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CEDAR SHOPPING CENTERS, INC.

Cedar Shopping Centers, Inc. is a fully-integrated real estate investment trust which focuses

primarily on ownership, operation, development and redevelopment of “bread and butter”®

supermarket-anchored shopping centers in coastal mid-Atlantic and New England states. The

Company presently owns and manages (both wholly-owned and in joint venture) approximately

13 million square feet of GLA at 119 shopping center properties, of which more than 75% are

anchored by supermarkets and/or drugstores with average remaining lease terms of approximately

11 years. More than one-third of the Company’s base rental income comes from supermarkets. The

Company’s stabilized properties have an occupancy rate of approximately 95%.

For additional financial and descriptive information on Cedar, its operations and its portfolio,

please refer to the Company’s website at www.cedarshoppingcenters.com.

2009 Key Operating Metrics

Revenues increased
6.5% to $181.7 million

Net cash flows provided
by operating activities

were $50.6 million

Total Assets increased
3% to $1.78 billion

The Company’s share
of pro rata net
operating income
was $113.1 million

Portfolio occupancy

for stabilized properties
at December 31, 2009
remained

approximately 95%

Operating Funds From
Operations (“FFO”)
was $54.9 million
before impairments
and non-recurring

items



Cedar Shopping Centers, Inc.

FINANCIAL HIGHLIGHTS

Years ended December 31, 2009 2008 2007 2006 2005
Total revenues $ 181,711,000 $ 170,665,000 $ 150,604,000 $ 122,814,000 $ 76,980,000
Net (loss) income applicable to
common shareholders $ (24,543,000) $ 10,498,000 $ 14,092,000 $ 7,458,000 $ 6,027,000
Per common share (basic and diluted) $ (0.53) $ 0.24 $ 032 $ 0.23 $ 0.25
Dividends to common shareholders $ 9,742,000 $ 40,027,000 $ 39,775,000 $ 29,333,000 $ 20,844,000
Per common share $ 0.2025 $ 0.90 $ 090 $ 0.90 $ 0.90
Total assets $1,777,430,000 $1,727,128,000 $1,594,984,000  $1,251,719,000 $996,256,000
Mortgages and other loans payable $ 950,664,000 $ 918,202,000 $ 762,827,000 $ 478,993,000 $460,506,000
Shareholders’ equity $ 539,169,000 $ 524,027,000 $ 558,154,000 $ 574,472,000 $390,244,000
Weighted average number of common shares:
Shares used in determination of basic
earnings per share 46,234,000 44,475,000 44,193,000 32,926,000 23,988,000
Additional shares assuming conversion
of OP Units (basic) 2,014,000 2,024,000 1,985,000 1,737,000 1,202,000
Shares used in determination of basic
FFO per share 48,248,000 46,499,000 46,178,000 34,663,000 25,190,000
Funds From Operations (“FFO”)* $ 24,581,000 $ 56,859,000 $ 56,190,000 $ 41,954,000 $ 25,923,000
Per common share (assuming conversion
of OP Units—basic and diluted) $ 0.51 $ 1.22 $ 122§ 1.21 $ 1.03
Square feet of GLA 12,952,000 12,147,000 12,009,000 10,061,000 8,442,000
Percent leased (including development/
redevelopment and other non-stabilized
properties) 91% 92% 93% 93% 91%
Average annualized base rent
per leased square foot $ 11.53 $ 11.03 $ 1074 $ 10.53 $ 10.40
*See page 48 in our Form 10-K for a discussion of funds from operations (“FFO”), a non-GAAP measure of performance, and a reconciliation of FFO to net income (loss) applicable
to common shareholders.
Total Revenues Shareholders’ Equity Total Assets Total GLA

(dollars in millions) (dollars in millions) (dollars in millions) (square feet in millions)

00 R TS (B50) coooo0scommmooposasoamEoapsaEEaRCEaBEEaEE0Ts 2,000 <ooeveeeine 71¢&L(0) coamoao00sc00m0ssssamRoaposaEaTREooBEsEEsIas
116 () T R Ry v 520 R TN i TN e s T G
1,500 ........................... 10.5 e B R
Py T BN BN N 390 g0 BB
1,000 oo B B IR iy =¥ B B m e
$J0) sooocopmoogoed  bood ool lood|  losoose bLORRRY BY B BN BN e
500 ------ ... SSN... SO ... . ...
351N,
4l0) cooocd]  bood  bood  feal  bed]  Losooss 130 - B3NN BR

05 °06 °07 08 ’09 05 °06 °07 08 ’09 05 °06 ’07 08 ’09 05 °06 07 08 09




2
énz

2009 Annual Report

REMAINING STEADFAST WITH
STRONG RESULTS IN CHALLENGING TIMES

LETTER TO OUR SHAREHOLDERS

The year 2009 was especially chal-
lenging to retail stores, the real es-
tate industry and the U.S. economy.
Our Company nevertheless contin-
ued to perform very well. Our strong
performance is focused primarily on
a number of careful and thoughtful
approaches. First and foremost, it’s
our continuing commitment to our
specific product type and geography,
i.e., “bread and butter”®, necessities-
based shopping centers, located primarily in stable commu-
nities in coastal mid-Atlantic and New England states. Such
properties have proven to be remarkably strong during these
difficult times.

