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In 2014, Citycon's operational results
developed positively, with like-for-like

net rental income growing by 2.9% and
occupancy rate increasing by 0.6 %-points
t0 96.3%. The year was characterised by
successful recycling of capital including
divestments of non-core assets, investments
in accretive (re)development projects

and acquisition of full ownership of Iso
Omena. Citycon's financing position was
strengthened through substantial equity
and debt financing transactions. All these
efforts contributed to an EPRA Earnings
increase of 14.9%.

Summary of the Fourth Quarter of 2014

Compared with the Previous Quarter

» Turnover decreased to EUR 60.8 million
(EUR 61.4 million) mainly due to the
weaker Swedish krona and lower turnover
rents.

* Netrentalincome decreased by EUR
2.7million, or 6.1%, to EUR 41.3 million
(EUR 44.0 million), mainly as a result
of higher property operating expenses
reflecting normal seasonal variation.

» EPRA Operating profit decreased by EUR
5.4 million, or 13.4%, to EUR 34.8 million
(EUR 40.2 million), mainly due to lower
net rental income and higher direct
administrative expenses.

» EPRAEarnings decreased to EUR
241 million (EUR 29.4 million) mainly
due to lower EPRA Operating profit and
higher direct financial expenses due to
non-recurring expenses related to the
write-off of unamortised arrangement
fees of the prepaid debt. EPRA Earnings
per share (basic) decreased to EUR 0.041

(EUR 0.050) mainly due to lower Earnings
as well as higher number of shares resulting
from the share issuances in June-July.

e The fair value change in investment
properties was EUR 2.2 million (EUR
0.1million), and the fair value of investment
properties totalled EUR 2,769.1 million
(EUR 2,759.0 million). The weighted average
net yield requirement for investment
properties decreased to 6.1% (6.2%).

Summary of 2014 Compared with 2013
Citycon met its financial targets for 2014. The
company specified its guidance twice during
the year. Inthe Q3 interim report, the company
stated that it expects its turnover to change

by EUR -4-2 million, EPRA Operating profit to

change by EUR -2-4 million and EPRA Earnings

to change by EUR 8-14 million in 2014 compared
t02013, and that it forecasted an EPRA Earnings
per share of EUR 0.18-0.19. In 2014 turnover
decreased by EUR 3.3 million, while EPRA

Operating profit increased by EUR 0.6 million

and EPRA Earnings increased by EUR13.0 million

compared to 2013. EPRA Earnings per share

was EUR 0.191, slightly exceeding the company

guidance.

* TheBoard of Directors proposes areturn
of equity from invested unrestricted equity
fund of EUR 0.15 per share and that no
dividend will be paid.

¢ Turnover decreased to EUR 245.3 million
(EUR 248.6. million) mainly due to
divestments and a weaker Swedish krona.

» Despite the disposal of EUR 29.9 million
of non-core assets, net rental income
increased by EUR 0.5 million, or 0.3%, to
EUR169.4 million (EUR 168.9 million) mainly
due to strict property operating expenses

management supported by mild winter
conditions in the first half of the year. Net
rental income of like-for-like properties
increased by EUR 3.8 million, or 2.9%,
excluding the impact of the weaker
Swedish krona, while the completion of
(re)development projects increased net
rental income by EUR 1.9 million.

» Earnings per share were EUR 0.16
(EUR 0.22) mainly as a result of fair value
changes, change in deferred taxes and
higher number of shares.

» EPRAEarnings increased by
EUR13.0 million, or 14.9% mainly as a
result of higher net rental income and lower
financing expenses. EPRA Earnings per
share (basic) was EUR 0.191 (EUR 0.203).

* Net cash from operating activities per
share came to EUR 013 (EUR 0.14).

Main Events in 2014

* On18 December Citycon signed a EUR
500 million committed syndicated revolving
credit facility agreement with a Nordic
bank group.

» Cityconacquired GIC's 40% stake in the
Iso Omena shopping centre on 16 October.
After the transaction, Citycon owns 100%
of the existing shopping centre.

e Citycon placed a EUR 350 million 10-year
Eurobond on 22 September. The guaranteed
euro-denominated bond carries a fixed
annual interest of 2.50%. The bond offering
was oversubscribed and allocated to a
broad base of international investors.

*  On9September Citycon announced that
it has signed a joint venture agreement
with NCC Property Development for the
(re)development of Mélndals Galleria in



Gothenburg. Citycon's total investment will
be approximately EUR 120 million.

+ Citycon's two investment grade long-term
corporate credit ratings were upgraded in
July. On 8 July Standard & Poor's upgraded
Citycon's credit rating to BBB (previous
BBB-) and on 30 July Moody's upgraded
Citycon's credit rating to Baa2 (previous
Baa3). The outlook for both ratings is
stable.

* InJune-July Citycon carried out a directed
share issue and a consecutive rights issue,
whereby the company raised approximately
EUR 400 million of new equity capital.

The directed share issue of EUR 206.4
million to CPP Investment Board European
Holdings S.ar.l. ("CPPIBEH") was executed
on 9 June and the rights issue of EUR
196.5 million was executed on 8 July.

* Jurn Hoeksema started as Citycon's Chief
Operating Officer and a member of the
Corporate Management Committee as
of 1June.

CEOQ’s Comment
Comments from Citycon Oyj's Chief Executive
Officer Marcel Kokkeel on the Financial Year:

2014 was a good year for Citycon despite a
challenging retail environment, especially in
Finland. Our actions continued to deliver solid
financial performance. Operationally, we were
able to improve the quality of our portfolio
and to produce like-for-like net rental income
growth of 2.9%. With strong leasing efforts
we also managed to increase our occupancy
rate to 96.3%. The results clearly demonstrate
Citycon's resilient business model and
capacity to manage real growth.

The quality of the property portfolio
was further enhanced through continued
focus onimproved operations inamore
systematic ‘One Citycon'way and as a result
of our efforts torecycle capital accretively.
Since the strategy update in July 2011 we have
successfully divested 26 non-core assets for
a total value of approximately EUR 111 million.
The significant growth in investment
activity seenin the Nordics creates good
momentum to continue the sell-off of the
remaining non-core portfolio of approximately
EUR 300 million. During the year, we also
strengthened our development pipeline and
introduced a new larger project, Mélndals
Galleria in Gothenburg. The extension of
Iso Omena progressed well and, after the buy-
out of GIC's 40% stake, we have full ownership
of one of the most desirable shopping centres
inFinland.

The year was characterised by substantial
financing transactions and the introduction
of another globally recognised real estate
investor, CPPIBEH, as a strategic shareholder.
Our substantially stronger balance sheet
with modest Loan to Value provides us
with the capacity to exploit further growth
opportunities within our current portfolio
as well as through selective acquisitions.

Events after the Financial Year
On16 January Citycon announced that Harri
Holmstrom, Citycon Oyj's Chief Commercial
Officer (CCO) and member of the Corporate
Management Committee would leave the
company at the end of January 2015.

On 28 January the company announced
that it has signed an agreement with TK
Development regarding the forward purchase
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KEY FIGURES
IFRS based key figures Q4/2014 Q4/2013 Q3/2014 2014 2013 Change-%"
Turnover, EUR million 60.8 620 61.4 2453 248.6 -13
Net rental income, EUR million 413 419 440 1694 168.9 03
Profit/loss attributable to parent
company shareholders, EUR million 232 42.8 20.1 84.5 94.9 -10.9
Earnings per share (basic), EUR? 0.04 010 0.03 0.16 022 -271
Net cash from operating activities
per share, EUR? 0.00 0.13 0.06 0.13 0.14 -7.0
Fair value of investment properties,
EUR million 2,769.1 27335 27590 27691 27335 13
Equity ratio, %% 54.6 432 54.9 54.6 432 -
Loan to Value (LTV), %49 386 493 36.7 386 493 -
EPRA based key figures Q4/2014 Q4/2013 Q3/2014 2014 2013 Change-%"
EPRA Operating profit, EUR million 34.8 36.5 40.2 149.8 1491 0.4
% of turnover 573 588 65.5 61.0 60.0 =
EPRA Earnings, EUR million 241 221 29.4 99.7 86.7 14.9
EPRA Earnings per share (basic), EUR? 0.041 0.050 0.050 0.191 0.203 -59
EPRA Cost Ratio
(including direct vacancy costs) (%)° 19.6 25.0 15.0 19.4 224 -
EPRA Cost Ratio
(excluding direct vacancy costs) (%)© 19.0 226 131 17.7 20.0 -
EPRANAV per share, EUR 3.01 313 3.01 3.01 313 =237
EPRANNNAV per share, EUR 263 2.78 265 263 2.78 -54

1) Change-% is calculated from exact figures and refers to the change between 2014 and 2013.

