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The Chnpaiiy has devoted thy past two years to the implementation of a ncw business plan involving thc 
sale of all the officc and office/rlil;triblitiot~ propcrtics, together with a one-half interest in a shopping centcr, 
which wrre includcd in the Company's asset portfolio from the Comniencetneiit of its operations in 1984 until 
2001-2002. 'I'hc focus of the Coinpany has thus hccn rcdirectrtl entirely to a rctail shopping center portfolio, 
and within that scctor further i'octisrd specifically on primarily stipermarkct-ailchoreti cornrnunity shopping 
centrrs in eastern Pcnnsylvania and sotrthrrn New .Jersey. The Coimpany's propcrtics, now numbering twelve, 
are generally locatcd at this time in two "hubs", the greater I-Iarrisbiirg/WilIiamsport corridor and the city of 
Philadclphia and environs. ' I l i e  propcrtics arc generally located in mature comniuriities with stahlc demographics, 

very substantial traffic counts and cxcclleiit road access, and a mix 01' tenancies, in addition to  the supermarkets, 
appropriate tu centers of these types. We helievz this to he perhaps the most coriservative end of the real estate 

invcstmcnt spectniim. We d s o  Iwlievc that through th r  type of intcnsivc anti thoughtfkl tnanagcmcnt which 
thc managcmrnt cornpanies have hrought to hear o r )  the real estatc investment properties, the Company will 
bcncfit fronl iirc.rrasrd and enhanced tcnanciys and rftective rental inconie frorii the propertics. 

']'he Cotnpany has grown cirarnatically during the past couple of years, as evidenced by the materials helow 
und o u r  most rcccnt quarterly aiici arrtural reports. The Company expects to continue to grow at ;1 similar or 
perhaps even grrater ratc during thc corning years, continuing to focus 011 i t s  primary product and geographic 
areas while cndcavoring t o  eliliarice shareholdcr value and income. 
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To Our Shareholders: 

Your Company's IO-K for the year cnded Ikcember 31, 2002, which has been filed with the SEC: a t d  is enclosed herein, 
describes mi cxtretnely even tful ycar. In addition to ;i numbcr of  property acquisitions and the sale 01' the Company's last 
remaining non-core property, thc year's activitirs reflect an cxpandrd nlanagemcnt tcarn and m e  additional nict-nher of the 
Board of Directors. The 1 O-K also retlects new linancial rcporting reyuitenients for thc Company, n-ianagerncnt, our outside 
auditors and the audit cominittcc pursuant to the Sarbancs-Oxlry Act  of 2002, rclatcd rules 01' the SEC and NASDAQ, 
:is wcll as new accounting rules promulgated hy thc Financial Accounting Standard Boards. 

During 2002, the Chnpany continucd the substantid growth in  its porthliu, focusing on sui'ermarket-ancliorcd shopping 
ccntcrs. Thr growth in the Company's asset basc rcprcsents nearly a ten-fold incrrase during the past two years from the asset 
hase of' the Company whrn founded in 1984 and whrn acquircd hy prrsrnt managemcnt and its affiliatrs in 1998. We 
hrlieve that such growth rrflects not only an absolutr increase in assets, lxit alsu a continucd commitrnrnt LO thc acquisition 
of' excellent properties within the Company's geographic and product fociis. 

Such growth has been made possible, in part, hy the extraordinarily favorable debt markets during t h r  past year, which 
have perniittcd the Chvpany to acquire properties on very favorable financing terms for a prepondwince of the acquisition 
costs. Wc havr also been fortunate to work with exicllcnt joint venture partners and a mrznanine leider to pcrmit us to 
acquire controlling interests in such proprrtirs with inodcst comrnitmriits of the Company's availahlr rash  albcit a t  a higher 
cost of capital than, for example, generally prevailing first mortgage interest ratrs. 

The Company cxpects to continue to grow its asset base during the coming year, again availing itself, at least temporarily, 
of the attractive intcrest rate debt markets. On a long-term basis, however, the Company will scck to reduce its debt Ievcls 
s o  that the Company's halancr sh re t  will rcflcct a more livorablc balancc between drht and cquity. 

Thc Company has had thc henefit of a new Chief Financial Officrr whose abilitics and capacitirs clusely mirror the 
Company's desire and need to  improve its balance shect while continuing the growth in its asset haw. Also, thc Company 
has benetited from a new Dircctor of  I.rasing who cnhances th r  Company's ability to deal with its increasing inventory o f  

rrtail space. 

The year 2003, building on last year's growth, should constitute a watershed for the Company and its future. As always, 
wc hapc that we car) look forward to your ccmtinued support. 

For thc Board of Directors, 

L E O  S .  U L L M A N  
Preszdmi, 

March 28, 2003 



H I s rr o R Y  & D E v I? I .  o P M E N  'r 

Cedar Income F~iiid, Ltd. was incorporated and qtialifird to operate as a real cstate investment trust ['REIT") in  1984. 
In June 1998, following a tender offer completed in April 1998, the Company was rcorganized a b  a Maryland cnrporation 
and included in an "urnhrella partnership IIEL'l"' structurc through the contribution of substantially all of its a s s r t s  to a 

Delaware limitcd partnership. 

