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About this report

Accounting principles and key estimates and
assumptions regarding business activities

are presented together with the relevant note.
The aim is to improve the presentation of how
operating result was formed, what assets were
used to achieve the business profits and how

business and asset transactions were financed.
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Information to shareholders

Listing of Citycon’s shares

Citycon Oyj’s shares are listed on the Nasdaq Helsinki
Ltd. Large Cap list under the trading code CTY1S.
Citycon has one series of shares, and each share
entitles its holder to one vote at the General Meeting of
shareholders and to an equal dividend.

Annual general meeting

Citycon Oyj’s Annual General Meeting will be held on 19
March 2024 at 12:00 noon. The notice, topics discussed
in the meeting, proposals made for the Annual General
Meeting, as well as the instructions on how to register
will be found on Citycon’s website.

Shareholders wishing to attend the meeting must be
registered in Citycon’s shareholder register at Euroclear
Finland Ltd. on the record date 7 March 2024.

Changes of address

Shareholders are requested to notify their book-entry
account operator or Euroclear Finland Ltd., whichever
holds the shareholder’s book-entry account, of any
changes to their name or address.

Publication of financial information
Citycon publishes financial information in English and
Finnish. All materials are available on Citycon’s website.

Subscription to publications

Citycon’s financial reports, stock exchange releases and
press releases can be ordered by registering an e-mail
address on Citycon’s website at citycon.com/newsroom.

Investor relations contacts

Citycon’s Investor Relations function assists in all
investor relations related questions. The primary contact
is the Manager, Legal and Investor Relations, Valtteri Piri
(ir@citycon.com).

Asset distribution

The Board of Directors proposes to the Annual General
Meeting that the Board of Directors will be authorized
to decide on the distribution of assets from the invested
unrestricted equity fund.

Based on the proposed authorization, the maximum
total amount of equity repayment, shall not exceed 0.30
per share. Based on the current total number of issued
shares in the company, the authorization would equal

a maximum of EUR 51,598,261.2 in equity repayment.
The equity repayment would be paid to shareholders in
four installments.

Financial calendar 2024

Financial Statements Bulletin
and Financial Statements 2023 15 February

<~ Financial Review 2023 3

Preliminary payment date of equity repayment!

Interim Report
January—March 2024 15 May

Half-yearly Report
January—-June 2024 17 July

Interim Report

January—September 2024 6 November
AGM record date 7 March
Last day for AGM registration 12 March
AGM 19 March

28 March 2024

28 June 2024

30 September 2024
31 December 2024

— More information:
Shares and shareholders, pages 36-37

1 Citycon’s Board of Directors will make separate resolutions and
announcements on each distribution of the dividend/equity
repayment subject to been authorized for asset distribution by
the Annual General Meeting.
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We create cities full of life.
For people. For communities.
For development. For growth.

Citycon is the leading owner and developer of urban hubs in

the Nordics and Baltics. Our 33 mixed-use, necessity-based centres
are located in the major cities in Finland, Sweden, Norway, Denmark
and Estonia. We transform unique locations into sustainable
communities and cities full of life, serving 140 million people each
year and delivering long-term share value.

Balanced Nordic portfolio 33
%

1%

20% Total

4.0

Billion ‘ Finland
Norway

Sweden’
Denmark & Estonia

" Including Kista Galleria 50%.

‘ Shopping centre
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CEO’s interview

What were the highlights
of the year for you?

In 2023, we continued to demonstrate the strength
and stability of Citycon’s necessity-based strategy
regardless of macroeconomic pressures as our business
fundamentals remained and our assets continued to
perform very well. The positive operating results reflect
the quality of our grocery-anchored urban hubs, which
have a high proportion of necessity tenants, connected
to transportation and in convenient locations in the
largest Nordic cities. Our long-stated strategy of
creating mixed-use urban hubs is paying operational
dividends and driving traffic to our centers.