Further, and more specifically, the following steps, which
we have taken during the past year with much thought and at-
tention, have resulted in maintaining and enhancing financial
strength and shareholder values.

Thus, we have:

- renewed our credit facility for stabilized properties
with commitments of $285 million for a period of two
years, through January 2012, with an option to extend
the facility for an additional year.

+ with completion of transfers of certain properties to
a joint venture with RioCan (see below), reduced our
borrowings under such credit facility to a level of
approximately $99 million.

+ again, upon completion of transfers to the joint venture
with RioCan, reduced our percentage of debt-to-total-
capital to approximately 59.5%.

+ maintained occupancy at our stabilized shopping cen-
ters at an extraordinarily high level of 95% throughout
the year.

- experienced strong leasing results/increases in both
renewals and new leases.

« completed and funded substantially all of our ground-
up development properties, opening several new super-
market-anchored centers.

« sold-off various “peripheral” properties in Ohio and
Upstate New York, thus reducing our balance sheet
debt and generating net proceeds used to reduce

“As a result of all
these steps, our
Company is in
very sound

financial shape...”

amounts outstanding under our
credit facility.

+ placed permanent fixed-rate financ-
ing on a number of properties previ-
ously included in the collateral pool
for our floating-rate debt facilities.

- arranged a private placement of 6.7
million shares of stock with RioCan,
plus a warrant for an additional 1.4
million shares, exercisable during
the next two years, generating $40
million ($50 million if the warrant
is exercised).

+ created an 80% (RioCan) and 20% (Cedar) joint venture
with respect to seven properties owned by Cedar, result-
ing in estimated net proceeds to Cedar of approximately
$65 million.

- created a joint venture for new acquisitions of super-
market-anchored shopping centers in the Northeast and
coastal mid-Atlantic states during the next two years.
The joint ventures are expected to generate substantial
management fee income to the Company.

+ announced an annual common dividend payable to
shareholders of record at year-end at $0.36 per share,
representing a yield of more than 5% at that date, and an
amount of approximately 70% of cash funds available
for distribution (after deduction of amortization on the
Company’s outstanding debt).

As aresult of all of these steps, our Company is in very sound
financial shape and well-positioned to benefit from acquisi-
tion, joint venture and development opportunities during
the coming year, which we expect to add meaningfully to
shareholder value.

For the Board of Directors,

o 3 W

Leo S. Ullman
Chairman, Chief Executive Officer and President
April 15, 2010



Cedar Shopping Centers, Inc.

THOUGHTS ON OUR BALANCE SHEET

MANAGING OUR DEBT AND LEVERAGE

Scheduled Payments*

(% of total debt maturities— $ in millions)

18%

2010 2011 2012 2013 2014 2015 2016 Thereafter
$20.4 $91.1 $39.6 $64.2 $123.8 $116.6 $116.1 $121.2
* Does not include (a) $188.0 million outstanding balance under stabilized property credit facility due in January 2012, subject to a one-year extension option,
or (b) $69.7 million outstanding balance under development property credit facility due in June 2011, subject to a one-year extension option.

“The Company has extended its credit facilities, reduced its
outstanding debt and largely eliminated near-term debt maturities...”

During the course of the past year, management has been careful to deal effectively with potential debt maturi-
ties during the next few years. First, and perhaps most importantly, the Company has been able to complete an ex-
tension of its credit facility for stabilized properties, originally due to expire in January 2010, to January 2012 with
a one-year extension option. The committed amount of that credit facility is now $285 million, with an accordion
feature permitting expansion to $400 million, subject to collateral and lender commitments.

The Company’s $150 million credit facility for development properties matures in June 2011 with a one-year ex-
tension option to 2012. Further, the Company’s syndicated construction loan facility of $77.7 million for the large joint
venture development property, Upland Square in Pottstown, Pennsylvania, is similarly extendable to September 2012.

With respect to the Company’s fixed-rate property-specific loans, the Company has been able to reduce the aggregate
of such loans through the joint venture arrangements with RioCan and through a few property sales. The debt maturities
for 2010 have all been addressed; for 2011 there is only one loan due in the amount of approximately $21 million. The Com-
pany expects to continue to place fixed-rate property-specific financing on its properties presently included in the collat-
eral pools for its credit facilities on an ongoing basis in order to reduce the amount of floating-rate debt over time.

