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Strategy

wlLeading owner, operator and developer of shopping centres in
growing cities in Finland, Sweden and the Baltic countries

wln-house shopping centre management, leasing, commercial
concept creation, market research and development expertise.

wPriority in sustainable shopping centre management and
development.

wStrong financial position.
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Strategic objectives

wGrowth through selected development projects and acquisitions
(partnerships and joinventure-based financial arrangements
can also be used for individual properties)

wProperty portfolio optimisation

wVacancy rate management, efficiency improvements, and
Increase in value through good shopping centre management

wBetter and more efficient property management
wSustainable development in business operations

wActive and conservative financing policy

- CITyCcon



Financiatargets

GROWTH
DIVIDENDS

EQUITY RATIO

Continued expansion through property development and
selective acquisitions

U Cumulative CAPEX since 2005 in excess of EUR 1.5
billion

U Main emphasis on organic growth

Solid distribution policy

Payout target 50 % of the result for the period after taxes
excl. fair value changes on property

U For 2009 the board of directors propose a {sbiare
dividend EUR 0.04 and return from invested unrestricted
equity fund EUR 0.10

U EUR 0.14 distribution 6 years in a row
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Geographical overview

FINLAND
w 73.7% of total net rental income in
2009
w Net rental income growth of.7%to
EUR 92.4 million
w Market leader with 22% market share

SWEDEN SRl T
w Net rental income accounted for 18.5%
2F /AGed2yQa G20l

w Net rental income EUR 23.2 million

BALTIC COUNTRIES

wbwlL T®y:: 2F [/ AGeO2y

w Net rental income rose b§4.6%to
EURS.8 million
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Main points

Q4 2009 (vsQ320009)

A The fair value change was E3R.6million (EUR1.2 m)
and the market value of property portfolio was EUR
2,147 .4million (EUR 2,162.n)

A The valuation yiel&.6%(6.6%) by external appraiser

A Net rental income was EWR.6million (EURB2.5m)

A Direct result per shar@iluted EPREPS) EUR06 (EUR
0.06) >

A Net cash from operating activities per share ELFG
(EUR 0.05)

A Net financial expenseSUR 12.@nillion (EUR 11.7m) r

SWEDEN

FINLAKND

2009 (vs. 2008)

A Turnover increased b§.5%to EURL86.3million (EUR
178.3m)

A Direct result per share (EPRA EPS) ER&REUR 0.20)

A Direct result grew to EURD.9million (EUR 43.8 m) bﬂ

A Likefor-like net rental income growt.8%

A Net cash from operating activities per share EF0
(EUR 0.21)

A Profit /loss before taxes now EUB7.5million (EUR
-162.3m), incl. EUR7.4million (EUR216.1 m) fair

value change
FY 2009 CITvcon
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Financing overview

w Total asset stood at EURR253.2million

w Refinancing not an issugtotal liquidity of EURR05.6million incl. unutilized
committed debt facilities (EUR 185.8m) and cash (EUR 19.8 m)
i Covers committed development pipeline and repayments at least until 2010
without other financing sources

w Equity ratio34.2%6

w Average yeato-date interest rate4.16%(4.85%). At the yeaend,the weighted
interest rate average®.87%, net financial expenses EUR.7m (EUR 57.3 m)

w Citycon made a Bond issue with a total, aggregate value of EUR 40 million directed
at domestic retail investors. Proceeds to (re)development projects.

w In 2009 Citycon signed a thrgear EUR'S million unsecured revolving credit
facility and bought back approx. 30.5% of its Subordinated Convertible Bond 2006

w TwO covenants

w Equity ratio; Covenant level 32.5%, equity ratio as defined in loan agreemen#)vé@s .
wLYUSNBau O2SNJ N} GA2Y | 20Sy23y0 t SOSt moyE
-> improvement compared to the Q3 situation
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Business environment

GDP PRIVATE CONSUMPTION

2,7% 3 594 3,2%; 4% 30% 28% 3,0% 4,7%
1,1% 1,9% 1,2% 2,0% 2,8% 2,29 2.0% 2,0%
Finland -0,2% Sweden Estonif Lith - -0,2%. .
-I,5% -2,4% .1Higland +<70-0537%8 den Est Lith
-3,6% -3,8% -3,5% -45%
-7,6% -7,5%
-14,5%
! -15,0% -18,0% -17,5%
B 2008A 20094 m2010E H2011E W 2008A 20094 m2010E W2011E

Source: Nordea
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Business environment

CONSUMER CONFIDENCE
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/ 2yadzYSNJ O2yTARSYOS AYyRAOIFG2NI Aa O2yRdz0GSR & Iy AydSNDA
general economic situation, unemployment expectations over the next 12 months, and savings over the next 12 months.

FY 2009
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Business environment

Occupancy rates in shopping centres
continue to be high both in Finland and 4
in Sweden. (Jones Lang LaSalle, Nordic ,
City Report, Autumn 2009)

0
The property market has shown signs of 2

recovery (ibid.) 4

-6

Unemployment rates still a concern.
-8

Construction costs have decreased -10

Of SI NI X g KAOK & dzLdbd
property development business. 14

RETAIL AND GROCERY SALES, CPI, I

-16

m Retail sales (neinlation adjusted)

FY 2009

2,8
1,9 1,9 15
1
%
inland-Q,5 Sweden stonia
-1,6
-8,0
2NIa / AGed2y
-15,0

Grocery sales m CPI

Sources:
Statistics Finland, Statistics Sweden, Statistics Estonia
Finnish Grocery Trade Association
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Strategical goals for environmental impact areas

Climatechange

Reduction of greenhouse gas emissions by 20% by year 2020 from the 2009

T baseline level (the EU objective is to reduce emissions by 20% by 2020 from
the 1990 level).

