


ACADIA REALTY TRUST REPORTS THIRD QUARTER 2018 OPERATING RESULTS

RYE, NY (October 24, 2013-Acadi a Realty Trust (NYSE: AKR) (fAAcadi ao
for thequarter ended Septemlt®9, 2018 All per share amounts are on a futlifuted basis.

Acadia operates dual platforms, comprised of afgigha |l i ty core real estate portfoli
assets in the nati onO-setaihtorsdbrs, Hgnamser uebaof addssteeiedna
target opportunistic and vakagld investments.

Please refer to the tables and notes accompanying this press release for further details on operating results and ad
disclosures relata to net income, funds from operations ("FFQO") and net operating income ("NOI").

Highlights

T

Earnings: GeneratedGAAP earnings per share 003 1for thethird quartey FFO per share wa®®B5for thethird quarter
driven by the strength of its CoR®rtfolio

Core Portfolio Operating Results: Solid Core operating fundamentals

U Strongsameproperty net operating income growth3®#%for thethird quarterexcluding redevelopmes)tdriven by
profitable lease up iits street and urban portfolio

C«

Achievedover85%of its 2018 leasing goals

C«

Rent growth 0B8.0%and15.5%o0n new and renewal leases for the quarter on aaaslBAAPbasis respectively
U Reported5.5%leased occupancy as 8&ptembeB0, 2018

Fund Acquisition Activity: During July, Fund V completed a $59.3 million acquisitigrarto-date Fund acquisition volume
totals$104.6million

Fund Disposition Activity: Completed $30.5 million of Fund dispositions during theéd quarter Yearto-date Fund
disposition volume t@als$64.5 million

Balance SheetThe Company repurchased $55.1 millafrits shares during th@ne months ended Septemi3€; 2018at an
average cost of approximately $24 per share on a levemgeal basisNo shares were issued or purchased dutieghird
quarter

Guidance: Following the successful execution ib§ leasing efforts anthe strength oits CorePortfolio performance to date,
the Compangxpects same property net operating income growth of 3% to 5% for the fourth quahas@rdhtedts annual
2018 guidance of FFO per shaoeb1.36 to $1.40

fi Ou r -quantér opdrating results exceeded our expectations driven by strong leasing activity and the performance of o
Portfolio, 06 stated Kennetof FAc aBleran sRteailnt,y PFrreisitd e mtWi &
long-term growth plan remains on track, with continued progress during the third quarter on our two key redevelopments
and Diversey in Chicago and City Center in San Francisco. lfutite platform, weremain active buyers and sellers anc
continue to execute on the strategic business plans for our existing investimsttémportantly,while we have and will

continue to remain disciplined in our investment strategy,significant dy powder, both on balance sheet and in our fun
platform, keepsuswep osi ti oned to capitalize on future compellli



FINANCIAL RESULTS

A complete reconciliation, in dollars and per share amounts, of net iraitnbatable tacommon shareholdets FFOattributable
to common shareholdeisincluded in the financial tables of this release.

Net Income

Net income attributable to common shareholders fogtrater ended Septemid, 2018was 8.2 million, or $0.11per share.
Net income attributable to common shareholders fogtleeter ended Septemi&d, 2017was #2.9million, or $0.15per share,
which includel $3.0 million, or $0.® per shareattributable to an aggregate gain on dispositions of Fund propetiies was
partially offset bytheproportionate share of aggregate impairment and otir@ges of22 million, or $0.03per share, consisting
primarily of transaction costs related to the sale of a Fund property

Net income attributable to common shaviglers for thenine months ended SeptemB&; 2018was £4.3million, or $0.29 per
share. Net income attributable to common shareholders foirthenonths ended Septemi3€r, 2017Avas $0.6million, or $0.48
per shareof which $6.9 million, or $0.08 pesharewasattributable to an aggregate gain on dispositions of Fund properties wt
was partially offset bythe proportionate share of aggregate impairment and other charg2ahillion, or $0.03 per share,
consisting primarily of transaction costdated to the sale of a Fund property.

FFO

Driven by the strength of its core operatipREO for thequarter ended Septemi®8, 2018was$30.1million, or $0.35per share
compared t&$32.9million, or $0.37per share for thquarter ended Septemt®9,2017 The decrease in FFO for the quarter is du
primarily to a decrease 82.9million, or $0.04 per share, of interest income following the repayments within the Structured Fina
business.

FFO for thenine months ended Septemi3€; 2018nvas$89.1million, or $1.01per share compared $401.6million, or $1.14per
share, for thaine months ended SeptemiB€&; 2017which was net of $0.4 million of acquisition casthe decrease in FFO for
the nine months is due primarily to a decrease$n8.1 million, or $016 per share, of interest income following the repayment
within the Structured Finance business.

