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H1/2017: GOOD PERFORMANCE DRIVEN BY STRONG SWEDEN
AND NORWAY




HIGHLIGHTS H1/2017

6.1% INCREASE IN EPRA EPS TO EUR 0.089
- Overall net rental income growth and lower administrative expenses

- Completed (re)development projects support earnings growth (e.g. Iso Omena and Myyrmanni)

POSITIVE LIKE-FOR-LIKE NET RENTAL INCOME
- LFL NRI +1.6% including Kista Galleria (50%)

- Strong performance in Sweden and Norway compensates for weaker Finland

FURTHER PORTFOLIO QUALITY UPGRADE
- Divestment of six properties including building rights for MEUR 118 slightly above IFRS fair value

SUCCESSFUL SECOND PHASE OPENING IN ISO OMENA

- Footfall +28% and turnover +24%

MORE POSITIVE OUTLOOK, GUIDANCE SPECIFIED
- EPRAEPS EUR 0.165-0.175 (prev. 0.155-0.175)
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FINLAND BACK ON THE RADAR SCREEN

— Blackstone transaction triggers unlocked shareholder
value

- Finnish economy shows strong recovery (GDP
forecast 2017: 2.5-3%)

- Citycon’s balanced Nordic portfolio well positioned
for bridging the NAV gap




FINANCIAL HIGHLIGHTS

MEUR H1/2017 %Y
Net rental income 116.0 3.3
Direct operating profit 103.0 4.7
EPRA Earnings 79.2 6.1
EPRA EPS (basic) 0.089 6.1
EPRA NAV per share 2.78 -0.6
Fair value change -8.4

Loan to Value (LTV), % 47.3 4.1

1) Change from previous year (H1/2016)

CICITYCON



STRONG LIKE-FOR-LIKE NRI GROWTH IN SWEDEN AND NORWAY
COMPENSATES FOR WEAKER FINLAND
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OVERALL LIKE-FOR-LIKE NRI GROWTH 1.6%

LIKE-FOR-LIKE NET RENTAL INCOME GROWTH 1 — Strong shopping centres in the
8.8% mmmmmmmmmes ] Helsinki area (Iso Omena,
i ] Myyrmanni, Lippulaiva) all out of
. E i the like-for-like portfolio due to
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The width of each column refers to the weight Uincluding Kista Galleria 50%. The adjusted total
7 of the business unit in Citycon's portfolio. including Kista Galleria 100% would be 1.7%. Cl CITYCON



OVERALL SALES +2%, FOOTFALL FLAT
LFL SALES AND FOOTFALL SLIGHTLY DOWN

LIKE-FOR-LIKE SALES LIKE-FOR-LIKE FOOTFALL
01-02/2017 vs. Q1-Q2/2016, % 01-02/2017 vs. Q1-Q2/2016, %
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: : : :
i i i 2% i
1 1 1 1
1 1 1 1
1 1 1 1
1 1 1 1
i i -3% 3% | i
1 1 1 1
1 1 1 1
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The width of each column refers to the weight 1 Including Kista Galleria 50%. Sales and footfall figures Cl CITYCO N

8 of the business unit in Citycon's portfolio. include estimates. Sales figures exclude VAT.



OCCUPANCY INCREASED DRIVEN BY GOOD LEASING ACTIVITY IN
FINLAND AND NON-CORE DISPOSALS

OCCUPANCY RATE ¥

96.9%
o= o 96.5% ° 96.3% 96.0% 96.3%
. (0]

2013 2014 2015 2016 Q1/2017 H1/2017
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DEVELOPMENT PORTFOLIO




URBAN DEVELOPMENTS PROGRESSING
- SECOND PHASE OF ISO OMENA SUCCESSFULLY OPENED

ONGOING/COMPLETED PROJECTS

Expected

Cumulative

. Area before/ . . Yield on cost®): Pre-leasing, Completion
City e sl investment, investment, % % T

» S9.m. MEUR MEUR ° ° g
1 Mélndal Galleria Gothenburg - /24,000 60.0 (120.0) 34.9 ~6.5-7.0 70 Q3/2018
2 Lippulaiva Helsinki area 19,200/44,100 215.0 36.5 ~6.5 55 2021
. o . Completed:
3 Iso Omena Helsinki area 63,300/101,000 270.0 269.5 6.0 Total SC: 98 02/2017

1) Expected stabilised yield (3" year after completion). Calculated on total development costs, also including financing and Citycon internal costs.




