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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 or solicitation of an offer to buy securities anywhere in the world. No securities of Citycon Qyj (the “Company”) have
been or will be registered under the U.S. Securities Act of 1933, as amended (the "Securities Act”). Certain ordinary shares of the Company have been offered
to "qualified institutional buyers” (as such term is defined in Rule 144A ("Rule 144A")) under the Securities Act, in transactions not involving a public offering
within the meaning of the Securities Act. Accordingly, such shares are “restricted securities” within the meaning of Rule 144 and may not be resold or
transferred in the United States, absent an exemption from SEC registration or an effective registration statement. 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, or to any “U.S. Person” as that term is defined in Regulation S under the Securities Act. 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 this restriction 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.

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 Citycon Oyj (the “Company”), or any of their respective 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 their respective 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.

"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 statements

non "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. C Iwcon






Highlights Q2/2014

Overall steady financial
performance

Continued growth in
like-for-like NRI

Leasing indicators stable

Reduced opex and admin
expenses

Raising EUR 400 million
new equity

Challenging retail environment
especially in Finland

Developments
progressing
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Overall steady financial performance

Q1-Q2/ Q1-Q2/

EUR million Q2/2014 Q2/2013 2014 2013 Change-%
Net rental income L3.4 4L2.7 84.0 83.0 1.3
Administrative expenses 5.1 5.1 10.2 10.5 -2.4
EPRA Operating profit 38.6 37.8 747 73.2 2.7
Net financial income & expenses -28.0 -43.1 -41.6 -59.5 -30.1
EPRA Earnings 24.0 20.8 46.3 4L0.4 14.4
EPRA Earnings per share (basic) 0.052 0.047 0.102 0.098 4.0

Like-for-like gross rental income growth: 2.4%

Like-for-like net rental income growth: 3.6%

Increased EPRA EPS despite the higher average number of shares resulting
mainly from the directed share issue

Stable fair value development YTD: EUR 13.4 million (EUR 28.7 million incl. Kista
Galleria)

CITycon



Continued growth in like-for-like NRI

Like-for-like net rental income growth = Continued strong like-for-like
- net rental income growth in low
inflation environment
59, 4.9% = Shopping centres: 3.4%
o = Supermarkets & shops: 4.5%
4% 3.8%
3.6% . _
= Growth in all regions
3% = Finland: 3.3%
= Sweden: 3.9%
2% = Baltic Countries & New
Business: n.a. (due to
" (re)development projects)
-0.3%
0%
2010 2011 2012 2013 Q1-Q2/2014

-1%
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Leasing indicators stable

Q2/2014 Q2/2013 Q1/2014 Q4/2013

Occupancy rate (economic), % 95.7 94.8 95.5 95.7
LFL occupancy rate (economic), % 95.2 94.6 94.9 95.2
Occupancy cost ratio, %

(LFL shopping centres) 8.7 8.7 8.7 8.7
Average rent, EUR/sg.m./mth 21.7 215 21.7 215

= Slight increase in occupancy rate
= Average rent development stable, though under pressure in Finland
= Continued modest occupancy cost ratio

CITycon



Reduced opex and admin expenses

Property operating expenses Administrative expenses
EUR million EUR million
90 30
27.7
80 758 /84 26:5
71.6 25
70 | 674 233
20.6
60 20
50
41.0 15
40 385
30 10
20
5
10
0 0
2010 2011 2012 2013  H1/2014 2010 2011 2012 2013  H1/2014
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Retail environment promising in Sweden,

challenging in Finland

= Finland
= Modest GDP forecast
= Consumers hold back on
spending
= Sweden

= Stronger economic
fundamentals drive retail
spending
= Baltics
= Steady retail outlook

Urban, grocery-anchored shopping
centre strategy proves to be
resilient

8%
7%

6%

4%
3%
2%
1%
0%

-1%

L

Retail sales (Jan-May) and CPI (May)

6.0%

4.8%

3.3% W Retail Sales
CP|
0 0.5%
-0.2% 0.1% ~0.1%-0.4%
||

Sweden

0.8%
-0.2%

Finland Estonia  Lithuania Denmark

GDP growth estimates

2014 2015
Finland 0.2 10
Sweden 28 3.0
Estonia 19 30
Lithuania 33 37
Denmark 15 19

