Acquisition of Sektor

Consolidating Citycon as the leading Nordic shopping centre specialist
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Disclaimer

This document and the information contained herein is strictly confidential and is being provided to you solely for your information. This document may not be
retained by you and neither this document nor the information contained herein may be reproduced, further distributed to any other person or published, in
whole or in part, for any purpose.

These materials do not constitute an offer to sell or solicitation of an offer to buy securities anywhere in the world. No securities of Citycon Oyj (the
“Company”) have been or will be registered under the U.S. Securities Act of 1933, as amended (the "Securities Act”), and may not be offered or sold in the
United States except pursuant to an exemption from, or in a transaction not subject to, the registration requirements of the Securities Act. There will be no
public offering of the securities in the United States.

Subject to certain exceptions, neither this document nor any part or copy of it may be taken or transmitted into the United States or distributed, directly or
indirectly, in the United States. Neither this document nor any part or copy of it may be taken or transmitted into Australia, Canada or Japan, or distributed
directly or indirectly in Canada or distributed or redistributed in Japan or to any resident thereof. Any failure to comply with these restrictions may constitute a
violation of U.S., Australian, Canadian or Japanese securities laws, as applicable. The distribution of this document in other jurisdictions may also be restricted
by law, and persons into whose possession this document comes should inform themselves about, and observe, any such restrictions.

The Company has not authorized any offer to the public of securities in any Member State of the European Economic Area other than Finland. With respect to
each Member State of the European Economic Area other than Finland and which has implemented the Prospectus Directive (each, a “Relevant Member
State”), no action has been undertaken or will be undertaken to make an offer to the public of securities requiring publication of a prospectus in any Relevant
Member State. As a result, the securities may only be offered in Relevant Member States (a) to any legal entity which is a qualified investor as defined in the
Prospectus Directive; or (b) in any other circumstances falling within Article 3(2) of the Prospectus Directive. For the purposes of this paragraph, the
expression an "offer of securities to the public” means the communication in any form and by any means of sufficient information on the terms of the offer
and the securities to be offered so as to enable an investor to decide to exercise, purchase or subscribe the securities, as the same may be varied in that
Member State by any measure implementing the Prospectus Directive in that Member State and the expression “Prospectus Directive” means Directive
2003/71/EC (and amendments thereto, including the 2010 PD Amending Directive, to the extent implemented in the Relevant Member State), and includes
any relevant implementing measure in the Relevant Member State and the expression “2010 PD Amending Directive” means Directive 2010/73/EU.

This presentation is not being distributed by, nor has it been approved for the purposes of Section 21 of the Financial Services and Markets Act 2000 (the
"FSMA") by, a person authorised under the FSMA.

This presentation is being distributed to and is directed only at (i) persons who are outside the United Kingdom or (ii) persons who are investment
professionals within the meaning of Article 19(5) of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005 (the "Order") (iii) persons
falling within Article 49(2)(a) to (d) ("high net worth companies, unincorporated associations etc.") of the Financial Promotion Order, and (iv) persons to whom
an invitation or inducement to engage in investment activity (within the meaning of Section 21 of the FSMA) in connection with the issue or sale of any
securities may otherwise lawfully be communicated or caused to be communicated (all such persons together being referred to as "Relevant Persons"). Any
investment activity to which this communication relates will only be available to and will only be engaged with, Relevant Persons. Any person who is not a

Relevant Person should not act or rely on this document or any of its contents.



Disclaimer (cont.)

This document is not intended for potential investors and does not constitute or form part of any offer to sell or issue, or invitation to purchase or subscribe
for, or any salicitation of any offer to purchase or subscribe for, any securities of the Company, nor shall it or any part of it or the fact of its distribution form
the basis of, or be relied on in connection with, any contract or investment decision.

No representation or warranty, express or implied, is made or given by or on behalf of the Company, or any of its members, directors, officers or employees or
any other person as to, and no reliance should be placed upon, the accuracy, completeness or fairness of the information or opinions contained in this
document or any other information discussed orally. None of the Company or any of its members, directors, officers or employees or any other person
accepts any liability whatsoever for any loss howsoever arising from any use of this presentation or its contents or otherwise arising in connection therewith.

non "o "o "o "o

This presentation includes forward-looking statements. The words "believe,” “expect,” "anticipate,” “intend,” "may,” “plan,” “estimate,” “will,” “should,” “could,”
“aim,” "target,” "might,” or, in each case, their negative, or similar expressions identify certain of these forward-looking statements. Others can be identified
from the context in which the statements are made. By their nature forward-looking statements are subject to numerous assumptions, risks and
uncertainties. Although we believe that the expectations reflected in these forward-looking statements are reasonable, actual results may differ materially
from those expressed or implied by the forward-looking statements. We caution presentation participants not to place undue reliance on the forward-looking
statements.

