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CORPORATE PROFILE

edar Shopping Centers, Inc. is a fully-integrated
Creal estate investment trust which focuses
primarily on the ownership, operation, development
and redevelopment of “bread & butter”® supermarket-
anchored as well as multi-anchored shopping centers in
coastal mid-Atlantic and New England coastal states.
The Company presently owns and manages (both

wholly-owned and in joint venture) approximately 16.1

million square feet of GLA at 132 shopping center
properties, a major portion of which are anchored by
supermarkets with average remaining lease terms of

approximately 11 years.

For additional financial and descriptive information
on the Company, its operations and its portfolio, please

refer to the Company’s website at:

www.cedarshoppingcenters.com.

2010 KEY OPERATING METRICS

M Total managed revenues increased
15.6% to $176.0 million.

Total managed assets increased
12.9% to $1.93 billion.

I Total operating portfolio occupancy
at December 31, 2010, excluding
development and re-development

properties, was 94%.

Net cash flows provided by operating
activities were $41.7 million.
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Cross Keys Place

The Company’s pro rata share of net
operating income was $97.0 million.

Operating Funds From Operations
(“FFO”) was $38.6 million
($0.59 per share/OP Unit)
before impairments and

non-recurring items.
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Cedar Shopping Centers, Inc.

FINANCIAL HIGHLIGHTS

Years ended December 31,

2010

2009

2008

2007

2006

Total revenues

$ 157,164,000

$ 168,341,000

$ 156,214,000

$ 138,095,000

$ 112,809,000

Net (loss) income applicable to

common shareholders $ (51,485,000) $ (24,747,000) $ 10,296,000 $ 13,948,000 $ 7,378,000
Per common share (basic and diluted) $ (0.81) $ (0.54) $ 023 $ 032 $ 0.22
Dividends to common shareholders $ 17,749,000 $ 9742000 $ 40,027,000 $ 39,775,000 $ 29,333,000
Per common share $ 0.2700 $ 0.2025 §$ 0.9000 $ 0.9000 $ 0.9000
Total assets $1,622,487,000 $1,785,118,000 $1,735,028,000 $1,603,095,000 $1,255,162,000

Mortgages and other loans payable

$ 807,327,000

$ 912,596,000

$ 879,492,000

$ 723,515,000

$ 439,102,000

Shareholders’ equity

$ 630,066,000

$ 538,456,000

$ 523,521,000

$ 557,849,000

$ 574,311,000

Weighted average number of common shares:
Shares used in determination of basic

earnings per share 63,843,000 46,234,000 44,475,000 44,193,000 32,926,000
Additional shares assuming conversion
of OP Units (basic) 1,814,000 2,014,000 2,024,000 1,985,000 1,737,000
Shares used in determination of basic
FFO per share 65,657,000 48,248,000 46,499,000 46,178,000 34,663,000
Funds From Operations (“FFO”) $ (10,316,000) $ 24,581,000 $ 56,859,000 56,190,000 $ 41,954,000
Per common share (assuming conversion
of OP Units—basic and diluted) $ (0.16) $ 051 $ 1.22 122 $ 1.21
Square feet of GLA (including
managed properties) 14,535,000 11,789,000 10,991,000 10,898,000 9,107,000
Percent leased (including development/
redevelopment, managed properties
and excluding ground-up developments) 93% 92% 93% 94%
Average annualized base rent
per leased square foot (including
ground-up developments) $ 12.07 $ 11.66 $ 11.11 1081 § 10.47

92%

*See page 50 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 Consolidated Revenues

(dollars in millions)

200

Total Consolidated Assets
(dollars in millions)

2,000

06 07 08

Total Consolidated Debt

(dollars in millions)

1,000

06 07 °08 09 ’10

Total Managed GLA

(square feet in millions)

15

06 07 °08 09 ’10




2010 Annual Report

EXECUTING OUR BUSINESS PLAN—STRENGTHENING
OUR PORTFOLIO PROFILE AND OUR BALANCE SHEET

LETTER TO OUR SHAREHOLDERS

“Placing ourselves in a strong position
to enhance shareholder value.”