Sources: Statistics Finland/Sweden/Estonia/
Lithuania /Denmark, European Commission
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LFL sales and footfall stable

LFL shopping centre sales LFL shopping centre footfall
EUR million Growth % Million Growth %
1000 12% 60 6%
900 10%
50
800 4%
8%
700 40
600 o% 2%
500 4% 30
400 >, 0%
20
300
o 2%
200 10 b ,
100 2%
0 — 4% 0 ] 4%
Finland  Sweden Baltic Total Finland Sweden Baltic Total
Countries Countries &
& New New
Business Business
Q1-Q2/2013 M Q1-Q2/2014 e | F| sales Q1-Q2/2013 mm Q1-Q2/2014 =] FL footfall
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Raising EUR 400 million new equity

Two consecutive share issuances:

- Directed share issue of approx. EUR 200 million to CPPIB -
completed 10 June

- Rights issue of approx. EUR 200 million to all shareholders -
completed 8 July

= Introduced CPPIB as a significant strategic shareholder in H

Citycon
- 15% ownership after directed share issue
- Builds on existing partnership in Kista Galleria

= Use of proceeds
- Approx. EUR 300 million to repay debt
- Approx. EUR 100 million for select acquisitions and

(re)developments
= Positive impact on Citycon's credit profile
- Ratings upgrade by S&P to BBB (8 July)

- Moody's rating (Baa3) under review for upgrade

CITycon



Developments progressing

Citycon's Actual Expected
Area (expected) investments yield on . .
. . Pre-leasing Completion
before/ investment by completion rate. ¥ taroet
after, sq.m. need, 30.6.2014, when ‘e g
EUR m EURm stabilised, %

Extension &

Iso 63,300 .

Omena 90,000 88.0 22.2 6.5-7.0 40% Q3/2016 (re)develop
ment
Extension &

Iso 22,400 )

Kristina 34,000 55.0 26.1 7.6 70% Q4/2015 (re)develop
ment
Extension &

Stenungs 36,400 )

Torg 41,400 18.0 4.1 7.5 85% Q3/2015 (re)develop
ment

_ Addition of

Kista 94,200 0 -

Galleria 94,600 5.0 3.6 - 100% Q3/2014 Q|g|tal
library
Upgrade of

Kista 94,600 . food court

Galleria 95,100 o0 (2 - 100k L2 and north
entrance

CITycon



Development pipeline
3 projects planned = 2015

Estimated
project

area/additi
onal sq.m.

Citycon’s
expected
investment
need,
EURm

Target for
project
initiation/
completion

Myyrmanni

Tumba Centrum

Lippulaiva

13

26,600/
16,600

7,000~
10,000

36,000/
23,000

55

34

50-70

2015/2016

2015/2016

2015/2017

Extension and (re)development possibility of the
shopping centre. Different alternatives under
investigation. Supermarket and residential units
are under planning to be built in connection to the
centre.

Extension project combined with a new bus
terminal. Negotiations related
to zoning ongoing with the Municipality.

Extension possibility of the shopping centre.
Zoning process ongoing due to the plans to extend
the western metro line and build a new bus
terminal next to Lippulaiva. Plans include a new
library, cultural services and hypermarket.

CITycon
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Summary of Q2/2014 and going forward

Solid LFL performance despite
weak Finnish environment

Deleveraging builds strength and
flexibility; strategy
implementation to continue

Ongoing (re)developments and
selected acquisitions support
further earnings growth



15

FINANCIAL
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Financial results

Q1-Q2/

EUR million Q2/2014 Q2/2013 2014 incl.

Kista

Net rental income, total 4L3.4 4L2.7 84.0 83.0 98.8

NRI, Finland 26.0 26.1 50.4 50.3 50.4

NRI, Sweden 10.4 10.4 19.7 20.1 34.4

NRI,_ Baltic Countries & New 70 6.2 14.0 127 140
Business

EPRA Operating profit 38.6 37.8 74.7 73.2 88.7

EPRA Earnings 24.0 20.8 46.3 40.4 46.3

EPRA EPS (basic) 0.052 0.047 0.102 0.098 0.102

= In Q1-Q2/2014 Kista Galleria contributed to the IFRS based profit for the period by approx. EUR 12.3
million.