"o "o "o "o

"o

The information and opinions contained in this presentation are provided as at the date of this presentation and are subject to change
without notice. Such information and opinions have not been independently verified.

By attending the presentation you agree to be bound by the foregoing limitations.
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1. TRANSACTION
HIGHLIGHTS
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Citycon becomes the largest listed shopping
centre specialist in the Nordics

Nr.2 shopping centre owner and manager in

Acquisition of Sektor Gruppen e

Pan-Nordic company Completes the Nordic platform

Entrance to Norway Wealthiest and fastest growing country in Europe



Sektor —

a leader in Norwegian retail real estate

=) Norway's 2" largest shopping centre company

=) 100% shopping centres

= Focused on the three main urban economic centres:
Oslo, Bergen and Stavanger regions

=) Proven management track record

Portfolio /

= 17 fully and 3 majority owned (69%) shopping /
centres (400,000 sq.m.)

= Minority stakes (20%) in 4 shopping centres
and 2 rented shopping centres (approx. P
90,000 sg.m.) g

» 8additional managed shopping centres P
(approx. 140,000 sgq.m.) \
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Source: DTZ, Company information
Yncludes all assets under management

Gav:EUR 1.5 bn
Footfall: 62 Million p.a."

Fully and majority-owned

# of properties 20
Gross leasable area 400,000 sg.m.
Average size of centre 20,000 sg.m.
Occupancy rate 96.5%
Annual sales, MEUR 1,399
Lease duration 3.5 years
OCR 10.4%
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An attractive acquisition
moving Citycon to another league

Increased scale

Creation of a EUR 5 bn shopping centre company with a platform of 55 shopping centres
Third largest listed continental retail operator by GAV
Immediate critical mass in Norway

Increased liquidity and added capital market visibility

Consolidation as Nordic leader

= Largest listed shopping centre specialist in the Nordics

= (Geographical diversification — presence in all Nordic countries
= Leading positions in Finland, Sweden, Norway and Estonia

Pan-Nordic

Well-run operating platform
Sektor = Strong company with proven track record and experienced management team
= Excellent asset fit: focus on daily shopping in urban locations

Value creating transaction with earnings growth potential

= Lower cost of capital potential

= Cost efficiencies for overhead and operating costs

= Cross-country leasing opportunities and best practice sharing (e.g. digital marketing)

Synergies

CI CITYCON



Key terms of the transaction

= NOK 12,320 million debt-free purchase price (EUR 1,467 million)

- = Netinitial property vield of 5.2%

Key acquisition terms - Potential to increase by +20bps by year-end 2015 due to
developments coming online

= Expected to be accretive to earnings per share as of first full year (2016)

= Rights issue of EUR 600 million (subject to EGM approval)
= Pro rata subscription undertakings by Citycon’'s main shareholders
Gazit-Globe (42.8%) and CPPIB (15.0%)
= Approx. EUR 220 million initially bridge financed
= Pro forma LTV maintained within target range of 40-45%
= Management expects credit ratings to remain unchanged at BBB and Baa2

Key financing terms

= 15 June EGM to approve rights issue authorization
Indicative timeline = June Rights issue launched
= July Closing of transaction

CI CITYCON



Citycon is ready for the next strategic step

2011

Baltics
11%

Finland
61%

Sweden
28%

GAV:EUR 2.5 bn

Loan to Value (LTV), %

575
54.5

493

Q1/2015

Baltics &
Denmark

10%

GAV: EUR 3.4 bn

38.6

 _

40.8

2011 2012 2013

Yncluding Kista Galleria 100%

2014

Q1/2015

Finland

2011-2015

Better Citycon

v More focused and balanced Nordic
shopping centre portfolio

v Strong operating result - LFL NRI
growth of 2.5-5% p.a.

v Cost control and efficiency — admin
expenses as % of GRI down from 13.6%
to 9.6%

Stronger Citycon
v LTV reduced to 40-45% target range

v Credit ratings of BBB from S&P and
Baa2 from Moody's

v CPPIB introduced as second anchor
shareholder (15%)

2015 ->

Bigger Citycon
v Sektor acquisition

CI CITYCON



The transaction completes full exposure
to the fast growing Nordic region

() Number of shopping /‘VN"-’"‘;
centres”