2) Result per share key figures have been calculated with the issue-adjusted number of shares resulting from the
directed share issue executed in June 2014 and rights issue executed in July 2014.

3) Citycon changed the reporting of cash flows in the first quarter of 2014. Realised exchange rate gains and losses
have been moved from net cash flow from operating activities to net cash flow from financing activities. The change

has been applied also to the comparison periods.

4) Citycon amended its accounting policy regarding deferred taxes in the third quarter of 2014 which impacts both
equity ratio and LTV. The change has been applied also to comparison figures.

5) Citycon changed the reporting of LTV in the period by including also 'lnvestments in joint ventures'in the investment
properties. The change has been applied also to the comparison periods.

6) Citycon made an adjustment to its reporting of parking income during the year 2014. Previously Citycon reported
parking income within service charge income, but starting from current year part of gross rental income. The change
affects the calculation of EPRA Cost Ratios. The change has been applied also to the comparison periods.

FINANCIAL STATEMENTS 2014 CITYCON 0YJ
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of Straedet, a shopping centre to be built in Kege
in the greater Copenhagen area. The purchase
price is estimated to be approximately EUR

75 million and will be paid at completion in 2017.

Outlook
In 2015, Citycon gives guidance on three key
metrics: EPRA Operating profit, EPRA Earnings
and EPRA Earnings per share. Citycon will
not give guidance on turnover going forward
due to prediction uncertainties relating to
e.g. currency fluctuations. Citycon expects its
EPRA Operating profit to change by EUR -8
to 0 million and EPRA Earnings to change by
EUR 6 to 14 million in 2015 compared with the
previous year. The company forecasts an EPRA
Earnings per share (basic) of EUR 0.175-0.195.
These estimates are based on the existing
property portfolio as well as on the prevailing
level of inflation, the euro-krona exchange rate,
and current interest rates. Premises taken
offline for planned or ongoing (re)development
projects reduce net rental income during the
year.

Business Environment

Market conditions continued to be challenging
in Finland during 2014 while the Swedish
economy showed strong signs of recovery.
According to the European Commission
(forecast), GDP growth in 2014 was 0.8% in the
Euro area, -0.4% in Finland, 2.0% in Sweden,
1.9% in Estonia and 0.8% in Denmark.

In 2015 the European Commission forecasts
Euro area GDP growth to reach1.1%, with
Sweden (2.4%), Estonia (2.0%) and Denmark
(1.79%) showing stronger growth figures. The
GDP growth for Finland (0.6%) is expected
to remain modest for a fourth year in arow

AR4

and is dependent on both the recovery of the
European export markets as well as domestic
demand.

During the reporting period, consumer
confidence levels have stayed relatively stable
in Citycon's operating countries. The consumer
confidence levels in the Nordics remain
positive, while the consumer confidence in
Estonia is slightly negative. In general the Euro
area still struggles with negative consumer
confidence. Consumer prices have continued
toincrease modestly in Finland and Denmark,
while Sweden, Estonia and Euro area are facing
slightly negative inflation. (Sources: Statistics
Finland/Sweden/Estonia/Denmark) The
unemployment rates are substantially below
the Euro area average (11.4%) in all Citycon's
operating countries. (Source: Eurostat)

In 2014 retail sales growth has been strong
in Estonia (6.0%) and Sweden (3.4%), but
negative in Finland (-1.0%) and Denmark
(-2.19). (Sources: Statistics Finland/Sweden/
Estonia/Denmark) Year-on-year prime
shopping centre rents decreased slightly in
Finland, while increasing approximately 2.0%
in Sweden. In Estonia prime shopping centre
rents increased 1.5-3.0% due to indexation
and increases in turnover rents. In Finland
the weak outlook for retail sales limits the
rental growth potential going forward. In
Estonia prime rental growth is expected to
remain flat in 2015 as demand for large units
is limited and smaller units are already close
to their maximum rental potential. In Sweden
prime rental growth is expected to continue,
however, being slightly limited by increased
competition. Prime retail rents will perform
better than secondary retail rents in terms
of growth. (Source: JLL)

FINANCIAL STATEMENTS 2014 CITYCON 0YJ

Investment activity has remained positive
during the year and peaked in the fourth
quarter. The demand for prime assets remains
strong. Accordingly, increased investor demand
and the limited supply of prime shopping
centres has resulted in the compression
of prime yields. In Finland the total retail
transaction volume far exceeded the previous
year. In Sweden the total transaction volume
was record high, while the retail transaction
volume was at the level of the previous year.

In Finland yields are expected to remain stable
in 2015 and in Sweden a minor decrease is
expected for prime shopping centre yields.

In Estonia the continued investment activity
and improved market conditions has resulted
in yields coming under pressure and yields

are expected to come down slightly in 2015.
(Source:JLL)

The figures shown in the following sections
are for the period January-December, and
the figures in brackets are the reference
figures for the corresponding period in 2013,
unless otherwise indicated.

Changes in the Property Portfolio
At the end of December, the fair value of
Citycon's property portfolio totalled EUR
2,769.1 million (31 December 2013: EUR
2,733.5million), of which 61% (619%) comes
from properties in Finland, 26% (26%) from
Sweden and 13% (13%) from Baltic Countries
and New Business. Of the fair value of the total
property portfolio 92% (92%) comes from
shopping centres and 8% (8%) from other
retail properties.

Citycon has defined other retail properties
(supermarkets and shops) as non-core

properties and announced its intention to
divest these properties within the next few
years, after the completion of value enhancing
activities.

The fair value change of investment
properties amounted to EUR 15.7 million
(EUR 26.1 million). The company recorded a
total value increase of EUR 64.9 million (EUR
61.2 million) and a total value decrease of EUR
49.3 million (EUR 35.2 million). Fair value gain
of the shopping centres was EUR 21.4 million
and the fair value loss of the supermarket and
shop properties was EUR 5.7 million.

On 31 December 2014, the average net
yield requirement defined by JLL for Citycon's
entire property portfolio was 6.1% (31
December 2013: 6.3%). The average net yield
requirement for properties in Finland, Sweden
and the Baltic Countries and New Business
was 6.1%, 5.7% and 7.2% respectively.

The weighted average market rent used for
the valuation decreased to EUR 25.2/sq.m.

(31 December 2013: EUR 25.3/sq.m.). (cf.

Note 14: Investment Property). JLL's Valuation
Statement for the period-end can be found on
the company's website at www.citycon.com/
valuation.

Citycon's gross capital expenditure
(including acquisitions) for the period totalled
EUR125.5 million (EUR 226.1 million). Gross
capital expenditure in the corresponding
period includes acquisition of Kista Galleria

(Q1/2013).

Acquisitions and divestments

During the reporting period, Citycon acquired

GIC's minority stake in Iso Omena and the plot
of shopping centre Arabia as well as divested

12 non-core properties. In addition, on 30



June Citycon sold Espagalleria Oy to Mutual
Pension Insurance Company llmarinen and
terminated the asset management agreement
regarding shopping centre Galleria Esplanad.

Since the publication of its strategy update
in July 2011, the company has divested 26 non-
core properties and 3 residential portfolios
for a total value of approximately EUR 1M
million.

