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AGENDA 1. Seritage Business Overview and Property Valuation

2. Balance Sheet NAV

3. Liquidation Arbitrage

SERITAGE GROWTH PROPERTIES
Agenda
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Liquidation Arbitrage:
Seritage Growth Properties (NYSE: SRG)

• Future Highly Predictable

• Undervalued (Graham)

• Liquidation of 93 remain Real Estate Properties (Ex-Sears Properties)

• CFO Experienced in Liquidations

• Expectations of $13-$18 Per Share Paid in Cash Before Oct 2024 (Management 
estimate $18-$28)

• Option Strike Adjustments Following Special Distributions 

LIQUIDATION ARBITRAGE
Seritage
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Seritage is repurposing a 
legacy Sears Unit into 
244,000 square feet of 
commercial and retail 

property

~$32 stabilized NOI per sq ft on 244,000 sq ft at 7.75% cap rate discounted 
3 years at 15% = $65,210,000
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LIQUIDATION ARBITRAGE
Valuation – Boca Raton

Town Center at Boca Raton, FL: Premier Mixed-Use Property 

• Average Rent Assumption: ~$45 
• Stabilized NOI: ~$32
• Stabilized NOI 7.75% Cap Rate
• Discount Rate of 15%; 36 months 

until completion

Assumptions
• Stabilized NOI: $7.81m
• NAV at stabilized NOI: $99m 

(projected NOI at 7.75% cap)
• Present value: $65m 

(discounted 3 years at 15%)

Calculations
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Today Seritage has leased 
59% of its 216,100 square 

feet in Aventura, FL

Esplanade in Aventura, FL: Premier Mixed-Use Property 
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LIQUIDATION ARBITRAGE

Valuation - Esplanade

59%

Average Rent Assumption: $80
Stabilized NOI ~$56

CBRE Cap Rate Survey
West Palm Beach Retail Cap 
Rate: 6.75-7.75%

Source: Seritage Growth Properties – CBRE Research August 2022 (Adjusted) 

~$56 stabilized NOI per sq ft on 216,100 sq ft at 7.75% cap rate = $156,150,000
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Today Seritage has leased 
86% of its 214,700 square 
feet in North Riverside, IL

At North Riverside Park Mall in North Riverside, IL: Multi-Tenant Retail Property 
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Valuation – North Riverside

86%

Average Rent Assumption: $25
Stabilized NOI ~$18

Unleased Sale Price/Sq Ft: $50

CBRE Cap Rate Survey
Chicago Illinois Retail Cap Rate:
7.75-8.50%

Source: Seritage Growth Properties – CBRE Research August 2022 (Adjusted) 

~$18 stabilized NOI per sq ft on 183,600 sq ft at 8.5% cap rate + ~$50 per sq ft on 31,100 sq ft = 
$45,760,000
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Seritage has leased 100% 
of its 129,300 square feet in 

North Miami, FL

At Biscayne Shopping Center in North Miami, FL: Multi-Tenant Retail Property 
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Valuation - Biscayne

100%

Average Rent Assumption: $35
Stabilized NOI ~$25

CBRE Cap Rate Survey
Adj. Miami Retail Cap Rate:
6.75-7.75%

Source: Seritage Growth Properties – CBRE Research August 2022 (Adjusted) 

~$25 stabilized NOI per sq ft on 129,300 sq ft at 7.75% cap rate = $40,875,000
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Property Values and Sales (February 2023)

Residential Multi-Tenant RetailPremier Properties

Total Value: $300m
Aventura:    $156m

Boca Raton:    $65m
Hicksville:    $52m

5 properties since last 
public reporting. They have 

since sold 0 properties. 5 
properties remain.

Total Value: $80m
San Bernadino:    $20m

Riverside:    $13m
Burnsville:    $11m

11 properties since last 
public reporting. They have 
since sold 1 property for an 

estimated $9m. 10 
properties remain.

Total Value: $580m
North Riverside:    $46m

Albany:    $37m
El Cajon:    $31m

38 properties since last 
public reporting. They have 
since sold 7 properties for 
an estimated $134m. 31 

properties remain.

Non-Core

Total Value: $250m
Hialeah:    $29m

Las Vegas:    $19m
Thornton:    $17m

50 properties since last 
public reporting. They have 
since sold 17 properties for 

an estimated $216m. 33 
properties remain.

Unconsolidated

Total Value: $380m
San Diego:    $83m

Santa Monica:    $68m
Alexandria:    $66m

17 properties since last 
public reporting. They have 
since sold 0 properties. 17 

properties remain.
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Property Valuation

Since October, 25 Properties Were Sold but Not Reported, For Estimated Proceeds of ~$360m



© 2023. All Rights Reserved. Peterson Capital Management, LLC.Peterson Capital Management, LLC

9
LIQUIDATION ARBITRAGE

Net Asset Value

NAV: Assets, Debt, Cap Ex, Share Value

• Property and Cash: $1.9b
• Debt: $1.1b
• 56m diluted shares

$700 million in net liquidation value with 56 million diluted shares equates to $12.5 in per share
value, at extremely conservative property price estimates.