16 CITycon



NRI development

EUR million
86

24 1.0

85

1.2 -1.4

84.0

84

83.0 -0.1
83

82
81
80
Q1-Q2/2013 Acquisitions  (Re)development  Divestments LFL properties Other (incl. Q1-Q2/2014
projects exchange rates)
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Income statement

EUR million

Turnover
Property operating expenses
Other expenses from leasing operations

Net rental income
Administrative expenses
Other operating income and expenses

Net fair value gains/losses on
investment property

Net gains/losses on sale of investment
property

Operating profit
Net financial income and expenses

Share of profit/loss of jointly controlled
entities

Profit/loss before taxes

Profit/loss for the period

18

Q2/2014

61.9
18.1
0.3

43.4
5.1
0.4

1.4

-0.2

39.8
-28.0

1.8

13.7
13.6

Q2/2013

61.6
18.8
0.2

4L2.7
5.1
0.2

33

-0.4

40.7
-43.1

1.3

1.1
2.7

Q1-Q2/
2014

123.2
385
0.6

84.0
10.2
0.8

13.4

0.0

88.0
-41.6

8.6

55.0
523

Q1-Q2/
pAONIC]

124.5
41.0
0.5

83.0
10.5
0.6

15.1

-0.8

87.5
-59.5

2.4

30.3
30.7

Change-
%
-1.1

-6.0
28.1

1.3
-2.4
42.8

-115

0.6
-30.1

260.4

81.3
70.3

CITycon



Balance sheet

EUR million

30 Jun 2014

30 Jun 2013

31 Dec 2013

Investment properties 2,741.5
Total non-current assets 2,923.5
Total current assets 168.8
Total assets 3,100.0
Total shareholder's equity 1,533.8
Total liabilities 1,566.2
Total liabilities and shareholders’ equity 3,100.0

2,711.3
2,879.2

S8.2
2,983.9
1,272.8
1,711.1
2,983.9

30 Jun 2013

2,7335
2,898.6

74.5
2,975.4
1,340.6
1,634.7
2,975.4

31 Dec 2013

30 Jun 2014
EPRA NAV per share, EUR 2.99
EPRA NNNAV per share, EUR 2.72
Net vield requirement, % 6.2

19

2.99
2.77
6.3

3.10
2.90
6.3

CITycon
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Property portfolio

Occupancy rate (economic), %
Average rent, EUR/sgq.m.
# of leases started

Total area of leases started, sq.m.

Average rent of leases started,
EUR/sg.m.

# of leases ended

Total area of leases ended, sq.m.

Average rent of leases ended,
EUR/sg.m.

Q2/2014

95.7
21.7
128

29,705

20.0

132

31,061

20.2

Q2/2013
94.8
215

125

35,423
19.1

200

46,057

17.3

95.7
21.7
272

60,401

19.5

336

68,343

2.4

94.8
215
292

70,810
19.9

450

101,208

18.0

CITycon



21

Successful directed share issue and

rights issue

Ym Successful execution
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Use of proceeds

Directed share issue of 77,874,355 to CPPIB
Gross proceeds EUR 206.4 million
Completed 9 June

Approx. EUR 200 million used for debt repayments in June

All offered 74,166,052 shares were subscribed for
Major shareholder participation

= (azit's utilized underwriting: 1,956,885 shares
Gross proceeds EUR 196.5 million
Completed 8 July

Approx. EUR 100 million further debt repayments in July
and remaining approx. EUR 100 million for select
acquisition and (re)developments

CITycon



Outlook 2014

EPRA Operating profit EPRA Earnings
1E(L)JR million 1471 1ECL)JR million 93.7—
155.1 101.7
149.1 __ F=—
150 ! 1|
135.7 90 86.7
130
117.4
110 105.0 70 63.9
90 53.3
50 47.3
i J
50 30
2010 2011 2012 2013 2014E 2010 2011 2012 2013  2014E
Bl EPRA Operating profit 1 Outlook Range W EPRA Earnings 1 Outlook Range

= Company guidance 2014 (specified 8 July):
= Turnover to change by EUR (-1) to 7 million
= EPRA Operating profit to change by EUR (-2) to 6 million
= EPRA Earnings to increase by EUR 7 to 15 million (Q1/2014: EUR 2 to 10 million)
= EPRA EPS (basic) to be EUR 0.175-0.195 (Q1/2014: EUR 0.20-0.22)

e CITycon



FINANCING
OVERVIEW
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Financing overview — Key figures

