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There are risks relating to investments in real estate that could adversely affect our financial condition, cash flows,
results of operations, and ability to satisfy our debt service obligations and make distributions to our shareholders. « We
rely on revenues derived from tenants, in particular our key tenants, and a decrease in those revenues could adversely
affect our ability to make distributions to our shareholders. * Anchor tenants and co- tenancy are crucial to the success of
retail properties and vacated anchor space directly and indirectly affects our rental revenues. ¢ The feltewing-bankruptcy
of, or a downturn in the business of, any of our major tenants or a significant number of our smaller tenants may
adversely affect our financial condition, cash flows, results of operations and property values. * We may not be able to
renew current leases or the terms of re- letting (including the cost of concessions to tenants) may be less favorable to us
than current lease terms. * Our business is significantly influenced by demand for retail space generally, and a sammary
decrease in such demand may have a greater adverse effect on our business than if we owned a more diversified real
estate portfolio. * E- commerce can have an impact on our business because it may cause a downturn in the business of
our current tenants and affect future leases.  Many of our real estate costs are fixed, even if income from our properties
decreases, which would cause a decrease in net income. * Our ability to change our portfolio is limited because real estate
investments are illiquid. * We could be adversely affected by conditions in the markets where our properties are
geographically concentrated. « Our development and construction activities could affect our operating results. ¢
Developments and acquisitions may fail to perform as expected, which could adversely affect our results of operations. ¢
We may not be able to recover our investments in marketable securities or the-other investments, which may result in
significant losses to us. * Our real estate assets may be subject to impairment charges. ¢ If a third- party vendor fails to
provide agreed upon services, we may suffer losses. * Actual or perceived threats associated with epidemics, pandemics
or other public health crises, including the COVID- 19 Pandemic, have had and could continue to have a material adverse
effect on our and our tenants’ businesses, financial condition, results of operations, cash flow, liquidity, and ability to
access the capital markets and satisfy debt service obligations. Risks related to our liquidity and indebtedness * If we
decided to employ higher leverage levels, we would be subject to increased debt service requirements and a higher risk of
default on our debt obligations, which could adversely affect our financial conditions, cash flows and ability to make
distributions to our shareholders. In addition, increases or changes in interest rates could cause our borrowing costs to
rise and may limit our ability to refinance debt. « Our inability to raise capital or to carry out our growth strategy could
adversely affect our financial condition, cash flows and results of operations. * Our structured financing portfolio is
subject to specific risks relating to the structure and terms of the instruments and the underlying collateral. Risks related
to litigation, environmental matters and government regulation * We are exposed to possible liability relating to
environmental matters. « Uninsured losses or a loss in excess of insured limits could adversely affect our financial
condition, cash flows and results of operations. « We may from time to time be subject to litigation that could negatively
impact our financial condition, cash flows, results of operations and the trading price of our eommon-Common Shares. ¢
Compliance with the Americans with Disabilities Act and fire, safety and other regulations may require us to make
unplanned expenditures that could adversely affect our financial condition, cash flows and results of operations. Risks
related to our management and structure ¢ The loss of key management members could have an adverse effect on our
business, financial condition, and results of operations. * We have pursued and may in the future continue to pursue
extensive growth opportunities, including investing in new markets, which may result in significant demands on our
operational, administrative, and financial resources. * Our Board may change our investment policy or objectives
without shareholder approval. « Concentration of ownership by certain investors may allow these investors to exert
influence over the business and affairs of our Company. * Restrictions on a potential change of control could prevent
changes that would be beneficial to our shareholders. * Certain provisions of Maryland law may limit the ability of a
third party to acquire control of our Company. * Our rights and shareholders’ rights to take action against trustees and
officers are limited, which could limit recourse in the event of actions not in the best interests of shareholders. * We
operate through a partnership structure, which could have an adverse effect on our ability to manage our assets. * Our
joint venture investments carry additional risks not present in our direct investments. Risks related to our REIT status ¢
There can be no assurance we have qualified or will remain qualified as a REIT for federal income tax purposes. °
Legislative or regulatory tax changes could have an adverse effect on our status as a REIT for federal income tax
purposes. * We may be required to borrow funds or sell assets to satisfy the REIT distribution requirements. * Dividends
payable by REITs generally do not qualify for reduced tax rates. * Complying with REIT requirements may cause us to
forego otherwise attractive opportunities or liquidate otherwise attractive investments. * We have limits on ownership of
our shares of beneficial interest -par-valae-$-0-. 664-per-+ Distribution requirements imposed by law limit our operating
flexibility. General risk factors « The economic environment may cause us to lose tenants and may impair our ability to
borrow money to purchase properties, refinance existing debt or finance our current development projects. * Political
and economic uncertainty could have an adverse effect on our business. * Inflation may adversely affect our financial
condition, cash flows and results of operations. « Competition may adversely affect our ability to purchase properties and
to attract and retain tenants. « Changes in market conditions could have an adverse effect on our share price and our
ability to access the public equity markets. « Outages, computer viruses and similar events could disrupt our operations.