(Re)development projects

At the end of the period, the company had
two major (re)development projects
underway: the Iso Omena extension and
(re)development project in Espoo, and the
IsoKristiina extension and (re)development
project in Lappeenranta.

The estimated investment for the Iso
Omena extension project, including partial
(re)development of the existing shopping
centre, has been increased to approximately
EUR 250 million (previously reported figure
EUR 175 million). The renewed plans include
the construction of an additional extension
to the shopping centre and creating a new
mall corridor in the existing part of the centre.
The changes improve the commercial concept
substantially by creating better circulation
in the centre, more functioning retail units
as well as larger cinema and leisure area. The
first phase of the project, covering a EUR
120 million investment, will be carried out
in a 50/50 partnership with NCC Property
Development. The amount of preleased
space in the area of the extension stood at
approximately 35% at the end of the reporting
period.

The total investment for the IsoKristiina
extension and (re)development project is

estimated to be approximately EUR 110 million.

Mutual Pension Insurance Company llmarinen
owns 50% of the shopping centre, and will
provide its 50% share of the project financing.
The amount of preleased space in the area of
the extension stood at approximately 80% at
the end of the reporting period.

One of the (re)development projects in
Kista Galleria was finalized in August when the
new digital library opened.

In addition to the ongoing projects listed in
the table beside, Citycon has made investment
decisions on two (re)development projects:

* InDecember, Citycon announced that

it will start the construction of a new

campus for the Satakunta University of

Applied Sciences (SAMK) in its Asema-

aukio premises in Pori. The project, worth

approximately EUR 40 million, will secure
astrong, long-term tenant for the property
and solve the considerable vacancy the
property has had inrecent years. The

construction work started in January 2015.
* InSeptember, Citycon announced that

it has signed a joint venture agreement

with NCC Property Development for the

(re)development of Mélndals Galleria in

Gothenburg. Citycon's total investment

will be approximately EUR 120 million.

The construction of the new shopping

centre is expected to start during 2015.

Further information on the company's
completed, ongoing and planned (re)-
developments can be found in the upcoming
Annual and Sustainability Report 2014.

The changes in Group structure during
2014 are presented on page 58 of the Financial
Statements.
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(RE)DEVELOPMENT PROJECTS COMPLETED IN 2014

AND IN PROGRESS ON 31 DECEMBER 2014

Area before

and after project (expected) gross

Actual gross
investments by
31December

Citycon's

completion, investment need, 2014,

Location sg.m. EUR million EUR million Completion

|so Omena Helsinki area, 63300/ 182.0 36.6 Q4/2016
Finland 99000

IsoKristiina Lappeenranta, 22400/ 56.0 403 Q4/2015
Finland 34000

Stenungs Torg ~ Gothenburg 36400/ 18.0 97 Q1/2016
area, Sweden 41400

Kista Galleria ~ Stockholm, 94600/ 6.0 52 Q4/2015
Sweden 95100

Kista Galleria ~ Stockholm, 94200/ 5.0 5.0 Completed Q3/2014
Sweden 94600

Leasing Activity The average rent increased from

The economic occupancy rate for

Citycon's portfolio totalled 96.3% (95.7%).
The increase in the occupancy rate was mainly
due to decreased vacancy in supermarkets
and shops in Finland and in the Swedish
shopping centre portfolio. The economic
occupancy rate for shopping centres was
96.2% (96.3%) and for supermarkets and
shops 96.6% (91.6%).

The gross leasable area decreased by
3.0% to 933,040 square metres. The decrease
was due to divestments. At the period-end,
Citycon had a total of 3,158 (3,287) leases.

The average remaining length of the lease
portfolio decreased to 3.2 (3.5) years.

FINANCIAL STATEMENTS 2014 CITYCON 0YJ

EUR 21.5/sq.m. to EUR 21.6/sq.m. mainly
due to index increments and divestments.
The rolling twelve-month occupancy
cost ratio for like-for-like shopping centre

properties was 8.6%.

Tenants'sales and footfall

in Citycon's shopping centres

Total sales in Citycon's shopping centres
remained the same while footfall decreased
-2%, year-on-year. The decrease in footfall
derived mainly from ongoing
(re)developments. Like-for-like (LFL)
shopping centre sales and footfall
decreased-1% and -2% respectively.
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LEASE PORTFOLIO SUMMARY

Q4/2014 Q4/2013 Q3/2014 2014 2013 Change-%
Number of properties
at the end of the period 59 71 66 59 71 -16.9
Gross leasable area, sq.m. 933,040 961,790 949230 933,040 961,790 -30
Annualised potential rental value,
EUR million” 2431 2461 246.2 2431 2461 =12
Average rent (EUR/sq.m.) 216 215 21.7 216 215 0.5
Number of leases started
during the period 184 163 139 595 611 -2.6
Total area of leases started, sq.m.? 34168 52,697 27999 122568 150,013 -18.3
Average rent of leases started
(EUR/sq.m.)? 221 17.5 181 19.9 18.8 59
Number of leases ended
during the period 222 458 166 724 117 -35.2
Total area of leases ended, sq.m.? 47826 66,260 28711 144880 186,567 -223
Average rent of leases ended
(EUR/sq.m.)? 201 18.3 21.6 210 18.6 129
Occupancy rate at end of the period
(economic), % 96.3 95.7 95.7 96.3 95.7 -
Average remaining length of lease
portfolio at the end of the period, years 32 35 33 3.2 35 -8.6
Net rental yield, %> 6.3 6.4 6.3 6.3 6.4 -
Net rental yield,
like-for-like properties, % 6.1 6.1 6.1 6.1 6.1 =

1) Annualised potential rental value for the portfolio includes annualised gross rent based on valid rent roll at the end

of the period, market rent of vacant premises and rental income from turnover based contracts (estimate) and

possible other rental income.

2) Leases started and ended do not necessarily refer to the same premises.

3) Includes the value of unused building rights.

ARG
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Financing
During the reporting period, Citycon has
completed several actions to strengthen
its balance sheet and financial position, to
reduce the cost of debt and to extend the
debt maturities.

In December, Citycon signed a
EUR 500 million unsecured committed
multicurrency revolving credit facility
agreement with a Nordic bank group. The loan
period is five years and the loan terms include
two one-year extension options that can
extend the maturity to seven years subject
to bank approval. The borrower is Citycon
Treasury BV.and the credit facility
is guaranteed by Citycon Oyj. The credit
facility was used to refinance approximately
EUR100 million of term loans and additionally
toreplace a total of EUR 380 million of
unutilized existing revolving credit facilities.
As aresult, Citycon's average debt maturity
was extended to 5.9 years, the average cost
of debt reduced to 3.3% and unutilized lines
of credit increased to EUR 397.5 million.

In September, Citycon placed a EUR
350 million 10-year Eurobond. The issuer
of the bond was Citycon Treasury BV.and
the guarantor was Citycon Oyj. The 10-year
guaranteed euro-denominated bond matures
on1.10.2024 and carries fixed annual interest
at the rate of 2.50%, payable annually on1.10.
The bond was allocated to a broad base of
international investors and the bond offering
was oversubscribed within a few hours which
is a sign of the strength of Citycon’s credit
profile. The bond has been rated BBB by
Standard & Poor's and Baa2 by Moody's, in
line with Citycon's corporate credit ratings.
The bond proceeds were to a large extent

used to prepay existing debt in order to extend
average debt maturities and decrease the
average cost of debt. The floating to fixed
interest rate swaps hedging the loans that
were repaid during October were closed and
the negative fair values realized as indirect
financial expenses.

In June-July Citycon carried out a directed
share issue and a consecutive rights issue,
whereby the company raised approximately
EUR 400 million of new capital. The directed
share issue of EUR 206.4 million to CPPIBEH
was executed on 9 June and the rights issue
of EUR196.5 million was executed on 8 July.
Please see section “Shares, Share Capital and
Shareholders” for further details on the share
issuances.

