
San Francisco and Dallas. 

Conclusion 

Between four consecutive years of 5%+ same-property NOI growth, over $1 billion of external 
investment in the past 2 years, a disciplined balance sheet with hundreds of millions of dry powder, 
and one of the most identifiable multi-year growth pipelines we have seen in recent history, we 
believe the case for Acadia has never been stronger. 

We are on a clear and actionable pathway to becoming the premier street retail owner-operator in 
the United States. That is not an aspiration. It is a strategic objective with a concrete plan behind 
it, a team capable of executing it, and a track record that proves we can. 

We are grateful for your continued confidence and partnership. It drives everything we do. 

With healthy regards, 

Kenneth F. Bernstein 

President & Chief Executive Officer 

Acadia Realty Trust | March 2026 
























































































































































































































