During thr  years 2000 and 2001, the Company sold all fLur 01' i t s  original properties, which it had held Ibr approximately 
15 years, and rrinvrsted the net proceeds together with newly-borrowed hinds into a portfolio of supermarket-anchorpd 
shopping centers. This marked a change of focus froin officc/warehouse properties to retail properties, primarily supermarket- 
anchored shopping centers locatrd in I'ennsylvania and New Jcrscy. 

Cedar represents essentially ~t riew ,fast growth rnodel. Whilp our Fund has heen in 

euxistmr*e jilr nearly 20 years, and has evidencwI (in unblerriished existence duririg its entire 

history, the Cowzpa r i v  has em bu rktd on 11 sign [fkun t and I? igh ly focused g row th p t  ttr rn. 

'Ib date, the Company has joint ventured with several partners and utilized mezzanine a i d  property specific first 
niortgagc financing to acquire its retail assets. Thc Company's gross real estate assets have grown from approximately $14 
tnillion in 1!398 to approximately $15U inillioil as of'the end of the first quarter of 2003. Correspondingly, the Company's 
gross revmucs have grown from appruximately $2.5 million in 1 W 8  to an annualized level of approximately $21 million. 

IJ' we as nzunagement proc.eed within o w  spec[fic *focus, relying on our experience 

arid knowledge that we liave dtweloptd over the prist 25 years, if we listen curefully to 

our Board of Dirwtotx our auditors and our c*ounsel, cind if W P  continue to use common sense 

und work hurd, we believe that we will build u c*ompuny of which we and our shurthlders  

c~4n be justly proud. 



Locations & Properties 

n i E  P O I N T  S H O P P I N G  C E N T E R  

Location 
The suhject property is located a t  the intersection of 

Intcrstate K.oute 83 and IJtrioii Deposit Road or the cast 
shore of the  SLisqLiehatrna River in thc  city 01' Harrishurg, 
Pmnsylvania, approxitnately 120 miles west uf Philadelphia 
a n d  90 niilcs north 01' Baltimore, Maryland. 

Description 
This property, which i s  owned in fee, is a rctail center 

measuring approximately 260,000 rcntahle square fcct situated 
on 25 acres of land. 'l%e center was originally constructed in 

1972. In 201)0-2001 the ccntcr was substantially redeveloped 
including construction of ti new Giant supernrarket, a new 

Staples, ;i new hank oiitparccl, newly conrigurcd parking lots, ;i ncw traftic light nt thc etrtrarice, and a ncw facade. A two- 
level internal rnall area of more than 11)0,00O square l'ret was clirninated a s  part of such redevelopmcnt. 

A C A D E M Y  P L A Z A  

Location 
Thc sul3jject propvrty is located at the intersection of Acadcmy and 

Ked Lion Roads in the northcast section of Philadelphia, Pennsylvani:1. 

Description 
'l'lris property, situated on appi-oximately 9.86 acrcs, owned in fee, 

is a tnulti-tenant retail ccrrter with approximately 154,836 square fcct 
of  rerrtable rctail spacr. The center underwent a major renovation in 
1998, which included construction of an e x p d e d  Acme supermarket 
and new (pylon) signage. 



L O Y A L  P L A Z A  S r i o r r r ~ ~  C E N T E R  

Location 
‘I’he suhject propcrty is locntcd on 1875 East Third Street 

at the intersection of Iiitcrstatc 180 in the ~ i t y  of Wilhasnsport, 
Pennsylvania, approximatcly 05 inilcs north of Harrisburg. 

Description 
This propcrty, which is owned in lee, 15 d multi-tenant retail 

shopping center rneasurmg dpproximately 293,270 rental& ?quare 
fcct and situatcd on 29 dcrcs of l a d  The center was origindly 
constructcd in 1969, and was substanticilly redevelopetl in 1999 
and 2000, including constiucticm or ci r irw Giant supermarket 
that opened in M m h  20111 

R E D  L I O N  S H O P P I N G  C E N T E R  

Location 
Red h o n  Shopping center  is located at the southwest quadrant 

ol the intersection of Roosevdt Boulevdrd (1JS Route 1) and Red Lion 

Road in Northexst k’hilxdelphid 

Dvstriptioti 
The subject, w h i ~ h  1s owned in fee, IS a corninunity strip ?hop- 

ping center situatcd on 18 72 acrcs of land conmting of 217,874 
square feet of rentahle area Expansions of 13,500 sf and 11,000 sf 
were completed in October 1 1 and July 2000, respectively, to pro- 
vide new stores for Pets Plus and Staples The improvements were 
btirlt m 1972 and since then were suhstantrdlly rehahhed in 1W0, 
expmded for the Rest Buys tenancy in 1998 and d g m  in 19W and 
21100 as discussed above 