Energy

Reduction of energy consumption (electricity and heat) by 9% by 2016 from the
level

Improvements in energy efficiency

Finding renewable energy solutions.

Water

Keeping water consumption on an average level of less than 3.5 litres per
visitor

Waste management anegkcycling

Shopping centre waste recycling rate to be raised to at least 50% by 2015
Reduction of landfill waste to a maximum of 30% of total waste volume by 2015

Landuseand sustainableprojectdevelopment

All development projects to be implemented in accordance with environmental
classification principles

Development projects are located in builp environments, within reach of good
transport connections
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Key Performance in 2009

wThe first LEED certificate in the Nordic countries was awarded to
Trio shopping centre.

wThe Green Shopping Centre Management programme was
launched.

wAction was taken to improve environmental reporting, and the
first report was published.

wCitycon took part in the GRI development work in the property
and construction industry.

wCitycon participated in the limastotalkoot climate campaign.
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Green Shopping Centre Management Program

Tool for Shopping Centre Management

AEnergy AGreen
AWater thinking in
AWaste action
ARefrigerants ARecognition
ATransport i
AProcurement Development
ATraining areas
AMarketing

AMonitoring
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KeyResults

Emissions
w 31,816 tnCO2 equals
w 13.5 millionlitres petrol or
wnedonn 2 2F CAYyftlFIyRQa G20Ff SYAAaA2Y&A O6HnnTO i
w To offset the emissions, one needs to plant 103,000 trees in the habitat of Northern Europe,
this correlates area of 88 soccer fields or area of 1.9 x Central Park, New York or area of 4.5 x
Hyde Park, London
w 0.03 tnCOZ/GLA

Energy consumption

w Electricity consumption in shopping centi@gerager/3.6kWh/gross-m2 ja 17.2 kWh/m@veragean
CAYYAAK {/ on®dn (12KKYoX az2dz2NOSY az2iA0 Qa Sy SNI

w Heat consumption in shopping centragarage88.2 kwh/brm2 and 20.8Wh/m3 (average in
CAYYAAaK &aK2LILWAY3I OSYINB HcdPH 12KkYoX &2dz2NOSY

Water consumption

w Average 3.9 l/visitor/year

w In Finland and the Baltic Countries the consumption goal less than 3.5 l/visitor is reached. In Sweden
the high number of apartments in shopping centres increases the average water consumption.

Waste management

w Average recycling rate 48.5%, share of the waste send to landfill avé®atfis

w! G201t 2F mMc 2F /AGe02yQa akK2LIWLAyYy3d OSyiNBa | f
centres managed to achieve the target of sending maxmn30% of waste to landfill.
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Key Results g

Land use and Sustainable project developifnent

w The first LEED certificate in the Nordic countries was awarded to Trio

shopping centre
w Certification processes proceeded according to the schedule
wRocca al Mare was awareded first LEED certificate in January 2010

w Liljeholmstorget is aiming for a platinum level certificate

i Action points: Definition of propertievel targets and action
programmes
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(Re)development projects
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Ongoingre)development projects

PROPERTY LOCATION  AREA, sg.m. TOTAL ACTUAL
Beforeand ESTIMATED CUMULATIVE

after INVESTMEN CAPEXythe
T NEED, endof period,
MEUR MEUR

A kersberga Osteréke,r 20 000 415.6 16.0 Refurbishment and extension of the shoppil
Centrum SWE 33 000 centre in the Greater Stockholarea.
Torikeskus Seingjoki FIN 11 300 4.0 27 Refurbishment of the interiors of the shoppi

11 500 centre underway.
Forum Jyvaskyla 15 000 16.0 Refurbishment of interior premises (12 000
FIN sqg.m) of the shoppingentre.
Myllypuro Helsinki,FIN 7700 20.0 Building of a new retail centre replacing the
7300 existing one next to the Myllypuro subway
station.
Espoontori Espoo FIN 16 500 18.0 Refurbishment of 10400 sqg.m. of interior
16 400 premises and the parking facility.

Hansa(Trio) Lahti FIN 8 000 8.0 05 The refurbishment oHansaproperty located

next to Trio.

Myyrmanni Vantaa FIN 8400 4.8 0.6 Refurbishment of the first floor premises an

tenantimprovementson the ground floor.

Pori Anttila Pori, FIN 7 600 3.0 1.5 Refurbishment of the retail premises in two
phases.
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Ongoing (re)development projects

AKERSBERGA CENTRUM

Refurbishment and extension of existing shopping
centre in affluentOsterakeiGreaterStockholm area,
north east of the CBD.

75%pre-let, the anchor tenant is a large |&&antum
grocery store. Project started in summer 2009.
Minority owner (25%) local real estate company
owned by the municipality.

Retail GLA before project start, sq.m. 20,000
Postdevelopment area (GLA), sqg.m. 33,000
Total Estimated investment, EUR m 45.6

- divestment of apartments EUR 16.7 m

- share of minority owner 25%
| AGed2yQa SaGAYlI (SROBSs g
/| AGe02y Qa OdzydzZ F GA GBS /! :
end of period, EUR m 12.0

Completion 2011
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Ongoing (re)development projects

FY 2009

FORUM in Jyvaskyla

Refurbishment of existing downtown
shopping centre in vivid university
town of Jyvaskyl@n Central Finland.
70% of the shopping centre is pie.
Mostly fashion,cafes andestaurantsas
tenants

RetailGLA,sq.m 15,100
Project area (GLA), S@pprox.) 12,000
Total Estimated investment,

EURmillion 16

Completion November 2010
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