CORE PORTEOLIO

Core Operating Results

The Company experienced higithananticipated samproperty net operatingncome growth of 3.4% for the third quarter
(excluding redevelopment), driven bye profitable rdeasing of key street and urban properties along lwtler than anticipated
credit loss.

As previously discussed, the Company's 2018 leasing goal is to execute leases comprisimgatppyr $8 million of NOI on a
run rate basis. To date, the Company has executed leases comprising appro®imaiiéiyn of annualized NQlor over85% of
its goal,at its key street and urban locatiaigents in line with its expectatians

The Core Portfolio wa84.7%occupied an®5.5%leased as ddeptembeB0, 2018compared t®4.8%occupied an@®5.3%leased
as ofJune30, 2018 The leased rate includes space that is leased but not yet occupied and excludes development and redev
properties.

During thethird quarterthe Company generated 8M%and 15.5%ncrease in rent on a caahd GAAPbass, respectivelypn
21 conforming new and renewal leases aggregdt6®j000square feet primarily withiits suburban portfolio.



Redevelmment Update

City Center, San Francisco, CAThe Company has commenced construction on the 48@@fre foot expansion of City Center,
its Targetanchored urban shopping center located in San Francisco. The expansion appoexisately90% preleased, with
anticipated tenant delivery and rent commencemeiaté?2019.

Clark and Diversey, Lincoln Park, Chicago, IL. Constructionhas been completedn the Company's 30,08@uare foot
development located at the corner of Clark Street andrBay Parkway in Lincoln Park, Chicago. During Jand September
2018 Blue MercuryandT.J. Maxxopenedheir2,100and 20,60&quare foot store respectively

FUND PLATFORM
Fund Acquisitions

Fund V completed 804.6million in acquisitiors during thenine months ended Septemi3€, 2018In July 2018, Fund V completed
apreviouslyreported$59.3 million acquisition as follows:

Elk Grove Commons, Elk Grove, CA (Fund V).In July 2018, Fund V acquired a 242,88fuare foot shopping center, located
in Elk Grove, CA (Sacramento MSA), for $59.3 amd | Koml 6:
its hold period, thé-und expects to have an oppoiityrio re-anchor certain spaces to further strengthen the tenancy at this hi
performing shopping center. This -ynhebdt mppbrtombdbedestot

Fund Dispositions

ThroughSeptembeB0, 2018 the Company has complete@4%5 million of Fund dispositions including3®.5million completed
during thethird quarteras follows:

Lake Montclair Center, Dumfries, VA (Fund IV). In August 2018 Fund IVsold Lake Montclair Center, a 106,08Quare foot
syoermarketanchored shopping center located in Dumfries, VA, for $22.5 million. This compares tearaoat basis of $21.3
million. In October 2013, the Fund acquired this kyggld investment at an opportunistic cap rate. At acquisition, the propasty
97% occupied. During its 4¥ear hold period, the Fund (i) executed ayaar extension of Food Lion's lease term to Novembe
2023, increasing the center's lategm stability, and (ii) maintained strong occupancy (99% at exit). This sale gene?&fsdRR
and 2.6 multiple on the Fund's equity investment.

1861 Union Street San Francisco, CA (Fund 1V).The Fund, in partnership with the Prado Group, sold 1861 Union St, & 5,0
square foot streektail property located in San Francisco, CA, for $6illlon. This compares to an &l cost basis of $3.7 million.
This property is part of the partnership's Fillmbahaion Collection. The property was sold vacant for occupancy by the buyer
contains a 3,008quare foot retail space and secfliodr office space. At acquisition, both spaces were leased at imedoket
rents. This sale generated a 24% IRR and 1.7x multiple on the Fund's equity investment.

Broughton St Collection (1 of 23 properties), Savannah, GA (Fund IV)Aagust 2018 Fund IV completed the sale it 118 E
Broughton St property with its Broughton St Collection in Savannah, GA f@ 3million. The total Broughton St Collection
originally contaired23 properties and approximately 200,000 square feet of retaikentisicland office spaceo date, 10 properties
have been sold

BALANCE SHEET

The Company has maintained its solid, {lmwveraged balance sheet, with substantially all o€dee Portfolio debt fixed at an
average rate 3.59% As of SeptembeB0, 2018t he Companydés net debt to va848KDA r

The Company repurchased $55.1 millhits commonshareq2.3 million sharesyluring thenine months ended Septemi3é,
2018at an average cost of approximately $24 per shardereeageneutral basisNo shares were issued or purchased during tt
third quarter.