Finland

« )

Sweden Estonia

' Denmark

Only Pan-Nordic listed retail pure-play

Pre-transaction (GAV)

Baltics &
Denmark

10%‘

Finland
51%

Sweden
39%"

Pro forma (GAV)

Baltics &
Denmark 7%

‘ Finland

Norway 35%

31%

Sweden”
27%

Larger footprint across the region providing access to tenant and cost synergies

M "ncluding Kista Galleria 100%

CI CITYCON
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Increased scale and visibility —
Largest listed property company in the Nordics

Gross asset value (EUR bn)"

6
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5 49
4.2 4.1 4.1
15
’ 30 34
: 33 33
3.2 3.1 3.1
3
2
1
O -
:Citycon + Castellum Olav Thon  Balder Fabege Citycon Klovern Entra Wallenstam Sponda Atrium
¢ Sektor Ljungberg
Sannmmnnnnd " 2) .
citycon &) SEKTOR Combined
# of shopping centres 353) 20 55
Total GLA (sgq.m.) 1,030,000 400,000 1,430,000
Total annual footfall (million) 150 624 212
Gross Asset Value (GAV) EUR 3.4bn EUR1.5bn EUR 4.9 bn

"Source: Company reports 3 In addition Citycon owns 25 ather retail properties
2 Including Kista Galleria  “'Including managed centres
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Significant step in the European retail space

Gross asset value (EUR bn)?

40

35 346
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10 9.8 95

33 3.3 3.0 3.0

0 - .

Unibail-Rodamco Klepierre Swiss Prime Site. Hammerson E Citycon + Sektor E Citycon Wereldhave Deutsche  Atrium European Eurocommercial
: : EuroShop RE

Citycon stepping up to the European large caps
Leader in urban, everyday shopping centres

" Source: Company reports Cl C I TYCON



True Pan-Nordic leader

Retail GLA (thousand sq.m.)"

340
Finland
14
____________________ .
FrY)
CITYCON KESKO el WEREAVE
280
Sweden 230 225 225 500
[ N [ [ (]
I N
QL R
CITYCONN unibail-rodamco  STEEN#STROM
1275
Norway ----9
400
| - 305 200

nlm= 1 ” .

CITYCOM  STEENdSTROM /S—O_|® @ scaLy 0 o N~ T TTTT

|
I
OLAV THON GRUPPEN SE KTO R I
GRUPPEN
I
110 o5 |
Estonia I
65 60 I
U (
citycon ASTRIJS.  SATNAM AT ot
f — P ONTOS

14 I Source: Company reports, SEB analysis. Includes only majority-owned shopping centres. Cl C I TYCON

Includes some assumptions on retail proportion out of total GLA, where retail data not available



Sektor —

High quality assets with a resilient tenant base

Revenue split

Cafés and ServicesOther
restaurants 2% 1%

59 ‘
Home

19%

Groceries
29%

Speciality

g1 .
22% Fashion
22%
Source: DTZ, Company information,
15 "ncludes sports, pharmacies, cosmetics, toys and other speciality stores.

VARNER-GRUPPEN

D

NorgesGruppen

GRESVIG

AM

EUROSKO

Norge

({PRINCESS?

Top 10 tenants by rent

Fashion 7.0%
Groceries 6.5%
Sports apparel 4.1%

Home 2.8%

Fashion 2.5%

Fashion 2.3%

Groceries 2.0%

Sports 1.5%

Fashion 159

Home 1.4%

CI CITYCON
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A perfect fit -

Portfolio in line with core investment criteria

PAN-NORDIC

URBAN ENVIRONMENTS

DAILY SHOPPING

MORE THAN SHOPPING

LEADING POSITION

(RE)DEVELOPMENT POTENTIAL

LSS LSS AL

= 100% focused on Norway for Citycon to

become a true Pan-Nordic player

= Focused on capital city regions and cities with

population growth

= Linked to public transportation

= Grocery-anchored shopping centres
= Targeted at every day convenience

= Health care, municipal services, education

incorporated in the centres

= Adding to the ‘Cityconmunity’

= |eading position in its local catchment area

with natural footfall

= (Re)development and intensification

opportunities through active management

CI CITYCON



ldentified value creation drivers

‘ - = Access to the whole Nordics & cross-country tenanting
TENANT OPTIMIZATION L :
‘ ' = Increased food & beverage, health, municipality services

= Efficiency by sharing the digital platform
ﬁ' DIGITAL INNOVATION

OPERATING EFFICIENCIES
= Extension and (re)development potential
DEVELOPMENTS = (apitalising residential building rights

= Lower cost of capital potential

= Enhanced customer experience and loyalty

= Larger platform — improved purchasing power, marketing etc.