n 2010, we took many steps which we strongly believe to be, and to Going forward, we will look to execute the following steps in our
have been, in the best interests of the Company; yet, regrettably, the business plan:

market value of our Company did not increase. As we move forward . .
pany » We will continue to further de-lever our balance sheet, thus

we will continue to focus our efforts on creating shareholder value. . .
& substantially reducing our overall debt. We expect to de-

During the year, we acquired 15 properties on behalf of our joint lever at the outset primarily by programmatic dispositions
venture with RioCan and for Cedar, for a gross amount of more than of our non-core assets that we believe will potentially un-
$365 million. This reflects our strong reputation for sourcing prop- derperform the balance of our portfolio and which no
erties, prompt and effective decision-making, and our ability to pro- longer fit our geographic strategic mold.

vide creative solutions to sellers’ needs. Those acquisitions, . . .
! + The proceeds of such sales will be used immediately, as

evidencing a continued focus on our core supermarket-anchored L.
indicated, to reduce our debt.

properties and further strengthening our presence in the Northeast-

ern states of Connecticut and Massachusetts, are further described * We expect subsequently to recycle such proceeds in selected,

in another section herein. opportunistic investments in properties featuring stronger

demographics and growth properties.
We made progress on our Company’s overall balance sheet’s capital

structure as we put a lot of effort into reducing our debt and increasing These steps, coupled with (i) the continued solid performance of
our financial flexibility. Among the actions and activities of the Company =~ Our core portfolio, (ii) the development properties coming on line,
were common and preferred stock offerings in February and August, and (iii) our strong leasing results, all as previously announced and
respectively, with aggregate net proceeds of $127 million. The common highlighted in this report, will place our Company in a strong position

stock offering did result in some dilution to shareholders. With respect ~ t0 enhance shareholder value.
to the preferred stock offering, we believe now, and believed at that time, As always, we value your support.
that it was the best available instrument to raise funds in order to reduce

our debt without diluting our shareholders. In each case, we utilized the

proceeds to reduce the amounts outstanding under the Company’s For the Board of Directors,

credit facility for stabilized properties. The effect was thus both to reduce

the Company’s total debt and to increase availability under the Com-

pany’s credit facility, while, in the case of the preferred stock issue, avoid- "‘ } l . S s& S'
ing dilution to shareholders. We also invested in properties acquired .

within the joint venture with RioCan. Those joint ventures generate

Leo S. Ullman

substantial returns based on (i) our attractive fee structure for acquiring,
Chairman, Chief Executive Officer and President

arranging financing and managing the properties; and (ii) the leverage
on our invested 20%. The leverage benefit results from arranging debt April 15, 2011
at rates substantially less than the yield at which we purchase the prop-
erties. We generally seek financing on acquired properties in amounts

equal to approximately 55% to 60% debt-to-purchase price.



Cedar Shopping Centers, Inc.

THOUGHTS ON OUR BALANCE SHEET

MANAGING OUR DEBT AND LEVERAGE

(% of total debt maturities—$ in millions)*

$119.2

$103.8 $109.0

* Does not include (a) $29.5 million outstanding balance under our stabilized property credit facility due in January 2012, subject to a one-year extension option,
nor (b) $103.1 million outstanding balance under our development property credit facility due in June 2011, subject to a one-year extension option.

“Significant steps to reduce our overall debt . . .”

uring 2010, the Company took significant steps to reduce its over-
Dall debt, to establish substantial availability under its credit facil-
ities, to place permanent debt in lieu of floating-rate debt, to reduce the
percentage of debt-to-total capital and to reduce the debt-to-EBITDA

ratio. We succeeded on all these fronts.