2018 GUIDANCE

The Co mp aeayidgs an@ROrseparate frontransactional activityperformed at the upper end its rangefor the first
nine months of 201&Iriven by the profitable lease up and operating performanite ©@bre Portfolio.




The Company is updag its 2018 earnings guidance to reflgatioustiming items involving transactional activityithin its dual
platform, including: lower than initiallyanticipated acquisition volumes in i@ore, StructuredFinanceand Fund businesses,
profitable dispositions within its ihd businessnd a revision in the expected timing of promote income from Fund Ill. Su
amounts were partially offset by an incre@seanticipated straigHine rent and belovwnarket lease incomé&.he table below
presents the revised earnings guidance (together with a reconciliation of per share net income to FFO):

Previous Guidance Updated Guidance
Net income per share attributable to common shareholders $0.37 to $0.48 $0.39 to $0.43
Depreciation of real estate and amortization of leasing costs
(net of noncontrolling interests' share) $0.94 to $0.95 $0.97
Gain on disposition of properties (net of noncontrolling interests' share) t $(0.01)
Noncontrolling interest in Operating Partnership $0.02 $0.01
Funds from operations, after transactional activity, per share $1.33t0 $1.45 $1.36 to $1.40
Core acquisitions, structured financing investments and share repurchases $0 to $(0.03) T
Fund acquisitions and related fees $(0.01) to $(0.02) T
Net Promote and other transactional income raorecurring item$§ $(0.03) to $(0.06) $(0.03) to $(0.06)
Funds from operations, before transactional activity, per share $1.291t0 $1.34 $1.33t0 $1.34
(a) Nonrecurring items include income from thetential recapture of below market leases as further outlined on page 17 of the supplemental report

The Company is projecting same property net operating income growth (excluding redevelopméntp &3 for the fourth
quarter

Please refertotheCommy 6 s t hird quarter 2018 suppl ement al i nform

CONFERENCE CALL

Management will conduct a conference calllérursday,October2 5, 2018 at 12: 00 PM ET to
operating results. Didh and webcast information is listed below.

Live Conference Call:

Date: Thursday,October25, 2018

Time: 12:00 PM ET

Dial#: 8443096711

Passcode: AAcadia R&8591% yo or 0

Webcast (Listeronly): www.acadiarealtyomunderinvestorsPresentations & Events

Phone Replay:

Dial#: 8558592056

Passcode: 7348519

Available Through:  Thursday,Novemberl, 2018

Webcast Replay: www.acadiarealty.coranderlinvestors Presentations & Events

About Acadia Realty Trust

Acadia Realty Trust is an equity real estate investment trust focused on deliveritgriongrofitable growth via its dualCore
and Fund operating platforms and its disciplined, locatuniven investment strategy. Acadia#tty Trust is accomplishing this
goal by buildingabesh-c| ass core real estate portfolio with meani
urban and streettail corridors; making profitable opportunistic and vahdg investmentshrough its series of discretionary,
institutional funds; and maintaining a strong balance sheet. For further information, pleasewisitadiarealty.com




Safe Harbor Statement

Certain matters in this press release may constitute foriwakehg staements within the meaning of federal securities law and
such may involve known and unknown risks, uncertainties and other factors that may cause the actual results, perform
achievements of Acadia to be materially different from any future sgqdtformances or achievements expressed or implied

such forwardooking statements. These forwdrdo o ki ng st at ements include stateme
and its ability to capitalize on potential investment opportunities. tF@r s t hat coul d c atdowkng t
statements to differ from its future results incl sde,al

AiManagement 6s Discussion and ArmaloyfsiOpeafatRiomarmciianl tQan
reportonForm1X f i |l ed with the SEC oKo)Fedrd aatyh €r7 ,p r0ildd i( d Froe |
risks related to: (i) political and economic uncertainty; (i)the Caompad s r el i ance on revenues
Companyés | imited control over joint venture invest me
geographic concentration of tefted rat€sp (miplaverggé; fviii)piabibtyfer envifomrental
matters; (ix) the Companyodés growth strategy; (x) thhokgyC
security threats and (xiii) the loss of key executivegi€oof the Form & and the other periodic reports Acadia files with the
SEC are avail abl e o nwwwataiar€tiymgAny fprivardloaken statetments @ this press release spee
only as of the date hereof. Acadia expressly disclaimysobligation or undertaking to release publicly any updates or revisions
any forwardl ooki ng statements contained herein to reflect ar
events, conditions or circumstances on whicharoh statement is based.