¢ Increased Information Technology ( the-" IT Common-Shares-") security threats and more sophisticated computer
crime could pose a risk to our systems , networks, and services. * Use of social media may adversely impact our
reputation and business. * Climate change and natural disasters could adversely affect our properties and business. *
Future terrorist attacks or civil unrest could harm the demand for, and the value of, our properties. * Increased scrutiny
by and changing expectations from investors, tenants, employees, and other stakeholders regarding our ESG practices
and reporting could cause us to incur additional costs and adversely impact our reputation, tenant and employee
acquisition and retentlon, and access to capltal PART IITEM 1. BUSINESS GENERAL Acadla Rcally Tr ust &

Maryland real estate investment trust (“ REIT ). All references to ut he-Interns A ce-o 6
“ Code-Acadia, " “ j-we mustsatisfyeertain, ” “ us, ” “ our ” and “ Company ” refer to the Trust and its consohdated
subsidiaries. We are a fully integrated REIT focused on the ownership requirements-that-may-Hmit, acquisition,
development, and management of high- quality retail properties located primarily in high- barrier- to- entry, supply-
constrained, densely populated metropolitan areas in the Unlted States. We currently own or have an owner Shlp interest

in and—fr&nsferabﬁ-rw—e%t-he—these propertles through
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Partnership ;- A rited-pa ship-and-the-en hrotg h he eonduets-substantially-at-oftts
eperattonsthe Operatmg Partnership ”) ;and entltles in whlch the Operatmg Partnershlp owns atid— an 1nterest As of
December 31, 2023, the party-Trust controlled approximately 95 % of the Operating Partnership as the sole general
partner. As the general partner, the Trust is entitled to share, in proportion to its percentage interest, in the cash
distributions and profits and losses of the Operating Partnership. The tisted-limited en-Sehedute-A-partners primarily
represent entities or individuals that contributed their interests in certain properties or entities to the Operating
Partnership in exchange for common or preferred units of limited partnership interest ( the-* Grantee-Common OP Units

” or “ Preferred OP Umts, i respectlvely, and collectlvely, « OP Unlts )—REGFEA:I:S—I—'Phe—Gfaﬂ{ee—ts—a—key—efma-}eyee-ef
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d —“ Common Shares ”

) ThlS structure is referred t0 as an umbrella partnership REIT , par-or “ UPREIT. ”
BUSINESS OBJECTIVES AND STRATEGIES Our primary business objective is to acquire and manage commercial
retail properties that will provide cash for distributions to shareholders while also creating the potential for capital
appreciation to enhance investor returns. We focus on the following fundamentals to achieve this objective: « Own and
operate a portfolio of high- quality retail properties located primarily in high- barrier- to- entry, densely populated
metropolitan areas (“ Core Portfolio ). Our goal is to create valuc $-0--004pershare,eithereurrently-through accretive
development and re- tenanting activities within our existing portfolio and grow this platform through the acquisition of
high- quality assets that have the long- term potentlal to outperform the asset class ) Generate addltlonal growth
through or-our Funds auth & P ; men
#-Seettorr5-(b)-below) in which we co- 1nvest w1th hlgh- quahty 1nst1tut10nal investors. Our Fund strategy focuses on

opportunlstlc yet dlsclphned acqu1s1t10ns w1th hlgh mherent opportumty —&ﬂdLBﬁabithts—éeﬁﬂed-&rerem—Sﬂeh