ISO OMENA HAS BECOME THE LEADING SHOPPING AND LEISURE
DESTINATION IN THE HELSINKI AREA

- Successful second phase
opening 20 April 2017

- Strong and international
tenant mix, 98% leased

- Great operational
performance since opening:

- Footfall +28%
~ Customers by car +51%

- Total turnover +24%

- Turnover of existing
tenants +10%

- Metro opening expected in
Q3/2017

- 4,500 sq.m. Dudesons
Activity Park to open in
October 2017
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DEVELOPMENT PIPELINE
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DEVELOPMENT PIPELINE -

URBAN LOCATIONS IN CAPITAL CITIES

Area before/ Expected Target - Development investments of
City after, investment, initiation/ MEUR 150-200 p.a sourced
sq.m. MEUR completion . .
through capital recycling

COMMITTED

Down Town Porsgrunn 38,000/46,000 75 2017/2020

PLANNED (UNCOMMITTED)

Tumba Centrum Stockholm 23,400/32,000 50 2018/2020

Kista Galleria Stockholm 92,500/111,000 801 2019/2021

Oasen Bergen 31,300/43,300 80 2019/2021

Lilieholmstorget Galleria Stockholm 40,500/63,000 120 2020/2022

Trekanten Oslo 23,900/45,000 110 2020/2022

1 Citycon’s share MEUR 40 (50%)
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KEY TARGET AREAS 2017 AND ONWARDS

FURTHER CAPITAL RECYCLING

- Divestments of MEUR 400-500 within the coming three years, of which half within the
coming 1.5 years. Mainly smaller, non-urban shopping centres in Finland and Norway.

- MEUR 150-200 p.a. developments within the existing portfolio with an average YoC of 150
bps over yield requirement

- Selective acquisitions

LONG-TERM LFL NRI GROWTH OF 100 BPS ABOVE INFLATION

- Following completion of divestment plan

LOAN TO VALUE TARGET 40-45%
- Recycling of capital

- Selective joint venture opportunities

CICITYCON



FINANCIAL TARGET 2022

LFL NRI (RE)DEVE- SELECTIVE DIVEST- EPRA
GROWTH LOPMENTS ACQUISI- MENTS EPS
OVER MEUR @ TIONS @ MEUR GROWTH
INFLATION 800 400-500 ~ 15-25%
+100 BPS YOC~ 6.5% YIELD ~ 5% YIELD ~ 6-8%
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FINANCIAL TARGET 2022

LFL NRI (RE)DEVE- SELECTIVE DIVEST- EPRA
GROWTH LOPMENTS ACQUISI- MENTS EPS
OVER MEUR @ TIONS @ MEUR GROWTH
INFLATION 800 400-500 ~ 15-259

+100 BPS YOC~ 6.5% YIELD ~ 5%
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FINANCIAL OVERVIEW
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FINANCIAL RESULTS

Lo £ ¥
e

L
I

Y MEUR H1/2017 H1/2016 % CL_*I'“iS/Tf\%%;
Gross rental income 131.5 125.4 4.8 140.0
Net rental income 116.0 112.2 3.3 123.6
Direct operating profit 103.0 98.4 4.7 110.4
EPRA Earnings 79.2 74.6 6.1 n.a.
EPRA EPS (basic) 0.089 0.084 6.1 n.a.
EPRA NAV per share 2.78 2.80 -0.6 n.a.

- EPRA EPS increase fuelled by increased net rental income and lower direct
administrative expenses

- Kista Galleria contributed to the IFRS-based profit for the period by approx. MEUR 3.1
in H1/2017
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(RE)DEVELOPMENT PROJECTS COMING ONLINE SUPPORTED NET
RENTAL INCOME GROWTH

NRI DEVELOPMENT
MEUR

3.0

. 116.0
1.2 0.5
|

H1/2016 Acquisitions (Re)development Divestments LFL properties  Other (incl. exchange H1/2017
projects rate differences)
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INCREASED AVERAGE RENT,
OCCUPANCY AT A GOOD LEVEL

H1/2017 H1/2016
Occupancy rate (economic) % 96.3 96.6
Average rent EUR/sg.m. 23.5 22.9
Average remaining length of lease portfolio years 3.4 3.2

H1/2017 H1/2016
Average rent of leases started EUR/sq.m. 22.9 21.1
Average rent of leases ended EUR/sq.m. 21.7 21.0
Leasing spread of renewals and re-lettings % -6.2 -8.1

- H1/2017 leasing spread negative mainly due to challenging retail environment in Finland

and increased competition in Estonia

All figures including Kista Galleria 50%

CICITYCON



FIRST FULL VALUATION BY NEW APPRAISER
CBRE

FAIR VALUE CHANGES, MEUR Q2/2017 Q2/2016 H1/2017 H1/2016
Finland -5.5 -6.9 -15.1 -15.2
Norway -13.7 0.2 0.7 24.3
Sweden 4.7 12.9 8.2 21.8
Estonia & Denmark -1.2 -1.6 -2.2 0.2

Investment properties, total =157 4.7 -8.4 31.0
Kista Galleria (50%) 0.6 0.8 0.5 2.0