30 Jun 2014 30 Jun 2013 31 Mar 2014
Interest bearing debt, fair value, EUR million 1,308.6 1,555.9 1.451.8
Available liquidity, EUR million 419.9 4538 L14.2
Average loan maturity, years 3.8 L4 38
Average fixing period, years 3.7 4.2 3.6
Hedging ratio, % 85.7 90.2 82.1
Weighted average interest rate, %" 3.98 4.09 4.03
YTD weighted average interest rate, %" 4.07 414 4.08
Loan to Value (LTV), % 39.8 51.3 50.3
Financial covenant: Equity ratio (>32.5%) 49.3 44.0 44,1
Financial covenant: ICR (>1.8) 2.6 2.2 2.5

= LTV decreased to 39.8% as a result of the directed share issue in June 2014 and as part of the funds

from the rights issue had been credited end of Q2

= Weighted average interest rate decreased to 3.98% due to repayment of debt and unwinding of

swaps

= Following announcement of equity transaction, S&P and Moody's put Citycon’s ratings under

review for upgrade. S&P upgraded Citycon to BBB on 8 July

1) Including interest rate swaps Clwcon



Debt type and currency split

Breakdown by debt type 7 Breakdown by currency )
Other
- o LTL O%

4%

Bilateral bank \
term loans
8%

Bonds
51%

Syndicated term
loans
28%

EUR 79%

= \Well diversified debt sources
= Following the repayments in June 2014 and the EUR 500 million Eurobond issue in
Q2/2013; bonds account for 51% of total outstanding debt
= The EUR 500 million Eurobond issue in Q2/2013 shifted the currency breakdown more
towards EUR

1) Calculated based on fair value of interest bearing debt
25 CITycon



Debt maturities and interest risk hedging

Maturity profile of loans and derivatives Interest-bearing debt by fixing type
W Loans
500
500 Fixed to floating swaps Floating
W Undrawn loan facilities rate debt
400 14%
Fixed rate
300 269 debt
Fi 0
o ixed rate 61°%
200 188 170 swaps
160
141 3 24 %
100 80 ®° K
50
90
O —

2014 2015 2016 2017 2018 2019 2020

= Average loan maturity remained on the same level as in previous quarter due to the
repayment of shorter term debt during the quarter and despite that no new long term debt
was drawn

= Hedging ratio increased to 85.7% mainly due to the repayment of floating debt in June 2014

1) Calculated based on fair value of interest bearing debt

2 CITycon



Financial expenses analysis

Q1-Q2/ Q1-Q2/

EUR thousand Q2/2014 Q1/2014 Q2/2013 2014 2013
Interest expenses -14,685 -14,648 -16,370 ;—29,333 -33,161
Foreign exchange gains (+) / losses (-) -50 -36 85 | -87 82
Amortisation of capitalised fees -906 -406 -1150 (®) -1,312 -1,094
Converitle bonds T 0 0w 0 480
Other expenses -14,049 -360 -27,612 -14,409 -28,012

Total expenses -29,691 -15,450 -44,808 -45,141 -62,665
Interest income 1,724 1,795 1688 (O 3518 3,146
Net financial expenses -27,968 -13,655 -43,119 -41,623 -59,518

A. Interest expenses decreased compared to last year mainly due to a lower average debt level

B. Both other financial expenses and amortisation of capitalised fees increased from the previous
guarter as a result of the indirect fair value losses on the interest rate swaps closed in relation to
debt prepayments and the write down of unamortised fees related to loans repaid during Q2/2014.
Similar one-off items were incurred also in Q2/2013 due to refinancing

C. Interestincome is mainly received from the shareholder loan given to Kista Galleria

CITycon
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Ownership, 30 June 2014

Established and listed on the Helsinki
Stock Exchange since 1988

Market cap EUR 1,391.4 million

Total registered shareholders 7,854
(8,613), of which nominee-registered
68.5% (76.1%) of total

Largest shareholders:

Gazit-Globe 41.9% (42.2% post rights
issue)

CPPIB 15.0%
llmarinen 7.6%
Included in FTSE EPRA/NAREIT Global

Real Estate Index, iBoxx BBB Financial
index (EUR 500 million bond)

Nominee-
registered
68.5%

Shareholders

CITycon



Contact information

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

Henrica Ginstrom, IR Manager
Tel. +358 50 554 4296
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