The proceeds of the share issuances
were used to make approximately EUR 300
million of debt prepayments in June and July
and the remaining EUR 100 million has been
used for acquisitions and (re)developments.
The equity transactions clearly strengthened
the company's balance sheet and thus the
credit profile and as a result Citycon's two
investment grade long-term corporate credit
ratings were upgraded in July. On 8 July
Standard & Poor's upgraded Citycon's credit
rating to BBB (previous BBB-) and on 30 July
Moody's upgraded Citycon's credit rating to
Baa2 (previous Baa3). The outlook for both
ratings is stable.

Net financial expenses for January-
December decreased by EUR 12.6 million
compared to the corresponding period last year
to EUR 77.5 million (EUR 90.1 million). Financial
expenses decreased mainly as aresult of a
lower amount of debt, weaker Swedish krona
and a lower average interest rate.



The financial expenses for the period
include EUR 26.5 million non-recurring
indirect realised financial expenses from
unwinding of interest rate swaps related to
debt prepayments in June-July and October,
as well as EUR 2.8 million of direct non-
recurring expenses related to the write-off
of unamortised arrangement fees of the
prepaid debt.

Citycon uses interest rate swaps to
hedge the floating interest rate risk
exposure and applies hedge accounting
when marking these swaps to market in
the balance sheet. Changes in fair values
arereported under other comprehensive
income, taking the tax effect into account.
Due to mark to market valuation, the swap
unwinding has no major impact on equity
nor total comprehensive income, as the
unwinding loss is largely offset by a gain
under other comprehensive income. The
losses of the swaps that were realised were
booked from other comprehensive income/
loss to financial expenses, taking the tax
effect into account. The debt prepayments
and the unwinding of related swaps will
reduce Citycon's future interest expenses
and increase headroom under the interest
cover ratio covenant.

Interest-bearing debt showed a year-
on-year decrease of EUR 284.7 million to
EUR1,177.7 million. The fair value of interest-
bearing debt decreased year-on-year by
EUR 282.9 million to EUR1,188.4 million.
Cash and cash equivalents decreased
year-on-year by EUR 3.6 million to EUR
34.4 million. The average loan maturity,
weighted for the amount of the loans'
principal increased to 5.9 years, following

the refinancing and longer maturities of the
new debt.

The period-end weighted average interest
rate, including interest rate swaps was
3.28% which is clearly lower than in previous
quarter and last year's corresponding level.
The year-to-date weighted average interest
rate for interest-bearing debt, including
interest rate swaps was 3.91% which is
slightly lower than previous year.

Financial Performance

Turnover

Citycon's turnover came to EUR 245.3 million
(EUR 248.6 million). Turnover decreased by
EUR 3.3 million, or 1.3%, with divestments
reducing the turnover by EUR 4.8 million and
the weaker Swedish krona by EUR 3.1 million.
Like-for-like gross rental income increased
by EUR 2.4 million, or 1.3%.

Property operating expenses

Property operating expenses decreased

by EUR 4.0 million, i.e. 51% from EUR

78.4 million to EUR 74.4 million. Like-for-like
property operating expenses decreased by
EUR 0.9 million, mainly due to lower heating
and electricity expenses resulting mainly
from favourable weather conditions in the
first half of the year (cf. Note 5: Property
Operating Expenses).

Other expenses from leasing operations
Other expenses from leasing operations,
consisting of tenant improvements and
credit losses, totalled EUR 1.6 million
(EUR1.3 million). The increase was mainly
attributable to higher credit losses and
credit loss provision.

REPORT BY THE BOARD OF DIRECTORS

NET RENTAL INCOME AND TURNOVER BY SEGMENT

AND PROPERTY PORTFOLIO
Net Rental Income Turnover
Baltic
Countries
and New
EUR million Finland Sweden  Business Other Total Total
2012 98.2 39.2 24.6 - 162.0 239.2
Acquisitions 0.5 = 0.7 = 1.2 29
(Re)development projects 08 -0.3 0.2 - 06 1.8
Divestments -01 -1.0 = = -1 -23
Like-for-like properties 41 12 0.2 = 55 6.6
Other (incl. exchange rate diff.) - 06 00 0.0 06 04
2013 103.5 39.7 25.6 0.0 168.9 248.6
Acquisitions = = -0.4 = -04 -01
(Re)development projects -1.0 08 21 = 19 18
Divestments -21 -05 0.0 - -26 -4.8
Like-for-like properties 25 1.2 0.1 = 38 31
Other (incl. exchange rate diff.) - -23 - - -23 -31
2014 103.0 38.9 275 0.0 169.4 2453

Net rental income

Citycon's net rental income increased
by EUR 0.5 million or 0.3% and was
EUR169.4 million (EUR 168.9 million).
Like-for-like net rental income grew by
EUR 3.8 million, or 2.9%. Like-for-like
net rental income in shopping centres
increased by 3.2% and in supermarkets
and shops by 0.1%. Larger shopping
centres, such as Iso Omena and
Liljeholmstorget Galleria contributed to
the positive development in like-for-like
net rental income of shopping centres.
(Re)development projects increased net

rental income by EUR 1.9 million while
divestments reduced net rental income
by EUR 2.6 million.

The above table shows like-for-like
net rental income growth by segment.
Like-for-like properties are properties
held by Citycon throughout two full
preceding periods, excluding properties
under (re)development or extension and
undeveloped plots. 74.3% of like-for-
like properties are located in Finland,
measured in net rental income.
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Administrative expenses
Administrative expenses were relatively
flat compared to previous year and
totalled EUR 20.7 million (EUR 20.6
million).

At the end of December, Citycon Group
employed a total of 151(127) persons, of
whom 92 worked in Finland, 47 in Sweden,
9in Estonia and 3 in the Netherlands.

Inall, Citycon Group paid EUR12.2
million (EUR 11.5 million) in salaries and
other remuneration, of which the Group's
CEO's salaries and other remuneration
consisted of EUR 0.8 million (EUR 0.9
million) and the equivalent figure for the
Board of Directors accounted for EUR
0.8 million (EUR 0.8 million). The parent
company paid out, in total, EUR 6.9 million
(EUR 5.8 million) in salaries and other
remuneration, of which the CEO's salary
and other compensation accounted for
EUR 0.8 million (EUR 0.9 million) and those
of the Board of Directors came to EUR 0.8
million (EUR 0.8 million).

Net gains/losses on fair value

and sale of investment properties

Net fair value gains on investment
properties totalled EUR 15.7 million
(EUR 26.1 million). Net loss on the sale of
investment properties totalled EUR 0.3
million (gain on sale of EUR 0.8 million).

Operating profit

Operating profit came to EUR 165.0 million
(EUR176.0 million), being lower than in the
corresponding period previous year mainly
due to decrease in net fair value gains on
investment property.
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Net financial expenses

Net financial expenses for January-
December decreased by EUR12.6 million
compared to the corresponding period
last year to EUR 77.5 million (EUR 90.1
million). Financial expenses decreased
mainly as a result of a lower amount of
debt, weaker Swedish krona and a lower
average interest rate.

Share of profit of joint ventures
The share of profit of joint ventures

totalled EUR 14.9 million (EUR 1.7 million).

The growth came mainly from the
positive fair value change of the Kista
Galleria shopping centre out of which
Citycon's share amounted to EUR 18.6
million.

Income taxes
Current tax expense for the period
was EUR 0.3 million (EUR 0.7 million).
Change in deferred taxes amounted to
EUR -12.4 million (EUR15.1 million). The
change resulted mainly from a deferred
tax liability arising from the difference
between properties' fair value and tax
residual value of the underlying assets.
Citycon amended its accounting policy
regarding deferred taxes in the third
quarter of 2014. The change has been
applied also to comparison figures.

Profit for the period

Profit for the period came to EUR 89.7
million (EUR 102.0 million). Compared
to previous year profit for the period
was decreased by negative change in
deferred taxes.