= Ancillary income such as specialty leasing & parking income

FINANCING SYNERGIES

= Improved access to international capital markets

Ambition to generate annual like-for-like net rental income growth

of +100bps above CPI for the Sektor portfolio
17 Cl CITYCON
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2. NORWEGIAN
MARKET

L |
|




Norway is the fastest growing country in Europe,
with Oslo as the fastest growing city

Population growth (2015-2030E) Population growth (2015-2030E)

Norway : 13.4% Oslo 20.3%
Sweden 10.3% Stockholm 18.3%
UK 9.49% Copenhagen
France - Helsinki"
Denmark NG .10 London 11.2%
Belgium 4.3% Amsterdam 11.2%
Austria 4.2% Paris 8.9%
Finland | 3.5% Madrid 8.2%
Switzerland 2.4% Warsaw 4.0%
Spain 2.2% Rome 3.3%
Greece | (-1.4%) Berlin 2.7%

= Norway's population expected to grow to 5.8 million by 2030
= |mmigration accounts for a large part of Norway's population growth. Largest immigrant groups are from
Sweden and Poland

Source: IHS, United Nations, Statistics Finland

Helsinki Metropolitan area (Helsinki, Espoo, Vantaa)

CI CITYCON



Above average inflation and
one of the lowest unemployment rates in Europe

Inflation Unemployment rate (end of 2014)
= Norway Nordic average ===Euro area Norway _ 3.5%
——Finland = Sweden

UK 6.2%

3%

Denmark G 65

Germany 6.7%

2% \/
Sweden 7.9%
1% Finland = 8.7%
/ France 10.2%
0%

EUavr. | 10.4%

Italy 12.7%

1)%
2013 2014 2015E 2016E

= Norway has shown a stable inflation rate averaging between 1.5-2.5%
= Unemployment rates in Norway are projected to remain stable at around 4% over the next 4 years

20 Source: Global insight Cl CITYCON



Highest GDP per capita in Europe
and consumption projected to grow by 4+%

Nominal GDP per Capita vs. EU average (2014)

Consumption growth in Norway

Real private consumption growth

4.2%

2.2%

L"- 1 0/(J LLOO/O

2.L4% 2.3%

W CPI growth
Norway 271% &
5%
Denmark 4L4.4%
4.1%
Sweden 4%
. 2.1%
Finland 39, 2 1%
Germany 129%
2%
UK 126%
19 2.3%
France 122% °
Ital %
Yy 97% 0%
Spain 82% 2014 2015E
Greece 59%
21 Source: Statistics Norway — Economic Outlook 2015, published March 2015, OECD, Global insight

2016E

2017E 2018E
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Strong population growth

in the major regions

Population growth, larger cities
2014-2020E CAGR

Oslo 2.1%
Bergen 1.4%
Trondheim 1.3%
Stavanger 1.0%
Kristiansand 1.8%

= The major cities of Norway have the highest
population growth rates in the country,
with Oslo in the lead

22 Source: Statistics Norway

Pogulation

014
634,000
272,000
182,000

131,000

86,000

Population growth for Norway
2014-2020E

[ Above 10 %

5-10 %

Below 5 %

Kristiansand
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3. FINANCIAL
ASPECTS

I

CICITYCON
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Preliminary combined financial information

Citycon 2014 Sektor 2014 Adjustments

Turnover 2453 127.0 =
Net rental income 169.4 74.0 -1.3
Operating profit 165.0 1035 -8.9
Net financial income and expenses -77.5 -49.0 -
Profit for the period " 89.7 40.2 -8.6
Fair value of investment properties 2,769.1 1,308.3 104.5
Loan to Value (LTV), % 38.6 62.4 -

ncludes fair value changes on investment property

= The transaction is expected to be accretive to earnings per share as of first full year (2016)

Combined

372.3
242.0
259.5
-126.5
121.3
4,181.9

Approx. 45

Note: The unaudited selected pro forma financial information presented here is entirely for illustrative
purposes and based on theoretical combination of Citycon's and Sektor's 2014 financial statements

CI CITYCON
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Financing of the transaction

= Rights issue of EUR 600 million (subject to EGM approval)

= Pro rata subscription undertakings by Citycon's main shareholders Gazit-Globe (42.8%)
and CPPIB (15.0%) , subject to certain customary conditions

= All necessary bank waivers and commitments received

= Management expects its current credit ratings (BBB by S&P and Baa2 by Moody's) to be affirmed
with a stable outlook

Sources Uses
Existing Sektor bank loans 671 Purchase price 541
Rights issue 600 Existing Sektor bank loans 671
Parent level bridge 222 Bonds & vendor loan 264
Total 1,493 Transaction costs 17
Total 1,493

CI CITYCON
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Financing of the transaction (cont.)