We issued common stock in February and preferred stock in Au-
gust through marketed transactions; we also had some property sales
and some other transactions resulting in net proceeds to the Com-
pany of approximately $175 million, which amounts were used pri-
marily to reduce the outstanding balances on our secured revolving
credit facility for stabilized properties. As a result of such efforts, we
were able to reduce the amount outstanding under that credit facility
as of the end of the year to approximately $29.5 million, and we had

continuing availability of some $110 million under that facility.

As we took these steps and at the same time placed fixed-rate debt
on a number of our properties which had previously been in the col-
lateral pool for our floating-rate credit facility, our needs under that
credit facility were substantially diminished and we were able to re-
duce the overall credit facility from $285 million to $185 million,

thus resulting in substantial savings in unused availability fees.

In order further to reduce the total amount of debt, while at the same
time recycling capital proceeds to upgrade the Company’s properties

and the underlying demographics for its properties, we embarked in

2010 on a focused program of disposing of certain higher-leveraged,
lower-growth properties, located in secondary or tertiary markets. In
this connection, we have now arranged for the sale of most of our re-
maining Ohio properties, both of our Michigan properties, as well as

a few properties in Maryland and Virginia.

Prior to the end of the year, we negotiated, and have since entered
into definitive agreements, pursuant to exercise of a “buy-sell” pro-
vision triggered by our joint venture partner, Homburg Invest, to
also dispose of our 20% interests in eight properties, seven of which
are supermarket-anchored and located in Pennsylvania, the eighth
is in Massachusetts. This will result on a pro rata basis in elimina-
tion of approximately $10.3 million in debt and net cash proceeds
of approximately $10 million. At the same time, the Company
agreed to purchase from Homburg Invest, its 80% interest in Mead-
ows Marketplace in Hershey, Pennsylvania. These steps, again, are
consistent with our plan to reduce our overall debt, while focusing

on properties with strong demographics and growth prospects.

With respect to metrics measured by debt, we have been able to
reduce our overall debt-to-EBITDA ratio from approximately 9.4 to
approximately 8.3 as of the end of the year. Our percentage debt-to-
total capital, a figure very much influenced by our stock price, has
been reduced from approximately 66% to approximately 56% as of

the end of the year.
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STABLE PORTFOLIO

OUR STABILIZED PROPERTIES

Townfair Shopping Center Exeter Commons

Monroe Marketplace Towne Crossing

“We have established a strong portfolio of some 132 properties with
75% of such properties anchored by supermarkets and/or drugstores.”

Stable Income Stream®

Scheduled Lease Expirations as a Percentage
of Total Annualized Base Rents

(No more than 10.3% of annualized base rents expire
in any single year through 2020)

(1) Includes managed properties

(2) Includes month-to-month tenancies

ur portfolio has historically been focused on having the dominant
Ogrocer in a specific local market as the anchor tenant for our com-
munity shopping center. In this connection, we have established a port-
folio of some 132 properties with 75% of such properties anchored by
supermarkets and/or drugstores. The average remaining lease term for
such supermarket anchors has been 11 years or more. The supermarket
rents represent nearly 40% of our total revenues. This portfolio has
proven to be strong and largely risk-averse, consistent with a defensive
investment strategy during difficult times such as those we have faced
during recent years, and which we may face again in light of economic

challenges and potential uncertainties in the world.

Through our joint venture with RioCan, further discussed elsewhere
in this report, we have acquired many properties with multiple anchors,
generally including a supermarket, but also involving other high-credit
“big box” tenants such as Target, Best Buy, etc. Those properties, in ad-
dition to such bigger box tenancies, feature strong demographics in
terms of family purchasing power and number of residents within

certain distances from the center.

At this juncture, our bigger box tenants (tenants with more than
10,000 sq. ft. of GLA) in our stabilized property portfolio, evidence
an occupancy level of some 95+%. Our smaller tenancies reflect

occupancy of more than 82%.