ACADIA REALTY TRUST AND SUBSIDIARIES

Consolidated Statements of Operation’
(dollars and Common Shares in thousands, except per share data)

Three Months Ended

Nine Months Ended

September30, September30,
2018 2017 2018 2017
Revenues
Rental income $ 51,551 $ 51,707 $ 153,65: $ 148,76(
Expense reimbursements 13,19/ 9,957 35,00( 32,347
Other 1,33C 1,014 4,11¢ 3,074
Total revenues 66,07t 62,67¢ 192,76¢ 184,181
Operating expenses

Depreciation and amortization 28,67¢ 26,652 86,75¢ 77,24~
General and administrative 7,982 7,958 24,35¢ 25,28¢
Real estate taxes 11,53¢ 8,82z 27,52¢ 27,46:
Property operating 10,661 9,417 33,52: 26,97¢
Impairment charge T 3,84C T 3,84C
Other operating 270 250 655 987
Total operating expenses 59,127 56,93/ 172,82( 161,79¢
Operating income 6,94¢ 5,744 19,94¢ 22,38:
Equity in earnings of unconsolidated affiliates inclusive of gain on disposi

of properties of $0, $0, $0 and $14,771, respectively 376 4,001 7,07¢ 21,044
Interest income 3,51¢ 6,461 10,53¢ 23,64¢
Interest expense (18,077) (15,42¢) (50,882) (39,66¢€)
(Loss) income from continuing operations before income taxes (7,240 778 (13,31¢) 27,40¢
Income tax provision (464) (465) (851) (1,017)
(Loss) income from continuing operations before gain on disposition of

properties (7,709 313 (14,167 26,39z
Gain on disposition of properties, net of tax 5,107 12,972 5,14C 12,972
Net (loss) income (2,597) 13,28t (9,027) 39,36¢
Net loss (income) attributable to noncontrolling interests 11,822 (418) 33,33¢ 1,194
Net income attributable to Acadia $ 9,228 $ 12867 $ 24,30¢ $ 40,55¢
Less: net income attributable to participating securities (66) (135) (158) (488)
Net income attributable to Common Shareholddrasic and diluted earnings

per share $ 9,15¢ $ 12,732 $ 24,151 $ 40,07(C
Weighted average shares for diluted earnings per share 81,56¢ 83,70C 82,24¢ 83,66¢
Net Earnings per sharéasic and dilutet? $ 011 $ 015 $ 028 $ 0.48




ACADIA REALTY TRUST AND SUBSIDIARIES

Reconciliation of Consolidated Net Income to Funds From Operatior@ ©
(dollars and Common Shares and Units in thousands, except per share data)

Three Months Ended Nine Months Ended
September30, September30,
2018 2017 2018 2017

Net income attributable to Acadia $ 9,22t $ 12,867 $ 24,30¢ $ 40,55¢
Depreciation of real estate and amortization of leasing costs (net of

noncontrolling interests' share) 21,141 20,30¢ 63,812 62,93t
Impairment charge (net of noncontrolling interests' share) T 1,08¢ T 1,08¢
Gain on sale (net of noncontrolling interéstsare) (994) (2,299 (994) (5,789
Income attributable to Common OP Unit holders 596 758 1,572 2,40C
Distributions- Preferred OP Units 135 138 404 415
Funds from operations attributable to Common Shareholders and Comm
Unit holders $ 30,10  $ 32,866 $ 89,10 $ 101,607

Funds From Operations per Shar®iluted

Weighted average number of Common Shares and Common OF9Units 87,251 89,00(¢ 87,90( 88,99¢
Diluted Funds from operations, per Common Share and Common OP Ur $ 035 $ 037 $ 101 $ 1.14




ACADIA REALTY TRUST AND SUBSIDIARIES

Reconciliation of Consolidated Operating® ncome
(dollars in thousands)

Three Months Ended Nine Months Ended
September30, September30,
2018 2017 2018 2017

Consolidated operating income $ 6,94¢ $ 5744 $ 19,94¢  $ 22,38:
Add back:

General and administrative 7,982 7,95% 24,35¢ 25,28¢

Depreciation and amortization 28,67¢ 26,652 86,75¢ 77,24t

Impairment charge T 3,84C T 3,84C
Less:
Above/below market rent, straiglihe rent and other adjustments (4,387) (4,728) (15,49)) (14,677)
Consolidated NOI 39,21¢ 39,461 115,57 114,08:
Noncontrolling interest in consolidated NOI (9,482) (8,877) (26,919 (22,46%)
Less: Operating Partnership's interest in Fund NOI included above (2,477) (2,569 (6,93¢) (6,545)
Add: Operating Partnership's share of unconsolidated joint venture§NOI 6,28C 4,72¢ 18,35¢ 14,41¢
NOI - Core Portfolio $ 3354( $ 32,74 $ 100,07¢ $ 99,491
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