THREE-YEAR KEY FIGURES - PERSONNEL

2014 2013 2012

Average number of personnel

145 123 132

Salaries and other remuneration, EUR million

12.2 11.5 11.6

Statement of Financial Position

Investment properties

The fair value of investment properties
increased by EUR 35.6 million to

EUR 2,769.1 million from the end of 2013

(31 December 2013: EUR 2,733.5 million)

due to gross capital expenditure of

EUR 95.9 million, offset by divestments
totalling EUR 27.7 million and transfers of
certainresidential units in Sweden and
Finland into the ‘Investment Property Held for
Sale’-category, amounting to EUR 7.2 million.
In addition, net fair value gains on investment
properties increased the value of investment
properties by EUR15.7 million. Exchange

rate changes decreased the fair value of
investments properties by EUR 40.9 million.

Shareholders' equity

At the period-end, the shareholders’
equity attributable to Citycon Group's
parent company's shareholders was EUR
1,650.7 million. This figure increased from
the end of 2013 (31 December 2013: EUR
1,236.2 million) by EUR 414.5 million, mainly
due to the directed share issue and rights
issue, the combined net proceeds of which
amounted to EUR 401.1 million in addition

to the profit of EUR 84.5 million for the
reporting period attributable to parent
company's shareholders. On the other hand,
the shareholders' equity was decreased by
the dividend payments and equity returns

of EUR 66.2 million and the acquisition of
non-controlling interest by EUR 11.3 million.
Citycon applies hedge accounting, which means
that fair value changes of applicable interest
derivatives are recorded under Other ltems
of Comprehensive Income, which affects
shareholders’equity. A gain on the fair value
of interest derivatives of EUR 19.0 million was
recorded for the period, taking into account
their tax effect (a gain of EUR 36.7 million)

(cf. Note 21: Derivative Contracts).

Due to the aforementioned items and the
increased amount of shares resulting from the
share issuances, equity per share decreased
to EUR 2.78 (31 December 2013: EUR 2.80). The
equity ratio increased to 54.6% (31 December
2013: 43.2%). The company's equity ratio, as
defined in the loan agreement covenants,
increased to 54.8% (31 December 2013: 45.2%).

Details of the company's share capital, the
number of shares, and related matters can
be found in the Financial Statements, in the
section on Shareholders and shares.



Liabilities

Liabilities totalled EUR1,384.8 million
(EUR1,694.2 million), with short-term
liabilities accounting for EUR 154.1 million
(EUR 231.6 million).

Interest-bearing debt showed a year-
on-year decrease of EUR 284.7 million to
EUR1,177.7 million. The fair value of interest-
bearing debt decreased year-on-year by
EUR 282.9 million to EUR1,188.4 million.

Cash Flow Statement

Net cash from operating activities totalled
EUR 66.0 million (EUR 58.1 million) in the
reporting period. Net cash used in investing
activities totalled EUR 101.5 million
(EUR168.4 million). Capital expenditure
related to investment properties,

shares in joint ventures and tangible and
intangible assets totalled EUR 131.0 million
(EUR 226.6 million). Negative cash flow
from investing activities was partly offset
by sales of investment properties totalling
EUR 29.5 million (EUR 60.2 million). Net
cash from financing activities was EUR
33.0 million (EUR 97.9 million).

Citycon changed the reporting of cash
flow statement in the period by transferring
the realised exchange rate gains and losses
from net cash flow from operating activities
to net cash flow from financing activities.
The change has been applied also to the
comparison period.

Legal Proceedings

Some lawsuits, claims and legal disputes
based on various grounds are pending
against Citycon relating to the company's
business operations. In the company's view,

itis improbable that the outcome of these
lawsuits, claims and legal disputes will have
amaterial impact on the company's financial
position.

Financial Performance of Business Units
Citycon's business operations are divided
into three business units: Finland, Sweden
and Baltic Countries and New Business. The
business units are further subdivided into
clusters. The Finnish unit is composed of

4 clusters, the Swedish unit of 3 and Baltic
Countries and New Business unit of 1 cluster.

Finland

Citycon's net rental income from Finnish
operations during the period totalled EUR
103.0 million (EUR 103.5 million). Like-for-like
properties increased net rental income in
Finland by EUR 2.5 million, or 2.5% which was
mainly attributable to good performance of
the shopping centres. Divestments and
(re)development projects reduced net rental
income by EUR 3.1 million. The business unit
accounted for 60.8% (61.3%) of Citycon's
total net rental income. Net rental yield was
6.2% (6.4%).

At period-end, the Finnish property
portfolio accounted for a total gross
leasable area of 546,140 square metres
(571,890 sq.m.). The gross leasable area
decreased due to property divestments. The
annualised potential rental value decreased
to EUR148.7 million, due to divestment
of one non-core shopping centre and 10
supermarket and shop properties.

Lease agreements started during the
period applied to a GLA of 87,433 square
metres (110,292 sq.m.) and the ended lease

REPORT BY THE BOARD OF DIRECTORS

KEY FIGURES, FINLAND

Q4/2014 Q4/2013 Q3/2014 2014 2013 Change-%
Number of properties
at the end of the period 44 55 50 44 55 -20.0
Gross leasable area, sq.m. 546,140 571,890 558830 546,140 571,890 -45
Annualised potential rental value,
EUR million” 148.7 150.5 1503 148.7 150.5 .2
Average rent (EUR/sq.m.) 226 224 225 226 224 0.9
Number of leases started
during the period 126 109 95 408 390 46
Total area of leases started, sq.m.? 22453 40,954 20366 87,433 110,292 -20.7
Average rent of leases started
(EUR/sq.m.)? 217 175 16.6 19.0 18.8 11
Number of leases ended
during the period 103 163 124 472 498 52
Total area of leases ended, sq.m.? 31,623 53036 22956 109133 133,770 -18.4
Average rent of leases ended
(EUR/sq.m.)? 20.2 18.6 20.5 209 19.0 10.0
Occupancy rate at end of the period
(economic), % 956 95.1 947 95.6 951 -
Average remaining length of lease
portfolio at the end of the period, years 34 39 35 34 39 -12.8
Gross rental income, EUR million? 347 357 354 1413 1444 -2.2
Turnover, EUR million 36.3 374 370 1477 150.4 -1.8
Net rental income, EUR million 258 263 26.7 103.0 103.5 -0.5
Netrental yield, % 6.2 6.4 6.3 6.2 6.4 =
Net rental yield,
like-for-like properties, % 6.4 6.3 6.4 6.4 6.3 =
Fair value of investment properties,
EUR million 1,710.0 16712 16903 17100 16712 23

1) Annualised potential rental value for the portfolio includes annualised gross rent based on valid rent roll at the end
of the period, market rent of vacant premises and rental income from turnover based contracts (estimate) and

possible other rental income.

2) Leases started and ended do not necessarily refer to the same premises.

3) Citycon made an adjustment to its accounting policy related to parking income during the year 2014. Previously
Citycon reported parking income within service charge income, but starting from current year part of gross rental
income. The change has been applied also to the 2013 comparison figures.