The Company’s total debt-to-capital ratio will have been reduced to approximately 59.5%, from a level of more
than 70%. This, again reflects the substantial infusion of cash resulting from the RioCan joint venture and stock
purchase arrangements.

The Company instituted a unique Standby Equity Purchase Agreement (“SEPA”), pursuant to which the Company
is able to obtain advances of up to $5 million at a time from a counterparty, Yorkville Associates. The counterparty is
then committed to purchase the Company’s stock during a maximum 20-day period and is permitted to sell ratable
amounts of the Company’s stock “at the market” during that period. As a result of this program, the Company arranged
advances of $7.5 million at average prices of $6.59 during the fourth quarter of 2009 and the first quarter of 2010.

The Company has sold, or committed to sell, nine smaller properties, including a number of Discount Drug
Mart-anchored properties in Ohio, with the result of removal of at least $15 million of debt from the Company’s
balance sheet and net proceeds of at least $5 million.

The Company expects to have availability of more than $100 million under its credit facility for stabilized
properties after completion of the joint venture arrangements with RioCan.

The Company delivered nine properties from its development/redevelopment pipeline in 2009. The remaining
amount to be spent in 2010 is estimated at approximately $35 million, all of which is expected to be available under
the Company’s floating-rate credit facilities.
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BREAD & BUTTER® SHOPPING CENTERS

CONTINUED HIGH OCCUPANCY; FEW PROBLEMS

“Occupancy rates for stabilized properties have remained at the
extraordinary high 95% level...”

The Company’s strong portfolio of primarily supermarket-anchored properties in the Northeast has proven dur-
ing the past difficult year to constitute a sound and defensive portfolio. Not only have occupancy rates for stabi-
lized properties been maintained at the extraordinarily-high 95% level, but the Company has experienced
continued strong collections of CAM charges. Further, it experienced only modest (less than 2.5%) levels of bad
debts during the past year. Further, and importantly, rent renewals have reflected strong increases during the
course of the year and leases of vacant space have reflected meaningful increases over previous rents.

The Company’s supermarket tenancies have continued to generate remarkably strong sales during the past year,
which, in turn, has driven traffic to the Company’s properties and sustained the smaller tenancies. During these
difficult times, the Company has had to grant little in the way of tenant rent relief and has experienced few bank-
ruptcies or insolvencies of any significance. Further, it has avoided many of the large-box tenant delinquencies and

bankruptcies by such chains as Linens ‘n Things, Circuit City, Goody’s, Mervyns, Steve and Barry’s and others.

Stable Income Stream Stable Low-Cost Debt
Scheduled Lease Expirations as a Percentage Favorable debt maturities with a low average
of Total Annualized Base Rents interest rate, provide underlying financial
(No more than 9.6% of annualized base rents expire stability for our porthhO'
in any single year through 2019)
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* Includes month-to-month tenancies * Does not include (a) $188.0 million outstanding balance under stabilized property
credit facility due in January 2012, subject to a one-year extension option, or
(b) $69.7 million outstanding balance under development property credit facility
due in June 2011, subject to a one-year extension option.



Cedar Shopping Centers, Inc.

CONSISTENT PERFORMANCE

REVENUE DISTRIBUTION PERCENT OF
TOTAL REVENUES
Year Ended
e December 31, 2009

Tenant Distribution by Industry
Minimal Exposure to Fashion, Luxury, Home Furnishings and Similar
Potentially Challenged Tenancies

Industry Annualized Base Rent

Supermarkets .. ... 33%

Food Service . ........ ... ... 9%

Drugstores/Pharmacies . .. ........ ... .. i 5%

Personal Service . ........ ... ... 7%

TS T Tt (@ O T T T e 6%

Discount Department Stores . ................. ... . ... ......... 5%

Clothing, Accessories and Shoes .................................. 5%

Department Stores ............... . ... i 4%

Building Materials/Garden . ............... ... ... ... ... ... 2% L aale LN @ahs - L1550 ek

Dollar Stores/NOVelties . . . ... .....ouuutt i 2% B MA 132% [ OH 55% M NY 3.1%

Home Furnishings . . ........... .. .. ... .. ... 2% B CT 11.5% M VA 65% [ MI 0.9%

Office Supplies ........ ... .. ... 2%

Government Offices ........ ... ... ... .. i i 2%

Medical and Dental Offices ............ ... ... ... .. ... ...... 2%

Home Appliances/Music . ........... ... i 1%

All Other 13%

Portfolio Totals 100%
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STABLE PORTFOLIO

OUR STABILIZED PROPERTIES

“Our properties generally feature a dominant supermarket...”