One of the highlights of the year was the opening

of three residential towers in Lippulaiva in the first
quarter of 2023. We are pleased with their leasing
progress as the occupancy rate of the residentials

is currently approx. 90%. These residential units will
create additional demand for the property and diversify
Citycon’s revenue streams. We have two additional
pads at this property where we are negotiating a joint
venture for development. Additionally, we reopened
Myyrmanni centre in Finland, which is our most recent
example of our strategy in action. In Myyrmanni, we
have further improved the tenant mix by increasing the
share of necessity-based tenants with a renewed Lidl
grocer and a 7,300 sg.m. Prisma hypermarket resulting

in groceries representing approx. 60% of the total
GLA. This is consistent with what we have achieved
in many of our properties across the portfolio. These
active asset management initiatives not only provide
stability to revenue growth, but it also has the added
benefit of improving the average credit profile of our
tenant base.

2023 was also the year where we continued our
progress to solidify our investment grade balance
sheet. We refinanced and expanded our credit facility
in April from EUR 500 million to EUR 650 million,
consisting of a EUR 400 million revolver and EUR 250
million term loan. With the proceeds we executed EUR
236 million bond repurchases for our bonds maturing
in the near future. We have continued to execute bond
repurchases from the open market, taking advantage
of discounts and dislocation in secondary trading while
improving the maturity profile.

In November, we executed approx. SEK 1,020 million
7-year mortgage loan secured by one of our Swedish
assets, highlighting Citycon’s access to debt financing
with competitive terms and providing evidence that the
secured loan market is functioning well. Additionally,

in Q4, we executed two hybrid exchanges where we
repurchased our hybrid bonds at a discount compared
to the nominal value in exchange for equity at the
current market value. Through these actions, we were

able to demonstrate our commitment to maintain
our investment grade credit rating and to continue

to mitigate the earnings impact of higher current
market interest rates, while also improving our overall
balance sheet.

We are pleased that these credit actions as well
as Citycon’s sound operating performance were
also recognized by S&P, who reaffirmed Citycon’s
investment grade rating with stable outlook.

< Financial Review 2023
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How would you describe Citycon’s
operational performance in 2023?

We continue to see strong performance in our business
fundamentals as sales, footfall, rents, occupancy
collections continue to show sustained growth. Like-
for-like tenant sales increased by 3.4% and like-for-
like footfall 1.8% compared to the previous year. This
combined with increasing average rent and occupancy
rate, you have the recipe for success.

We were pleased to see continued strong demand for
our centres from both new and existing tenants, as
evidenced by our excellent leasing activity with over
132,000 sq.m. of signed leases in 2023 with positive
leasing spreads of 1.4%, resulting in retail occupancy
up 60 bps to 96.0%. Notable, at the same time we were
able to increase the average rent per square meter in
comparable FX, by 1.6 EUR to 24.0 EUR/s.gm.

The net effect of these strong operational KPI's is that
like-for-like net rental income grew 6.5% in 2023 (in
comparable FX). We benefited by the fact that 93% of
our leases are linked to indexation and stand to further
benefit in 2024. Our occupancy cost ratio remains one
of the lowest in the industry highlighting the health

of Citycon’s tenants. While tenant sales continue to
increase, this combination provides us with plenty of
headroom for compounding rent growth going forward.

How is the increasing focus on
sustainability impacting Citycon?

Citycon has been an early leader in the real estate
sector when it comes to sustainability, and we are fully
committed to deliver on our ambitious sustainability
goals, namely carbon neutrality by 2030 and to

Financial statements

reduce greenhouse gas emissions in line with the
1.5°C Paris goal. Alongside with our company level
targets, sustainability is embedded in our operations
at every step of the process and in 20283, all Citycon
employees had a sustainability linked target in their
bonus criteria. To underline our commitment to the
long-term sustainability promises, we updated our
sustainability strategy in May 2023. The updated
sustainability strategy enables the company to work
effectively on multiple areas towards its ambitious
goals for 2030.