During the course of our growth, we have also built during the past
few years, a number of ground-up development properties, usually,

again, anchored by a dominant supermarket in a local/regional market.
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PRODUCT AND GEOGRAPHIC FOCUS

REVENUE DISTRIBUTION; PERCENT OF TOTAL REVENUES AS OF DECEMBER 31, 2010

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

Industry Annualized Base Rent
Supermarkets . ... ... 31%
Food Service ............ oo 6%
Drugstores/Pharmacies ............... .. ... i 2%
Personal Service ............... i 4%
Entertainment/Community .......... ... ... i 7%
Discount Department Stores ............ ... i i 8%
Clothing, Accessories and Shoes .............. ... ... ... ... ... 4%
Department StOIES . . ...ttt 8%
Building Materials/Garden . ........... ... ... .. o i i i 8%
Dollar Stores/Novelties ........... ... ... oo il 6%
Office Supplies . ... 2%
Government Offices .......... ... ... i 2%
Medical and Dental Offices ............. .. ... ... ... o i 2%
Home Appliances/Music . ... 1%
All Other 9%
Portfolio Totals 100%

Tenant Distribution by State
Concentration in Coastal Mid-Atlantic
and New England Coastal States

B

4

PA 54.4% NJ 13.0% B MD 6.5%
B MA 79% M OH 0.9% B NY 34%
B CT 56% VA 78% W MI 0.5%

Camp Hill Shopping Center
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2010 ACQUISITIONS

FIFTEEN PROPERTIES TOTALLING $365 MILLION

Exeter Commons, Exeter, PA

“Accretive and attractively financed purchases, placing ourselves in

a strong position to enhance shareholder value.”

uring the course of 2010, pursuant to our joint venture with
RioCan Real Estate Investment Trust, Inc. of Toronto, Canada
(Cedar-20%; RioCan-80%), we acquired 14 properties aggregating a
gross purchase price of approximately $345 million. Those properties,
further detailed in another section of this report, feature, in general,
quite new construction, high occupancy (more than 97%), considerable

size (average 168,000 sq. ft.), and strong creditworthy tenancies.

The joint venture arrangements provide a fee structure to Cedar
which is attractive and accretive. They include: acquisition fees, fees
for arranging financing, property management fees, leasing fees,
construction management fees and a fee for joint venture reporting
and accounting services. We have been able to purchase such prop-
erties during the course of the year at cap rates of generally 7.5-
7.75%, and we have been able to place attractive debt on most all of
those properties in the range of 5% at 55-60% of the purchase price,
thus establishing a handsome spread between the acquisition price

and our interest carry.

In addition to the joint venture acquisitions, the Company also
made one acquisition on its own balance sheet, a development par-
cel, presently with a one-story office building net-leased at that time
to the U.S. Government located on Route 1 (Roosevelt Boulevard)
in Northeast Philadelphia, immediately adjacent to a similar prop-
erty already 76% or more owned by the Company in an (unconsol-
idated) joint venture with a local syndicated investment group. The
combined assemblage of the two parcels represents approximately
40 acres on a major retail corridor leading to the heart of Philadel-
phia, with approximately 100,000 cars passing the site per day on
12 lanes. Importantly, there is a signalized entrance to the property.
The Company intends to develop the combined parcels either by it-
self or with a joint venture partner during the next coming years.
The U.S. Government is expected to vacate the two properties in
the spring of 2011.
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THE RioCan ARRANGEMENTS

TRANSFORMATIVE FOR CEDAR

Monroe
Marketplace

Franklin
Village

The Company entered into a joint venture in October 2009 with
RioCan Real Estate Investment Trust, Canada’s largest REIT
(Cedar-20%; RioCan-80%), pursuant to which Cedar contributed
seven properties to the joint venture for approximately $66 million in
cash proceeds in excess of then-existing debt. The proceeds were used
to reduce the borrowings under the Company’s credit facilities. At the
same time, RioCan purchased common stock for $40 million and re-
ceived a warrant, subsequently exercised, to purchase another $10
million of common stock, so that RioCan presently owns, after par-
ticipating in the Company's February 2010 stock sale, approximately
14% of the Company's common stock.