Our portfolio continues to evidence remarkable stability and strength. This is premised on the commitment to
“bread & butter”” supermarket-anchored shopping centers in stable communities in coastal mid-Atlantic and New
England states. Our properties generally feature a dominant supermarket with a number one or number two
position in the respective markets in which they operate. Further, the supermarket and drugstore leases in our port-
folio have average remaining terms of approximately 11 years. Those leases, moreover, are at higher rental rates
than the balance of the tenancies in our shopping centers, again, demonstrating the strength of our supermarket
anchors and their willingness to commit to substantial rents to obtain the best retail locations in their respective
markets. Supermarkets generate more than one-third of our total base rent revenues.

We have been able to maintain a 95% occupancy level for our shopping center properties, not only during the
past year, but, in fact, during the past five years. Our renewal leases have evidenced increases ranging from 4-10%
during each of the four quarters during the past year. Further, our new leases were at rates substantially in excess
of the rates of expired leases throughout the year. We have already arranged for renewals of a majority of the leases
coming due during the current year.

Our exposure to lease terminations during the next ten years is also comfortably manageable. In fact, less than
10% of our leases come due during all but one of the next ten years.

Our bad debt experience for tenancies in our portfolio has remained modest at a level of less than 2.5% during
the year. This is slightly greater than prior years with most of the bad debt experience limited to a small number
of properties in Ohio.

Going forward, we expect to enter into joint venture acquisitions of properties bearing characteristics substan-
tially similar to the supermarket-anchored focus and Northeast locations of our portfolio. Thus we would hope to

continue to report strong results and continue stability of our centers for years to come.



Cedar Shopping Centers, Inc.

THE RioCan ARRANGEMENTS

TRANSFORMATIVE FOR CEDAR

Columbus Crossing, Philadelphia, Pennsylvania Blue Mountain Commons, Harrisburg, Pennsylvania

“The equity participation and joint venture arrangements with
RioCan have greatly enhanced our balance sheet and
positioned us well for future growth...”

In October of 2009, we concluded certain agreements with RioCan Real Estate Investment Trust, the largest REIT
in Canada, and one of the three largest shopping center owners in North America, a company with a market value
in excess of $7 billion, which provided three essential benefits to our Company:

1) RioCan purchased 6,666,666 shares of our Company’s common stock at a purchase price of $40 million ($6.00

per share). The $40 million of proceeds were used to pay down the Company’s credit facility for stabilized prop-
erties. We also issued a warrant to RioCan, exercisable at any time during a two-year period, to purchase 1,428,570
shares of our Company’s common stock for $10 million ($7.00 per share).
RioCan’s ownership of stock of the Company prior to exercise of the warrant, represents approximately 12.8% of the
Company’s outstanding stock as of December 31, 2009. RioCan has entered into a three-year “standstill” agreement,
pursuant to which it is restricted from purchasing additional shares of stock of the Company without Board approval.
RioCan, under the agreements, has a “preemptive right” to acquire shares of common stock of the Company in any
subsequent public offering. In fact, RioCan has purchased approximately 1,350,000 additional shares of stock of the
Company to maintain essentially its stock ownership percentage in connection with a 7.5 million share (plus a “Green
Shoe” over allotment of approximately 700,000 shares) issue of the Company in February 2010.

2) Cedar arranged to contribute seven properties to a joint venture in which the Company retained a 20% inter-
est and RioCan acquired an 80% interest, involving a gross valuation for the seven properties of approximately
$177 million, encumbered by approximately $95 million of debt on five of the seven properties. Upon com-
pletion of those transfers (four of the transfers were closed by the end of the first quarter of 2010, the last three
were subject to completion of lender approvals expected by the end of the second quarter of 2010), Cedar will
have received approximately $65 million of net cash proceeds, which will be used partially to pay down the
Company’s credit facility for stabilized properties. The seven-property joint venture arrangements will also
eliminate a substantial amount of debt from the Company’s balance sheet. It should be noted that pursuant to
the arrangements with RioCan, the Company will continue to manage all of the joint venture properties for
standard management fees; as well as leasing, construction management and certain other fees.

3) The Company and RioCan have also entered into a mutually exclusive agreement pursuant to which the par-
ties contemplate the acquisition of a substantial number of additional properties through such (80% RioCan and
20% Cedar) joint venture, focusing primarily on stabilized supermarket-anchored properties in the Northeast
during the next two years. The first acquisition under that joint venture arrangement, involving a 128,000 square
foot supermarket-anchored property in Temple, Pennsylvania, was completed in the first quarter of 2010 for a

purchase price of approximately $19 million.
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