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Strategy

wlLeading owner, operator anmikeveloperof shoppingcentres 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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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 2008 pesshare 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 74.9% of total net rental income in Q2 2009
w Net rental income growth of 2.5% to EUR
46.0 million
w Market leader with 24% market share; 22

shopping centers and 42 other retail
properties
SWEDEN - erty over s:z[r’:asyrjl?.’:‘;]ttal Pr":/ll’\éﬂy 1(;1‘112: Iger![r’l?’:l |
w Net rental income accounted for 17.6% of lncgyte ncome
/| AGed2yQa G201t ySi Ay 02

w Net rental income EUR 10.8 million (EUR
12.2 m), reduction due to weakened
Swedish krona '

w/ AGeO2yQa fIFINBSad R
Liljleholmstorget

BALTIC COUNTRIES
wbwlL T®pz Z2F [ A
w/ AGeo2yQa a4S02
project Rocca al Mare
w Net rental income rose by 48.9% to EUR 4.
million
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Main points

Q2 2009 (vs. Q1 2009)

A The fair value change was Et2B.0million and the
market value of property portfolio was E2R.04.5
million (EUR2,097.3 m)

A The valuation yiel&.6%(6.5%) by external appraiser

A Net rental income was EW.0million (EURB0.3m)

A Direct result per share (EPRA EPS) EQ&REUR 0.05)

A Net cash from operating activities per share EJFD >
(EUR 0.10)

A Lower interest costs

SWEDEN

FINLAKND

Q2 2009 (vs. Q2 2008)

A Turnover increased b§.3%to EUR91.5million (EUR
88.5 m)

A Direct result per share (EPRA EPS) EUREUR 0.09)

A Direct result grew to EUR4.2million (EUR 20.6 m)

A Likefor-like net rental income growt®.1%

A Net cash from operating activities per share EJF
(EUR 0.12)

A Profit /loss before taxes now EWRS8.7million (EUR
62.1 m), incl. EUR7.6million (EUR85.1 m) fair value
change

LITHUA NIA
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Financing overview

w Balance shedbtalled at EUR2,147.5million

w Refinancing not an issugtotal liquidity of EUR42.5million incl. unutilized

committed debt facilities (EUR 225.8m) and cash (EUR 16.7 m)
i Covers committed development pipeline and repayments at least until 2010 without
other financing sources

w Equity ratio36.2%6

w Average yeato-date interest rate4.24%(Q2/2008: 4.90%). The periahd
current run rate4.10%, net financial expenses E2R.0m (EUR 29.0 m)

w Citycon signed earlier this year a thrgear EUR'5 million unsecured revolving
credit facility with three Nordic banks

o Company has bought back since autumn 2008 approx. 30.5% of its Subordinated
Convertible Bond 2006initially EUR 110 m issued) at the weighted average
repurchase price of 53.5% of the face value

w Two covenants
« Equity ratio, covenant level 32.5%30 Junet2.9%

w Interest cover ratio, covenant level 1:82.1x
w improvement compared to the Q1 situation
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Business environment
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Business environment

GDP PRIVATE CONSUMPTION

89% 12,4%

3,2%
2,2% 1,0% 1,5%

Finland Qtdpgy

-7,0%

-13,0%

-14,0%

-18,0% -18,0%

W 2007A 2008A W 2009E W 2010E m 2007A 2008A m 2009E m 2010E

Source: Nordea
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Business Environment

CONSUMER CONFIDENCE
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/| 2yadzYSN) O2yFARSYOS AYyRAOIFG2NI Aa O2yRdzOGSR a Iy AydSNIDAS ' Ot dz
general economic situation, unemployment expectations 0\6r2tt§d’8ét 12 months, and savings over the next 12 months.



Business environment

PROPERTY MARRET

As a result of the international financial crisis
foreign property investor activity in the region
has declined considerably.

Since fall 2008, the most active buyers by far *©
have been domestic pension and insurance
Institutions.