The joint venture provides that, in addition to the seven properties ac-
quired from Cedar, the two respective parties will deal exclusively with
one another on qualifying properties of a certain size and/or anchored by
asupermarket within a seven state area in the Northeast. The parties tar-
geted for potential acquisitions as much as $500 million in gross purchase
prices for stable retail properties over a period of two years. At this time,
the joint venture owns 22 properties, of which all but four were acquired
in 2010. The total value of those properties, based on original purchase
price, is approximately $543,600,000.

The attraction for our Company, among other things, is a fee structure
which provides that Cedar will be entitled to acquisition fees, financing
fees (where appropriate), property management fees, reporting/account-
ing fees, leasing fees, construction management fees and (again, where
appropriate) disposition fees.

Based on the attractive fee structure and the leverage resulting from
financing on the properties at historic low rates, the Company has
been able to generate strong returns on its investment in these joint
venture properties, while greatly enhancing the quality of its portfolio
with major creditworthy tenancies, long leases, little vacancy and
strong demographics.

The properties in the Cedar/RioCan joint venture include the following:

TOTAL DATE OF

PRINCIPAL PURCHASE TRANSFER OR
PROPERTY GLA TENANTS PRICE ACQUISITION
2009
Blue Mountain Commons 121,145  Giant $32,150,000  12/10/2009
Susquehana Township, PA PNC Bank
Sunset Crossing 74,142 Giant $ 9,850,000 12/10/2009
Dickson City, PA
2010
Columbus Crossing 142,166  Super Fresh $24,538,000  2/23/2010
Philadelphia, PA Old Navy

AC Moore
Creekview Plaza 136423  Giant $26,240,000  9/29/2010
Warrington, PA LA Fitness

Bed Bath & Beyond
Cross Keys Place 148,173 Sports Authority $26,336,000  10/13/2010
Sewell, NJ Bed Bath & Beyond

AC Moore
Exeter Commons 361,321  Lowe’s $53,000,000 8/3/2010
Exeter, PA Giant
Franklin Village Plaza 304,277  Stop & Shop $54,656,000  2/4/2010
Franklin, MA Marshalls

Famous Footwear
Gettysburg Marketplace 82,784  Giant $19,850,000 10/21/2010
Gettysburg, PA Blockbuster Video
Loyal Plaza 293,825 Kmart $26,950,000  5/6/2010
Williamsport, PA Giant

Staples
Marlboro Crossroads 67975 Giant $12,500,000  10/21/2010
Upper Marlboro, MD
Monroe Marketplace 328,013  Giant $41,990,000 9/29/2010
Selinsgrove, PA Kohl’s

Dick’s
Montville Commons 117916  Stop & Shop $18,900,000  9/29/2010
Montville, CT
New River Valley 164,663  Best Buy $27970,000  9/29/2010
Christiansburg, VA Ross Dress For Less

Bed Bath & Beyond
Northland Center 108,260  Giant $10,248,000 10/21/2010
State College, PA CVS
Pitney Road Plaza 45915 Best Buy $11,060,000 9/29/2010
Lancaster, PA
Shaw’s Plaza 176,609  Shaw’s $20,363,000  4/27/2010
Raynham, MA Marshalls

Jo-Ann Fabrics
Stop & Shop Plaza 54,510  Stop & Shop $ 8,974,000  4/27/2010
Bridgeport, CT
Sunrise Plaza 248,160  Home Depot $26,460,000  9/29/2010
Forked River, NJ Kohl’s

Staples
Town Square Plaza 127636  Giant $18,854,000 1/26/2010
Temple, PA AC Moore
Towne Crossings 111,016 ~ Bed Bath & Beyond ~ $19,000,000  10/21/2010
Richmond, VA Michaels
York Marketplace 305410 Lowe’s $29,200,000  10/21/2010
York, PA Giant
2011
Northwoods Crossing 159,557  BJ’s

Tractor Supply $23475,000  4/13/2011

Dollar Tree
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