Property Portfolios NAV Estimate

Premier Mixed Use $300m

Residential $80m

Multi-Tenant Retail $600m

Non-Core $255m

Other $380m

Total Equity Portfolio $1.6 billion

Cash $250m

Proceeds From Exercise of Put Options $66m

Total Assets ~$1.9 billion

Debt Value

Berkshire Hathaway (7%) $1b

Preferred Shares (7%) $80m

Total Debt ~$1.1 billion

*Capital expenditure through liquidation estimated below $150m
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Secret: CBOE will announce option strike price reductions corresponding to distributions
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STRUCTURED VALUE PAYOUT

One may choose to keep $3.5 in collateral in addition to the $2.5 in premium paid to the investor. $6 in 
cash collateral to purchase each $12 share. As $12 in distributions push the strike price to zero, the 
premium is kept, contract concludes, and an annualized IRR of 37% is achieved over 20 months.

XEquity Price

Potential SRG Short Put Payout

Strike
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Sell SRG Jan 2025 Put with strike price of $12 for $2.5 in premium

Beginning in Q4 2023 Share distributions of greater than $12 expected over 4 quarters

Strike price declines toward zero and no collateral is required

Contracts expire and put seller keeps the $2.50 premium on zero collateral
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Structured Dividend Capture (Capture High-Dividends Through Selling Options)
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LIQUIDATION ARBITRAGE:

STRUCTURED VALUE IN PRACTICE

As the strike price reaches $0 (estimate July 2024) the put seller can repurchase the put for a
cost of $0 and will keep the $2.5 in premium on ~$3.5 in personal collateral.

Us

Company

Options Clearing House
Chicago Board of 
Exchange (CBOE)

$2.5

$12 Strike Put

$12 Distribution

Them

Shareholders

Strike Price 
Reduction

1

2

3

Opening Position (Sell Put To Enter):

Write (sell) a lightly cash secured Jan 2025 
$12 strike put contract on SRG.

Cash Distributions (Put Strike Adjustment):

As SRG announces a special dividend or 
distribution, common best practice is for the 
CBOE to announce an equal reduction in 
option strike prices.

All Option Strike Prices Reduced:

Puts and calls are expected to have
premium adjustments post distribution.

Puts owners sell/put stock for lower strike 
because cash was received
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Option Strike Prices are Likely to Fall By Exactly the Cash Distributions to Each 
Shareholder

Properties are Taken Off the Website When Sold but not Publicly Reported for 
up to 165 Days (Sold Oct 1 – Reported March 15)

First Capital Distribution is Expected During Q4 2023 or Q1 2024.

Capital Distributions will Complete by Oct 2024 and Shares Will Sell Off as They 
Move To A Liquidating Trust

Seritage Prioritizes Selling Loss-making Properties First to Avoid Capital Gains 
Tax Liability

Important Observations
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LIQUIDATION ARBITRAGE Hidden 

Important Observations
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&

13QUESTIONS AND ANSWERS



© 2023. All Rights Reserved. Peterson Capital Management, LLC.Peterson Capital Management, LLC

Disclaimer

This disclaimer applies to this document and the verbal or written comments of
any person presenting it. This document, taken together with any such verbal or
written comments, is referred to herein as the “Presentation.” Peterson Investment
Fund I, LP taken together with its affiliates, is referred to herein as “The Fund,”
“PIFI,” “the Company,” “we,” “us” or “our.”

No offer to purchase or sell securities. The Presentation does not constitute an offer
to sell, or a solicitation of an offer to buy, any security and may not be relied upon
in connection with the purchase or sale of the fund. Any such offer would only be
made by means of formal offering documents, the terms of which would govern
in all respects. You are cautioned against using this information as the basis for
making a decision to participate in Peterson Investment Fund I, LP or to otherwise
engage in an investment relationship with Peterson Capital Management.

You should not rely on the presentation as the basis upon which to make any
investment decision. To the extent that you rely on the Presentation in connection
with any investment decision, you do so at your own risk. The Presentation does
not purport to be complete on any topic addressed.

Information contained in the Presentation includes calculations or figures that
have been prepared internally and have not been audited or verified by a third
party. In all cases where historical performance is presented, please note that past
performance is not a reliable indicator of future results and should not be relied
upon as the basis for making an investment decision.

The Presentation is not intended to provide, and should not be relied upon for, tax,
legal, accounting or investment advice. Any statements of federal tax
consequences contained in the Presentation were not intended to be used and
cannot be used to avoid penalties under the Internal Revenue Code or to
promote, market or recommend to another party any tax related matters
addressed herein.

14DISCLAIMER
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Property Sales Since the Beginning of Q4 2022
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Category Combined Un-Sold Properties Sold - Actual Price + 
Estimates

Count Totals Count Value Count Value

Residential 11 90,051,220 10 81,251,220 1 8,800,000

Multi-Tenant Retail 38 714,909,253 31 581,089,434 7 133,819,819

Premier Mixed-Use 5 298,554,172 5 298,554,172 0 0

Non-Core 50 466,850,316 33 255,912,865 17 216,382,451

(Unconsolidated) 
Premier Mixed-Use 2 150,500,000 2 150,500,000 0 0

(Unconsolidated) 
Other

14 218,995,075 14 218,995,075 0 0

(Unconsolidated) 
Residential 1 8,975,350 1 8,975,350 0 0

Totals 121 1,948,835,385 96 1,595,278,116 25 359,002,270

SERITAGE GROWTH PROPERTIES
Property Sales

Since Q3 2022, 25 Properties Have Been Sold By Seritage, For Estimated Proceeds of ~$359M 