4) Includes the value of unused building rights.
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KEY FIGURES, SWEDEN

Q4/2014 Q4/2013 Q3/2014

2014

2013 Change-%

Number of properties

at the end of the period 1l 1 1 ll 1 0.0
Gross leasable area, sq.m. 259300 254,500 254900 259300 254,500 19
Annualised potential rental value,

EUR million” 62.4 635 61.6 62.4 63.5 -1.7
Average rent (EUR/sg.m.) 200 208 201 20.0 208 -38
Number of leases started

during the period 46 39 35 142 133 6.8
Total area of leases started, sq.m.? 9,362 5,416 6,569 28809 16,780 717
Average rent of leases started

(EUR/sq.m.)? 231 19.8 177 205 213 -38
Number of leases ended

during the period 43 285 33 138 529 -739
Total area of leases ended, sq.m.? 4730 9,809 4814 19,997 34597 -42.2
Average rent of leases ended

(EUR/sq.m.)? 303 16.4 230 224 16.6 349
Occupancy rate at end of the period

(economic), % 96.1 95.1 95.9 96.1 95.1 -
Average remaining length of lease

portfolio at the end of the period, years 3.0 28 29 3.0 2.8 7.1
Gross rental income, EUR million? 14.7 14.7 14.3 579 60.5 -43
Turnover, EUR million 153 15.4 15.0 60.5 633 -4.4
Net rental income, EUR million 9l 9.0 10.2 38.9 397 =21
Net rental yield, %% 5.6 56 55 56 5.6 -
Net rental yield,

like-for-like properties, % 54 55 54 54 55 =
Fair value of investment properties,

EUR million 709.7 72011 7136 709.7 7201 -14

1) Annualised potential rental value for the portfolio includes annualised gross rent based on valid rent roll at the end
of the period, market rent of vacant premises and rental income from turnover based contracts (estimate) and

possible other rental income.

2) Leases started and ended do not necessarily refer to the same premises.

3) Citycon made an adjustment to its accounting policy related to parking income during the year 2014. Previously
Citycon reported parking income within service charge income, but starting from current year part of gross rental
income. The change has been applied also to the 2013 comparison figures.

4) Includes the value of unused building rights.
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agreements applied to 109,133 square
metres (133,770 sq.m.). The average rent for
new lease agreements was lower than the
average rent for the ended leases, mainly
due to new storage leases and new leases
concerning large retail units while the ended
leases consisted of smaller retail units.
Also leases were renewed at lower levels.
The average rent rose from EUR 22.4/sq.m.
to EUR 22.6/sq.m., mainly thanks to index
increments and divestments. The economic
occupancy rate increased to 95.6% (95.1%)
due to decreased vacancy in supermarkets
and shops.

Sweden

The company's net rental income

from Swedish operations decreased by
EUR 0.8 million or 2.19% to EUR 38.9 million
(EUR 39.7 million). Excluding the impact of
the weakened Swedish krona, net rental
income from the Swedish operations
increased by EUR 1.1 million compared to
corresponding period in 2013. Net rental
income from like-for-like properties grew
by EUR 1.2 million, or 3.8%. On the other
hand, divestments reduced net rental
income by EUR 0.5 million. The business unit
accounted for 23.0% (23.5%) of Citycon's
total net rentalincome. Net rental yield was
5.6% (5.6%).

At period-end, the Swedish property
portfolio accounted for a total gross leasable
area of 259,300 square metres (254,500
sg.m.). The gross leasable area increased
due to the extension of shopping centre
Stenungs Torg. The annualised potential
rental value decreased to EUR 62.4 million
due to the weakened Swedish krona.

Lease agreements started during the
period applied to a GLA of 28,809 square
metres (16,780 sq.m.) and ended lease
agreements applied t019,997 square
metres (34,597 sq.m.). The average rent
level for new lease agreements was lower
than the average rent level for ended lease
agreements due to new short term retail
leases started during the third quarter of
the year and one new retail lease concerning
alarge unit in the fourth quarter.

The average rent decreased to EUR 20.0/
sg.m. due to the weakened Swedish krona.
The economic occupancy rate increased to
96.1% (95.1%) due to improved occupancy
rate e.g.in Liljeholmstorget Galleria and
Hégdalen Centrum.

Baltic Countries and New Business

Net rental income from the Baltic Countries
and New Business operations increased

by EUR 1.9 million, or 7.3%, to EUR 27.5
million (EUR 25.6 million), mainly due

to completions of the (re)development
projects in shopping centres Rocca al Mare
and Kristiine. The business unit accounted
for16.2% (15.2%) of Citycon's total net
rentalincome. Net rental yield was 8.2%
(8.2%).

At the period-end, the property portfolio
in Baltic Counties and New Business
accounted for a total gross leasable area
0f 127,600 square metres (135,400 sq.m.).
The gross leasable area decreased due to
the divestment of one non-core shopping
centre. The annualised potential rental
value decreased slightly to EUR 32.0 million
due the divestment of shopping centre
Mandarinas in Lithuania offset by index
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KEY FIGURES, BALTIC COUNTRIES AND NEW BUSINESS increments in other shopping centre

Q4/2014 Q4/2013 Q3/2014 2014 2013 Change-% properties. The average rent increased to
Number of properties EUR 21.0/sg.m., mostly due to indexation,
at the end of the period 4 5 5 4 5 = new lease agreements and divestments.
Gross leasable area, sq.m. 127,600 135,400 135500 127,600 135,400 -58 Lease agreements started during the
Annualised potential rental value,

period applied to a GLA of 6,326 square

EUR million" 320 321 343 320 321 -03

metres (22,941sg.m.) and ended lease
Average rent (EUR/sqm.) 210 198 213 210 198 61  agreementsappliedto15750 square metres
e - H————— (18,200 sq.m.). The average rent level for new
during the period 12 15 9 45 88 -48.9 lease agreements was higher than average
Total area of leases started, sq.m.? 2354 6,327 1,064 6,326 22941 -724 rent for the ended lease agreements mostly

Average rent of leases started
(EUR/sq.m.)? 221 15.6 49.6 293 16.7 754

Number of leases ended

due to the divestment of Mandarinas and
new retail leases started in the third quarter

during the period 76 10 9 114 90 26.7 of 2014. The economic occupancy rate
Total area of leases ended, sq.m.? 1,473 3,415 942 15,750 18,200 -135 decreased t0 99.3% (99.7%).

Average rent of leases ended

(EUR/sq.m.)? 15.7 19.2 39.4 19.9 19.0 47

Occupancy rate at end of the period

(economic), % 993 99.7 991 993 99.7 -
Average remaining length of lease

portfolio at the end of the period, years 3.0 33 34 3.0 33 -91
Gross rental income, EUR million 8.0 79 8.4 328 304 79
Turnover, EUR million 93 92 94 372 349 6.5
Net rental income, EUR million 6.4 6.6 71 275 25.6 73
Net rental yield, % 8.2 82 83 8.2 82 -
Net rental yield,

like-for-like properties, % 8.7 8.7 9.0 8.7 87 =

Fair value of investment properties,
EURmillion 3494 3422 3550 3494 3422 21

1) Annualised potential rental value for the portfolio includes annualised gross rent based on valid rent roll at the end
of the period, market rent of vacant premises and rental income from turnover based contracts (estimate) and
possible other rental income.

2) Leases started and ended do not necessarily refer to the same premises.
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Environmental Responsibility

Citycon's strategy is to be among the
forerunners in sustainable shopping centre
management. The location of Citycon's
shopping centres in urban environments

in growing cities and directly connected

to public transportation, means that they
are well positioned to face the demands of
sustainable development.

Citycon's sustainability strategy was
updated in 2014 to better reflect company's
priorities and effects on the surrounding
community. The renewed strategy and targets
are presented in the upcoming Annual and
Sustainability Report 2014.

At its annual conference in September
2014, the European Public Real Estate
Association (EPRA) acclaimed Citycon's
Annual and Sustainability Report 2013 as
one of the best in the industry. Citycon won
the gold-level award in the sustainability
Best Practices series for the third time now.
Citycon was honored also with Green Star
status in the Global Real Estate Sustainability
Benchmark (GRESB) assessment. Citycon
received this recognition for the third year in
arow for its outstanding management and
implementation of key sustainability issues.

Environmental indicators

 (Citycon's total energy consumption
(incl. electricity consumption in common
areas, heating and cooling) amounted to
247 gigawatt hours (251 GWh). Total energy
consumption in like-for-like shopping
centres decreased by 6% (target 2-3%).

* In 2014, the carbon footprint totalled
80 thousand tonnes of carbon dioxide
equivalent (731000tC0Oze). The carbon
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footprint of like-for-like shopping centres
decreased by 2% compared to previous
year (target 2-3%).