P O R T  R I C I I M U N U  V I L L A G E  

Location 
l % e  subject property is locatcd at  the interseLtion of 

Ararningo Avenue and York Street i n  the Port Richinond section 
of t’hiladelphia, t’ennsylvania 

Dcscriptioti 
This property, o n g i n J y  constructed in 1988 on 111.55 acres 

of land owned iii fee, is J inulti-tenant retail ccntrr rncasuring 
,3ppproximately 1 %,SO2 square feet of retail space Approxirnatcly 

4 acres of lad are leased for additional pxking 



W A S H I N G T O N  C E N T E R  

Loc a t' 1011 

'I 'hc stilrjrct property is located :at ttrr crossroads of Egg I lurbor 
Ihad ( (hl l r ty  Route 630)  ancl (.;ret.iitrrc Road (County Route 6S1) 

1 T~wnship,  Ncw Jersey. 

Description 
' Ihis property, which is owncd in fee, is a multi-tenant retail ceiilrr 

mt=asuring ;ipprosimatcly 157, I &< s q i ~ r r  fcet situated on 28.27 acres 

of land. 'I'he centt.r, originally constrt.icter1 in 1979, underwent :I major  
expansion and rcnovation in It195, which incltidri-1 a iicw facade, 
roofs, lighting, pylon sign a n d  ;i 1-C-pavrd mrcl re-stripcd parking lot. 

f he anchor trriaiit is Acme supermarket, which has a ~ji6,01)0-scluarc- 

foot state-ufLlhc-art supmt(rre,  

, I  

Location 
'I'he subject propcrty is located in the "Wcst Shore" tratlr 

wr;i uf the Harrisburg iirrtro market at I-outes 1 1  /1 5 & 581 in 
Camp Hill, Curnlrerlard County, Pennsylvania. V)e  Susquchnnna 
Rivri-, which diviclrs the I lai-rishurg tradc ai-ca, lies approxiiiiatcly 
thrcc milcs to  the east ol thc property. 

Description 
This pi-operty, which is owned in I&, is :in cnclosccl, one-lt.vt.1 

region:il shupping mall with srveral  outparcels situated (.iri 

approximatt.ly 44.32 xr t ' s  of l and  consisting (,I approximately 
527,629 sq~iiirc frct of rrtitahle xc). The major portic 
center wrrc ciin.;tr.llctrtf in 1958 :ind rede\rlopt.d in 1986. A 
90,OOO sf aclclition was constructecl in 1 W1 , Thc anchor- tenant.; 
arc Boscnv's arid ;i Giant supcrmat-ket. 

F A  I R V I  I; w P L A Z A  

Location 
Thc sulrject property is located ut 120-132 Old York Koad in 

Nrw (.hmbrrland, Pcnnsylvani:~, on the west shore o t  thr I larrishurg, 
t'ennsy1v:iiiia tradc arca. 

Description 
'I'his pr(npei~y, which is owncd in fee, is a retail center tnexiiririg 

approxii-natcly fi9,579 rcntahlc square fezt situatcd on (5.77 3crt.5 of' 

l anr l .  l 'hc  ccnter was originnlly constructril in 19t92. 'I'hc 1rrirn:iry 

tenant is a Giant st.tpertvarket. 



N I ~ W P O K T  P L A Z A  

Location 
Thc subject property is located a t  Route 34 and 115-322 in 

Newport, Pcnnsylvania, approximately 23 miles northwest of 

Harrishurg, t’ennsylvailia. 

Description 
I b i s  property, which is owncd in fee, is a retail ccntcr 

mcasuring approxirnatrly 66,789 rcntahle square fret situated 
on L 2. 10 acres of l a r i d .  Thc center was originally constructed in 
IW. primary tenant is a Giant supermarket. 

H A L I F A X  P L A Z A  

Imcation 
The subject property is located on Peters M o u n t a i n  Road 

[Route 225) in Halifax, I’rnnsylv;ini;I, approxin1:Itely 14 miles north 
of Harrisburg, l’rnnsylvailia. 

Description 
This property, which is owncd in fee, is a retail center mcasuring 

approximatcly 54, I 50 rentablr square fcet, situ:ited on 8.5 iicrcs of 

land. The center was originally constructed in 1994. The primary ten- 
ant is a Giant stiprrniarket. 

L . A .  F I T N E S S  F A C I L I T Y  

property is located at the Virginia Privc (ncw “slip’’ ramp rxit) 
,lvanio Turnpike servicing the Fort Washington Office Park in Fort 
sy Ivania . 

Description 
Thc property, which is owncd in fee, will contain ;i frce- 

standing L A .  Fitness facility mcasuring approximately 41,000 
square feet on approximately 7 acrcs of land. Construction of 

thc L.A.  Fitness Iicility is in progress :Ind is rxprcted to bc 
completed in the sunimcr of 2003. 
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