Nevertheless, there is still foreign demand

and capital looking for suitable property s
investments in the Finnish and Nordic property
markets. 10

-15

Property yield requirements have been

rising since the fall of 2007. The same

trend continues, although the upward

pressure in yield requirements has leveled

due to, among others, record low interest rates.
Currently the more important focus than the
yield requirements is rental market and tenants

D SourceRealiavianagementOy

Q2 2009

RETAIL AND GROCERY SALES, CPI, MAY (

*
9,6 )
4,6
0 0.7 0,0
—
—-Finland Swidden Estonia
-43
-16,0
B Retail sales (norrinlation adjusted) ™ CPI Grocerysales

*) April 2009

Sources:
Statistics Finland , Statistics Sweden, Statistics Estonia
Finnish Grocery Trade Association
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Sustainable shopping centggvhy and how?

WHY?

w Energy and material costs will increase in the
future

w Legislation will get tighter

w Consumers will be more aware of green
products and services

w Investors will put more value to good ESG
(environmental, social and corporate
governance)

w Safety / security issues are more important

w Tenants are starting to make demands on
shopping centre operations

w Maintenance and construction service
providers will be challenged

w Responsible and loAgrm shopping centre
management is essential

i Aim is to create competitive advantage

Q2 2009

OUR ACTION:

1.Internal Green Shopping Centre Management
Programmeto foster sustainable development in
all Citycon shopping centres. Goals:

w IS to promote energy efficiency, waste
processing, recycling etc.

w Concrete actions, financial incentives, clear
communication

2.The Trio shopping centre was awarded the first
LEED@®.eadership in Energy and Environmental
Design) environmental certificate in the Nordic
countries!

Additionally Citycon has two other pilot projects
In sustainable construction, for which Citycon is
seeking international LEERQ®@adership in

Energy and Environmental design) certification.

3.In 2009 Citycon participates in the largest

climate change campaign in Finlagd
llImastotalkoot.
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Ongoingre)developmentprojects

AKERSBERGA CENTRUM

Refurbishment and extension of existing shopping
centre in GreateiStockholm area, north east of the
city. Shopping centre is located in the centre of
affluent Osterdkemunicipality and has very good
public transportation. Originally build 1985 and
extended/refurbished 1995/1996.

The redevelopment project is already 75 et the
anchor tenant is a large 1@focery store, also some
350 new parking spaces will be added. Project
started in summer 2009. Minority owner (25%) local
real estate company owned by the municipality.

Retail GLAefore project start, sq.m. 20,000
Postdevelopment area (GLA), sq.m. 33,000
Total Estimated investment, EUR m 44.0

divestment of apartments EUR 16.7 m
share of minority owner 25%

/] Ae02yQa SAaGAYIFGSR y&8ww Ay Qd
/] AGe 02y Qa OdzydzZ + GAGS b8t 9-
Completion 2011

ONGOING PROJECTS include alsailaoh refurbishmenbf Torikeskus
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Ongoing (re)development projects

LILJEHOLMSTORGET

Pilot project in sustainable construction.
Construction of a new shopping centre south west
of Stockholm city centre. Location is the major
traffic hub, the whole area is being redeveloped
Into attractive residential neighborhood. Existing
building is totally refurbished, new centre is
currently being built adjacent to subway station.
Parking underground. Poedevelopment area incl.
parking 91,000 sqg.m.

Retail GLA, sq.m. 28,000
Office and health care centre GLA, sqg.m. 12,300
Parking hall with 900 spaces, sq.m 32,400
Total estimated new investment, EUR m 130

+ original acquisition price in 2006 EUR 60.6 m

Actual cumulative CAPEX end of period, EUR nmi00.6
Theoretical gross rental income, EUR m 21.5p.a.
Completion October 2009

*) Calculation of theoreticajross rental Income is based ctykar of operation at 100% occupancy, including estimations of service charge income, income from-basexeontracts

and possible nonental income

ONGOING PROJECTS include also a 4 million refurbishmenkefkus
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Liljeholmstorget- Stockholm shopping centers

LinehoImsto

Source: Centrumutveckling AB CI I 'COI I
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