* The total water consumptioninall
shopping centres and retail properties
owned by Citycon was 723,423 cubic
metres (603,014 m3) in 2014. In 2014, water
consumption per visitor in shopping centres
was 4.3 litres and 3.3 litres in like-for-like
shopping centres (target 3,7 litres per
visitor).

» Therecyclingrate in shopping centres
improved over 3 percentage points
compared to the previous year and was
89% (target 80%).

Citycon's reported environmental data 2014
covers shopping centres owned by Citycon
and other properties where Citycon's share
of ownership is at least 50%. Kista Galleria's
environmental data is reported in its entirety.
Kista Galleriais not included in the reported
environmental data of 2013.

Citycon continuously improves the energy
efficiency of its shopping centres. The objective
is to continue to invest in measures that
generate savings in consumption and costs,
such as renewing lighting and lighting control
solutions, or the greater use of frequency
transformers and control in ventilation
systems. Furthermore, Citycon ensures the
continuous optimisation of adjustments and
temperature settings for technical systems,
in order to meet consumption and cost saving
targets. Energy costs related to electricity and
heating, 23.2 EUR million (25.1 EUR million),
decreased compared to 2013.

Inits sustainability reporting, Citycon
applies the construction and real estate sector

specific (CRESS) guidelines of the Global
Reporting Initiative, as well as the guidelines
published by EPRA in autumn 2014. Extensive
results and indicators for environmental
responsibility are presented in the upcoming
Annual and Sustainability Report 2014.

Risks and Uncertainties

The company's core risks and uncertainties,
along with its main risk management actions
and principles, have been described in detail on
pages 49-51 of the Financial Statements 2014
and in the upcoming Annual and Sustainability
Report 2014.

Citycon's Board of Directors believes there
have been no material changes to the risks
during 2014. The main risks are associated
with property development projects, weaker
demand for retail premises, rising operating
expenses, environment and human related
risks, decreasing fair values of investment
properties and availability and cost of funding.

Governance

Annual General Meeting 2014

Citycon's Annual General Meeting (AGM)

was held in Helsinki on 19 March 2014. The
meeting was opened by Bernd Knobloch, the
Deputy Chairman of the Board, and chaired by
Manne Airaksinen, Attorney-at-Law. A total
of 325 shareholders attended the AGM either
personally or through a proxy representative,
representing 76.1% of shares and votes in the
company.

The AGM adopted the company’s Financial
Statements for the financial year 2013 and
discharged the members of the Board of
Directors and the Chief Executive Officer from
liability. The AGM decided on a dividend of

EUR 0.03 per share for the financial year 2013
and an equity return of EUR 0.12 per share from
the invested unrestricted equity reserve. The
record date for the dividend pay-out and equity
return was 24 March 2014, and the dividend and
equity returns totalling EUR 66.2 million were
paid on 31 March 2014.

The other decisions made by the AGM are
reported on the company's website at
www.citycon.com/agm2014. The AGM minutes
are also available on this website.

Extraordinary General Meeting 2014
The Extraordinary General Meeting (EGM) of
Citycon took place in Helsinkion 6 June 2014.
The EGM decided to authorize the Board of
Directors to decide on the issuance of shares
for the purposes of the directed share issue
and the rights issue and to elect Andrea Orlandi
and Arnold de Haan as new Board members of
the company conditional upon the completion
of the directed share issue. Further, the EGM
decided to authorize the Board of Directors to
decide on the issuance of shares as well as the
issuance of special rights giving title to shares.
The EGM decisions are further reported on
the company's website at www.citycon.com/
egm2014. Also the EGM minutes are available
on this website.

Board of Directors

Under the Articles of Association, the Board
of Directors of the company consists of
aminimum of five and a maximum of ten
members, elected by the General Meeting
for aterm of one year at a time. Amendments
to the Articles of Association may be made
only by the General Meeting and require a 2/3
majority vote.



In 2014, the Board of Directors had ten
members: Ronen Ashkenazi, Chaim Katzman,
Bernd Knobloch, Arnold de Haan (since 10
June 2014), Kirsi Komi, Karine Ohana, Andrea
Orlandi (since 10 June 2014), Claes Ottosson,
Per-Anders Ovin and Ariella Zochovitzky.
Jorma Sonninen and Yuval Yanairesigned from
the Board of Directors as of 10 June 2014.

Chaim Katzman was the Chairman of
the Board of Directors in 2014, and Ronen
Ashkenazi and Bernd Knobloch the Deputy
Chairmen.

Auditor

Since 2006, the company’s auditor has

been Ernst & Young Oy, a firm of authorised
public accountants, which has designated
Authorised Public Accountant Eija Niemi-
Nikkola (until 19 March 2014) and Authorised
Public Accountant Mikko Rytilahti (since 19
March 2014) to act as the responsible auditor
of Citycon.

Chief Executive Officer (CEO)

Marcel Kokkeel (LL.M., Dutch citizen,

born in1958) has served as Citycon's CEO
since 24 March 2011. Eero Sihvonen, Chief
Financial Officer, is Citycon's Executive Vice
President. Their personal details, career
histories and positions of trust can be found
on the company’s website at www.citycon.
com/management. Information on the
CEOQ's executive contract and its terms and
conditions are available on page 56-57 of the
Financial Statements.

Shares, Share Capital and Shareholders
Citycon Oyj has been listed on the NASDAQ
OMX Helsinki Ltd (Helsinki Stock Exchange)

since November1988. In 2014 Citycon

was a Mid Cap company in the Financials
sector, sub-industry Real Estate Operating
Companies (since 2 January 2015, the
company is a Large Cap company). Its trading
code is CTY1S and its shares are traded in
euros. The ISIN code used in international
securities clearing is FI0009002471.

The company has a single series of
shares, with each share entitling to one vote
at General Meeting of shareholders. The
shares have no nominal value.

During the year 2014, there were no
changes in the company's share capital.
Following the directed share issue, the
number of the company's share increased
by 77,874,355 shares on 10 June 2014, and
following the rights issue, the number of
the company’s shares increased by
74,166,052 shares on 9 July 2014. At the
end of December 2014, the total number
of shares outstanding in the company was
593,328,419.

At the end of December 2014, Citycon
had a total of 7,657 (8,820) registered
shareholders, of which nine were account
managers of nominee-registered shares.
Holders of the nominee-registered shares
held 408.5 million (343.4 million) shares, or
68.9% (77.8%) of shares and voting rights in
the company. Details of the most significant
shareholders of the company and of the
distribution of ownership can be found on
page 69 of the Financial Statements.

Board authorisations

At the year-end 2014, the Board of Directors
of the company had two authorisations
granted by the General Meeting;
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SHARES AND SHARE CAPITAL

2014 2013
Share price, transactions, EUR
Low 229 212
High 292 267
Average 2.65 244
Latest 258 2.56
Market value of shares at year-end (EUR million) 1,530.8 1129.7
Share trading development
Number of traded shares (million) 888 104.5
Value of traded shares (EUR million) 2349 255.0
Share capital and shares
Share capital at year-start (EUR million) 259.6 2596
Share capital at year-end (EUR million) 259.6 259.6
Number of shares at year-start (million) 4413 326.9
Number of shares at year-end (million) 5933 4413

* Board of Directors may decide on an
issuance of a maximum of 10 million shares
or special rights entitling to shares referred
to in Chapter 10 Section 1 of the FCLA, which
corresponded to approximately 1.69% of all
the shares in the company at the year-end.
The authorisation will be valid until the
close of the next Annual General Meeting,
however, no longer than until 30 June 2015.

» Board of Directors may decide on the
repurchase and/or on the acceptance as
pledge of the company's own shares in one
or several tranches. The amount of own
shares to be repurchased and/or accepted
as pledge shall not exceed 20 million shares,
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which corresponded to approximately 3.37%
of all the shares in the company at the year-
end. The authorisation will be valid until the
close of the next Annual General Meeting,
however, no longer than until 30 June 2015.