payabletrconnection w 11h this strategy, we focus on: = Value- add 1nvestments in street retall properties, located in
established and “ next- generation ” submarkets, with re- tenanting or repositioning opportunities, * opportunistic
acquisitions of well- located real estate anchored by distressed retailers, and = other material-terms-opportunistic
acquisitions, which vary based on market conditions and may include high- yield acquisitions and purchases of
distressed debt. « Some of the-these transactiorrCore Portfolio and Fund investments historically have also included, and
may in the future include joint ventures with private equity investors for the purpose of making investments in operating
retailers with significant embedded value in their real estate assets. « Maintain a strong and flexible balance sheet
through conservative financial practices while ensuring access to sufficient capital to fund future growth. Investment
Strategy — Generate External Growth through our Dual Platforms Core Portfoho and F unds The ob]ectlve 1hal
acquisitions be accretive on a long- S d
fs—subsequeﬁﬂ-y—rnere%‘ed-e%deefeased—t-hen—the—lmn bas1s based on LPu-b-l-te—Prnﬁettﬁeen‘terrt—s-herH—be-eleerned—te—refer—te—t-l‘re

set—fert-h—rn—t-hts—ﬁgreement—. as w ell as 1ncrease the terms—overall Core Portfoho quallty and Valueeeﬁd-rt-reﬁs—e%t-he—P-}&n— the
Grantee-is a key strategic consideration to hereby-granted-thisAward-eonsisting-of the number-growth of EFHP-Units-setforth
our Core Portfolio. As such, we constantly evaluate the blended cost of equity and debt and adjust the amount of
acquisition activity to align the level of investment activity with capital flows. Given the growing importance of
technology and e- commerce, many of our retail tenants are appropriately focused on Sehedute-A-hereto-omni- channel
sales and how to best utilize e- commerce initiatives to drive sales at their stores. Considering these initiatives , we have
found retailers are becoming more selective as to the location, size and format of their next- generation stores and are
focused on dense, high- traffic retail corridors, where they can utilize smaller and more productive formats closer to
their shopping population. Accordingly, our focus for Core Portfolio and Fund acquisitions is on those properties which
we believe will not only remain relevant to our tenants but become even more so in the future. In addition to our Core
Portfolio investments in real estate assets, we have also capitalized on our expertise in the acquisition, development,
leasing, and management of retail real estate by establishing discretionary opportunity funds. Our Fund platform is
ineorporated-hereitrby-referenree-an investment vehicle where the Operating Partnership invests, along with outside
institutional investors, including, but not limited to, endowments, foundations, pension funds and investment
management companies, in primarily opportunistic and value- add retail real estate. To date, we have launched five
funds ( t-he— Funds Aw&rd—]:T—I—P—U—nrts— )3 Acadla Strateglc 0pportun1ty Fund —Aw&rd—]éH—P—H-mts—sh&H—have—t-he—rrghts— LP




Performanee—Based- TR Units-shall-be-earned-and thereaftervestif-Acadia Strategic Opportunity Fund V LLC (“ Fund V,
” and enly-to-the-extent-the-performanee-eriteriaset-our “ current fund ). The investment period forth-—- for our current
fund was completed in August 2023. Thus, as of December 31, we have closed on ExhibitA-attached-hereto-all new
investments in our Funds, and any remaining obligations to our Funds are related to existing investments. Due to our
level of control, we consolidate these Funds for thePerformaneePeriod-financial reporting purposes. Fund I and Fund IT
have also included investments in operating companies through Acadia Mervyn Investors I, LLC (“ Mervyns I, ” which
was liquidated in 2018), Acadia Mervyn Investors II, LLC (“ Mervyns II ”) and, in certain instances, directly through
Fund II, all on a non- recourse basis. These investments comprlse, and are referred aeh—xeved—subjeet—lo as, he Gr&ﬁtee—
Company' s Retailer Controlled eontin y e -

Promptly—- Property Venture fo

RCP Venture ” ) days-thereafter. The Operatmg Partnershlp is the sole general partner or managlng member of the
Funds and Mervyns II and earns priority distributions or fees for asset management . property management,
construction, development, leasing, and legal services. Cash flows from the Funds and the RCP Venture are distributed
pro- rata to the—thelr Gempany—shal—l—deteﬁmne-respectlve partners and members ( and—mcludlng lhc Operatmg