Lr;\'é:;stment properties and Kista Galleria (50%), 151 5.5 78 33.0

WEIGHTED AVERAGE YIELD REQUIREMENT, % 30 JUNE 2017 30 JUNE 2016 31 DEC 2016

Investment properties and Kista Galleria (50%), average 5.4 55 5.4
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INCOME STATEMENT

MEUR Q2/2017 Q2/2016 % H1/2017 H1/2016
Gross rental income 65.4 62.2 5.2 131.5 125.4
Service charge income 19.4 20.2 -3.6 39.9 40.2
Property operating expenses -24.9 -25.1 -1.0 -54.5 -52.9
Other expenses from leasing operations -0.6 -0.2 189.8 -0.9 -0.6
Net rental income 59.4 57.0 4.1 116.0 112.2
Administrative expenses -6.9 -7.3 -5.2 -13.7 -14.8
Other operating income and expenses 0.2 0.8 -67.4 -2.0 1.0
greot;:;i;/alue gains/losses on investment 15.7 47 ) 8.4 310
Net gains on sale of investment property 7.4 3.5 115.1 9.4 3.5
Operating profit 44.4 58.6 -24.2 101.2 132.9
Net financial income and expenses -14.1 -13.0 8.5 -29.6 -26.5
Share of profit/loss of joint ventures -1.6 -0.2 - -1.4 3.8
Profit/loss before taxes 28.7 45.4 -36.7 70.2 110.2
Profit/loss for the period 30.2 37.5 -19.3 59.2 95.3
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STABLE EPRA NAV

CHANGE OF NET ASSET VALUE (EPRA NAV)
EUR, per share

0.09
2.82 b
' - L A
-0.06
Q4/2016 EPRA Earnings Indirect result Translation reserve Dividends and equity Other Q2/2017
return paid
31 JUN 2017 31 JUN 2016 31 DEC 2016
EPRA NAV per share, EUR 2.78 2.80 2.82
EPRA NNNAV per share, EUR 2.43 2.42 2.47
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BALANCE SHEET

MEUR 31 JUN 2017 30 JUN 2016 31 DEC 2016
Investment properties 4,156.1 4,110.0 4,337.6
Total non-current assets 4,578.3 4,590.8 4,762.8
Investment properties held for sale 215.1 21.3 81.9
Total current assets 58.2 116.3 56.2
Total assets 4,851.6 4,728.4 4,900.9
Total shareholders’ equity 2,265.0 2,290.0 2,312.3
Total liabilities 2,586.6 2,438.4 2,588.7
Total liabilities and shareholders’ equity 4,851.6 4,728.4 4,900.9
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FINANCING OVERVIEW
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CONTINUED DECREASED AVERAGE INTEREST RATE

WEIGHTED AVERAGE INTEREST RATE LOAN TO VALUE (LTV)

9 54.59
4.25 % 412 % A)

49.3%
46.6% 47.3%

45.7%
3.28% °
3.04 % .
2.86 % 2.58% 38.6%

2012 2013 2014 2015 2016 H1/2017 2012 2013 2014 2015 2016 H1/2017
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FINANCING KEY FIGURES

30 JUN 2017 30 JUN 2016 31 DEC 2016
Interest bearing debt, fair value MEUR 2,199.1 2,055.5 2,191.5
Available liquidity MEUR 564.8 384.6 560.4
Average loan maturity years 5.0 5.0 5.6
Interest rate hedging ratio % 85.6 84.6 93.1
Weighted average interest ratel) % 2.58 3.02 2.86
Loan to Value (LTV) % 47.3 45.4 46.6
Financial covenant: Equity ratio (> 32.5%) % 46.8 48.5 47.3
Financial covenant: Interest cover ratio (> 1.8) % 3.8 3.6 3.8

28 Yincluding cross-currency swaps and interest rate swaps
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86% OF DEBT FIXED RATE, VAST MAJORITY BONDS

DEBT BREAKDOWN BY TYPE DEBT BREAKDOWN BY CURRENCY

Bank term
loan Other

5% 0%

SEK

EUR
54%

2,199.1

EUR million

2,199.1

EUR million

NOK

26% Part of EUR debt has been

converted to SEK and NOK
using cross-currency
swaps
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BALANCED MATURITY PROFILE WITH LONG
AVERAGE LOAN MATURITY

DEBT MATURITIES

500
500
450
400 S
350 350
300
250 235
200
146
131
150 113 104
100
50 3 I 31
0 | 1 1 1 1 1 \ \
2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027
M Loans M Floating to fixed swaps M Undrawn loan facilities Bonds ® Commercial Paper
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OUTLOOK 2017 SPECIFIED

DIRECT OPERATING PROFIT
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citycon.com

CONTACT INFORMATION

Eero Sihvonen
CFO, Exec. VP
Tel. +358 50 557 9137

Henrica Ginstrom
VP, IR & Communications
Tel. +358 50 554 4296
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