During the year 2014, the Board of Directors
had also two authorisations granted by the EGM
held on 6 June 2014 to decide on the directed
share issue of a maximum of 77,874,355 new
shares to CPPIBEH and the rights issue of a
maximum of 74,166,052 new shares. The Board
of Directors exercised these authorisations
when it decided on the directed share issue and
rights issue in June 2014.
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Own shares
During the year 2014, the company or its
subsidiaries held no shares in the company.

Share-Related Events

Directed share issue

On 8 June 2014, Citycon's Board of Directors
decided on a directed share issue and offered
77.874,355 new shares to CPPIBEH at a
subscription price of EUR 2.65, pursuant

to an authorisation granted by the EGM on

6 June 2014. The subscribed 77,874,355 shares
were entered in the Finnish Trade Register
on10 June 2014 and trading in the new shares
commenced on 11 June 2014. The directed
issue shares represented approximately
17.6% of the total number of shares and
voting rights in the company prior to the
directed share issue, and approximately
15.0% of the total number of shares and
voting rights in the company after the
directed share issue. More information on
the directed share issue is available in the
stock exchange releases issued by the
company in May and June 2014.

Rights issue

On 8 June 2014, Citycon's Board of Directors
decided on a share issue and offered a
maximum of 74,166,052 new shares based on
shareholders' pre-emptive subscription right
ataprice of EUR 2.65 per share, pursuant

to an authorisation granted by the EGM on

6 June 2014. The offered shares represented
approximately 14.3% of the total shares

and voting rights in the company prior to the
rights issue and approximately 12.5% of the
total shares and voting rights in the company
after the rights issue. The subscription period
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began on17June and ended on 2 July 2014.
All the offered 74,166,052 shares were
subscribed for in the rights issue. The new
shares were entered in the Finnish Trade
Register on 9 July 2014 and public trading
in the new shares commenced on 10 July
2014. More information on the rights issue
is available in the stock exchange releases
issued by the company in May, June and
July 2014.

Flagging notices

During the year 2014, the company received
two flagging notices from CPPIBEH and
Canada Pension Plan Investment Board.
More information on the flagging notices
can be found on page 69 of the Financial
Statements.

Shareholder agreements
Gazit-Globe Ltd. and CPPIBEH have signed
an agreement regarding certain governance
matters relating to Citycon on12 May 2014.
Based on the information received by
Citycon, Gazit-Globe Ltd. and CPPIBEH
have undertaken to vote in Citycon's general
meetings in favour of the election of
members to the Citycon Board of Directors
so that no less than three members of
the Board of Directors will be nominated
by Gazit-Globe Ltd. and no less than two
members will be nominated by CPPIBEH.
One of the members nominated by CPPIBEH
shall be independent of both CPPIBEH and
Citycon. The parties to the agreement have
agreed to use their best efforts to ensure
that the Board members nominated by
CPPIBEH will also be elected to serve on
such Board committees as Citycon may

OPTION RIGHTS OF THE CORPORATE MANAGEMENT COMMITTEE (CMC)

ON 31 DECEMBER 2014
2011A(1) 20118(1) 2011C(l)  2011D(1) Total
Chief Executive Officer (CEO) 250000 250000 250,000 250,000 1,000,000
20TIA(I-I)  20TB(I-Il)  2011C(I-N1)  2011D(I-IT)
Other CMC members 412500 452500 452500 452500 1,770,000

establish from time to time, including one
member on the Board's Nomination and
Remuneration Committee. In the event that
aBoard member nominated by CPPIBEH
is not amember of the Board's Nomination
and Remuneration Committee for a period
of three months during any annual financial
period of Citycon, subject to certain
exceptions, Gazit-Globe Ltd. shall support
and vote in favour of a proposal by CPPIBEH
at ageneral meeting of shareholders
of Citycon to introduce a shareholders’
nomination board to replace the Board's
Nomination and Remuneration Committee.
Gazit-Globe Ltd. has also, subject to
certain exceptions, granted CPPIBEH a
limited right to sellits shares (tag-along
right) in connection with potential transfers
by Gazit-Globe Ltd. of more than five 5% of
Citycon's shares during any 12-month period.
According to information received by
Citycon, Gazit-Globe Ltd. and CPPIBEH
have received statements from the Finnish
Financial Supervisory Authority to the

effect that the governance agreement
does not, as such, constitute acting in
concert, and thus does not trigger an
obligation for the parties to make a
mandatory tender offer for the shares
in Citycon.

The governance agreement shall
terminate 10 years from the date of the
agreement, or if CPPIBEH ceases to hold
at least 10% of Citycon shares, directly or
indirectly, for more than 30 consecutive
days, or if Gazit-Globe Ltd. ceases to hold at
least twenty 20% of Citycon shares, directly
or indirectly, for more than 30 consecutive
days.

More information on the agreement
between Gazit-Globe Ltd. and CPPIBEH
is available in the stock exchange release
published by the company on 13 May
2014 and on the company's website at
www.citycon.fi/for_investors/shares/
shareholder_agreements.

The company has no knowledge of any
other shareholder agreements.



Stock Option Plan 2011

Citycon's Board of Directors decided on 3 May
2011, by virtue of an authorisation granted by
the AGM held on 13 March 2007, to issue stock
options to the key personnel of the company
and its subsidiaries.

The maximum total number of stock
options which can be issued is 7,250,000. As
a consequence of the rights issue carried
out in June-July 2014, the Board of Directors
of the company adjusted the subscription
ratio and the subscription price of the 201
stock options in accordance with the terms
and conditions of the 2011 stock options. The
adjustments to the terms and conditions of
the 2011 stock options are effective as of 9 July
2014. At the year-end 2014, the subscription
ratio of the stock options was 1.3446 (1.1765),
thus, the stock options entitled their owners
to subscribe for amaximum total of 9,748,350
(8,529,625) new shares in the company or
existing shares held by the company. The stock
options are marked with the symbols 2011A(l),
201A(Il) and 2011A(I11); 2011B(1), 2011B(1l) and
20mB(Ill); 2011C(1), 2011C(11) and 2011C(I11); and
2011D(1), 2011D(I1) and 2011D(I11). Upon the
distribution of stock options the Board of
Directors decides on how the stock options
are divided into sub-categories. Shares
subscribed based on the Stock Option Plan
2011 may correspond to a maximum of 1.6% of
all shares and votes in the company after the
potential share subscription, if new shares are
issued in the share subscription.

The subscription ratios and subscription
prices of Stock Option Plan 2011 as well as the
subscription periods of the Stock Options 2011
are available on pages 52-54 of the Financial
Statements.

Granted stock options

At the year-end 2014, 2011A-D(1), 2011A-D(1l)
and 2011A-D(I1l) stock options were held by 15
key personnel of the group. On 31 December
2014 there were 6,185,000 outstanding
options, entitling holders to subscribe
8,316,351 shares in 2012-2018.

The table on the previous page indicates
the Stock Options granted to the CEO and
other Corporate Management Committee
members.

A share ownership obligation, under which
the members of the Corporate Management
Committee are obliged to acquire Citycon's
shares with 25% of the income gained from
the exercised stock options, is incorporated
into the Stock Options 2011. The acquisition
obligation will remain in force until a member
of the Corporate Management Committee
owns company shares to the value of his or
her gross annual salary, and share ownership
must continue while his or her employment or
service contract is in force.

The Stock Option Plan 2011 and its terms
and conditions are presented in further detail
on pages 52-54 of the Financial Statements.
The terms and conditions of Stock Options
2011 in their entirety are available on the
company's website at
www.citycon.com/options.

Shares and Stock Options held by Members
of the Board of Directors and by the
Company Management (CMC)

The members of the Board of Directors

of Citycon, the CEO, the other Corporate
Management Committee members and
their related parties held a total of 1,023,580
company shares on 31 December 2014.

These shareholdings represent 0.17% of
the company’s total shares and total voting
rights.

The number of Stock Options 2011 held by
the CEO and other Corporate Management
Committee members at the year-end
2014 are presented in the table a