= Following completion of the transaction, Citycon will consider alternatives to optimise its long-term
financing structure and to refinance the bridge arrangements

= Bridge financing facility and existing Sektor debt to be refinanced
= Continued divestment of non-core properties
= Potential issuance of bonds, possibly to be supplemented by bank loans

= (itycon's identified non-core portfolio amounts to approx. EUR 300 million, which management
expects to divest during the next years

= Management evaluates that <10% of Sektor’s portfolio can be considered non-core due to small
size (<10,000 sg.m.) or non-urban location

Pro forma LTV maintained within the target range of 40-45%

CI CITYCON
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4. GOING
FORWARD
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Merging two strong platforms based on the “One
Citycon” model

Capture and integrate
best of both worlds

= Systems, processes, competences, people

Integration based on - No big bang date
critical stages = Reporting to be integrated as of Q3/2015

Start detailed
integration plan after
closing

= Steering committee to enforce the plan based on goals and
measure

Goal is to gradually align Sektor with Citycon processes and KPIs

CI CITYCON



Summary

Logical combination of two
retail specialists

Entrance to the strong and
growing Norwegian market

Creation of the #1 listed
property company in the
Nordics e |

L0 g
Value-add potential through
synergies

Kolbe’rn ’rerg

European scale with a LN

Nordic heartbeat F l 'Ey! ||
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Contact information

Eero Sihvonen, CFQO, Exec. VP
Tel. +358 50557 9137

Henrica Ginstrom, VP IR &
Communications

Tel. +358 50 554 4296

CICITYCON
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APPENDIX
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Sektor portfolio overview

Shopping Centre Municipality Ownership
%

Buskerud Storsenter Nedre Eiker 100 % 28 500 1,2
Down Town Porsgrunn 100 % 33 900 2,7
Glasshuspassasjen Bodg 100 % 2 400 2,7
Heiane Storsenter Stord 100 % 24 000 1,2
Herkules Skien 100 % 49 600 2,9
Kilden Senter Stavanger 100 % 16 800 1,6
Kolbotn Torg Oppegérd 100 % 17 500 2,0
Kongssenteret Kongsvinger 100 % 18 600 1,2
Kremmertorget Elverum 100 % 19 400 1,4
Krokstad Senter Nedre Eiker 100 % 10 300 0,4
Lade Storhandel Trondheim 100 % 8 700

Liertoppen Lier 100 % 25 600 1,9
Lietorvet Skien 100 % 7 300 1,5
Linderud Oslo 100 % 21 100 2,3
Magasinet Drammen Drammen 100 % 15 200 2,9
Oasen Bergen 69 % 30 900 3,6
Sjesiden Horten 69 % 11 100 1,0
Stopp Tune Sarpsborg 100 % 11 900 1,1
Storbyen Sarpsborg 69 % 23 400 2,7
Trekanten Asker 100 % 23 800 3.1
Total owned properties 400 000 37,4
NAF-Huset Oslo Rented 4100 -
Solsiden Trondheim Rented 13 900 2,7
Total rented properties 18 000 2,7
TOTAL OWNED/LEASED PROPERTIES 418 000 40,1

Source: DTZ Cl C I TYCON
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Sektor portfolio overview (cont.

Shopping Centre

Municipality Ownership

CC Drammen Drammen - 16 500 1,0
City Syd Trondheim - 15 500 4,0
Halden Storsenter Halden 20 % 9 400 0,8
Holmen Senter Asker - 24 200 2,0
Ivar Lykkes vei 5 Trondheim 11 900

Markedet Haugesund 20 % 10 100 1,2
Stadionparken Stavanger - 10 900 1,0
Stowner Senter Oslo 20 % 37 000 4,3
Strandtorget Lillehammer - 29 400 1,7
Tiller Torget Trondheim - 23 500 1,2
Torget Vest Drammen 7 900 11
Tonbyen Fredrikstad 20 % 13 500 3,9
TOTAL MANAGED PROPERTIES 209 800 22,2
TOTAL INCLUDING MANAGED PROPERTIES 627 800 62,3

Source: DTZ

CI CITYCON
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