U-n%ts—pursu&nt—te—tlﬁs—SeeﬁeHéb—) until each receives a certain cumulatlve return (“ Preferred Return ”), and the
Committee-hasreturn of all capital contributions. Thereafter, remaining cash flows are distributed 20 % to the Operating
Partnership (“ Promote ) and 80 % to the partners or members (including the Operating Partnership). See Note 1 to
Consolidated Financial Statements for a detailed discussion of the Funds. Capital Strategy — Balance Sheet Focus and
Access to Capital Our primary capital objective is to maintain a strong and flexible balance sheet through conservative
financial practices, including moderate use of leverage within our Core Portfolio, while ensuring access to sufficient
capital to fund future growth. We 1ntend to contmue ﬁnancmg acqu1s1t10ns and property development and

appropriate numb i i ts-Seetion A
-Perfermaﬂee—Based—Ir"PHLH-ntts—have—beefre&fﬁed-basul on perfermanee—as—pfeﬂded- among other factors, avallablhty in
Seetiorr4-current capital markets, pricing, and other commercial and financial terms. Such sources of capital may
include the issuance of public equity, unsecured debt, mortgage and construction loans, and other capital alternatives
including strategic capital and the issuance of OP Units. We manage our interest rate risk through the use of fixed- rate
debt and where we use variable- rate debt through the use of certain derlvatlve 1nstruments, mcludmg Secured

d;-and-the-Compan A : i and-(a- SOFR -Ser'v‘tee—ﬁrgreement— swap agreements
and 1nterest rate caps —t'heﬂArWafd—HH"S‘S‘ha‘lHae‘ﬁ‘e&fed‘dS follows-discussed further in Item 7A the-eventofeertain
termma&ens—e-ﬁemp*eyme&t—éﬁ%me—B&sed—HHP—Hmts— Quantitative and Qualitative Disclosures about Market Risk 1f;
5 5 th1s Report We mamtaln a Gh&ﬁge—ef—GeﬂtreH—share repurchase
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at any time. We d1d not repurchase any shares durlng the years ended
December 31, 2023, 2022 or 2021. As of December 31, 2023, management may repurchase up to approximately $ 122. 5
million of Common Shares under the program. See Note 10. We also ma1nta1n an at- the- market equlty issuance
program ( lethe" ATM Program" ) that prov1des us w1th Notiees be-g 0

through publlc equlty issuances on any— an
address-as - we- go basis to fund t-appears-on-the-employmen
other—- the ATM Program, we have been able address-as

the—effectlvely « match fund ” a portlon of efheﬁ the requlred capltal —%m

extent)-the-Grantee-satisfies-the-vesting reqtirements-eontained-in-Seetion llmddlllonﬂem"rt-hs-t&ndfmg

anyﬂamg—herem—from time to t1me, we have 1ssued and 1ntend to contlnue to issue equity in follow- on offerings separate
from er-our #+rATM Program. Net proceeds raised through our ATM Program and follow- on offerings are primarily
used for acquisitions, both for our Core Portfolio and our pro- rata share of Fund acquisitions, the repayment of
outstanding indebtedness and for the-other Plante-general corporate purposes. During the eentrary-year ended December
31, 2023, we did not issue any Common Shares under our ATM Program. During the year ended December 31, 2022, we
issued S, 525, 419 Common Shares under our ATM Program for gross proceeds of $ 123. 9 million. During the year
ended December 31, 2021, we issued 2, 889, 371 Common Shares under our ATM Program for gross proceeds of $ 64. 9
mllhon See Note 10 In J anuary 2024 we completed an underwrltten offerlng of 6, 900, 000 Common Shares ( inclusive
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of-4 0 W h 0 101 net
proceeds of $113.0 mllllon (N ote 17) Operatlng Strategy — Experlenced Management Team with Proven Track Record
Our senior management team has decades of experience in the real estate industry. We have capitalized on our expertise
in the acquisition, development / redevelopment, leasing, and management of retail real estate by creating value through
property development / redevelopment, re- tenanting and establishing joint ventures, such as the Funds, in which we
earn, in addition to a return peried-oftwo(2)-years-beginning-on our equity interest the-Grant-Date-other-than-ineonneetion
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