Our long-term sustainability work is also contributing
to our financial performance in the current more volatile
energy cost environment, as Citycon has a significant
amount of its own onsite energy production at our solar,
geothermal, and hydrothermal powerplants. Going
forward we will continue to seek to invest in sustainable
solutions through a variety of measures to improve our
centers, our urban hubs and the communities in which
we operate.

As aresult of our ambitious sustainability work, Citycon
has once again received recognition for our efforts

to reduce the greenhouse gas emissions by being
named among Europe’s Climate Leader companies by
Financial Times.

What are Citycon’s
focus areas for 20247?

Moving forward into 2024, we will continue to focus
on delivering on our strategy of creating and operating
necessity-based retail hubs in top Nordic locations.
We remain confident about the business as we own
quality real estate, we provide the consumer the
goods and services they require, and we provide an

environment that is convenient to access. When you
layer in the dramatic impact of compounding rent
growth, you have created extreme strong and stable
business fundamentals.

The balance sheet will remain a key focus for us

in 2024. We will continue to actively work towards
further strengthening our financial position and we
will continue our capital recycling. Our confidence in
the reopening of the transaction markets leads us to
increase our EUR 380 million divestment target by
the end of 2024 to EUR 950 million within the next
24 months. In 2023, we demonstrated our access to
debt financing with competitive terms which gives us
flexibility to we be patient as the Nordic transaction and
bond market stabilizes.

In 2024, we will intensify our focus on cost control

and profitability in all our business operations. To

that end we will reduce our operating cost as well as
dramatically decrease our G&A expenses to a run rate
of 10% of net rental income by year-end 2024. We will
also consolidate corporate Nordic functions into our
existing office in suburban Helsinki. It is also important
to note that, following the completion of the residential
towers in Lippulaiva in Q1/2023, we now have minimal
committed capital expenditures which will be approx.
EUR 30 million in 2024 (70% lower in 2024 than in
2023). We will also complete some existing projects
including a 7,300 sg.m. Prisma in Myyrmanni, a new
Selver grocery and gym in Rocca al Mare, a new Lidl
grocery in Albertlund and finally the first Nike Rise in
Finland in Iso Omena.

Lastly, | would like to highlight that there is a scarcity of
the type of high-quality retail assets we own, we have a
proven business model and all of the important metrics

< Financial Review 2023

(sales, footfall, rents, occupancy, collections) continue
to show sustained growth. For all of these reasons,
we remain bullish on the prospects of the business
moving forward.

F. Scott Ball
CEO
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2023 2022

- - - - -
Like-for-like net rental income Tenant sales development’ Key figures
development % Net rental income, MEUR 195.7 203.6

% Like-for-like net rental income growth 6,5% 6,6%
EPRA Earnings per share (basic) 0.651 0.730
EPRA NRV per share 9.30 11.01
Average interest rate 2.61% 2.43%
©Q N <
- 1o} ™
| 5
Q -
te} 0
2021 2022 2023 2021 2022 2023
@ Like-for-like NRI development (at comparable FX rates) @ Like-for-like
Total
! Sales figures include estimates. Sales figures exclude VAT and the change
has been calculated using comparable exchange rates. Kista Galleria 50%
not included.
. . . fi=
Net rental income by segments Rent collection rate Retail occupancy rate’
MEUR % %
|
-04 18
29.3
278 Total
195.7 @ Finland
MEUR Norway
Sweden
Denmark & Estonia S
Other o
Qi Q2 Q3 Q4 2022 Q32023 Q42023

2023 2023 2023 2023 2023

' Kista Galleria 50% not included.
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Citycon — u rban Focusing on prime assets that we...
convenience in the 5
heart of communities 09

...0WN, ..manage, ...develop.

o

- Strong portfolio of 33
convenience based centres

+ Located in growing urban areas
in Nordic and Baltic cities

+ Long-term investor

- In-house real estate expertise
throughout the centre value chain
+ Retail experts in 5 countries
+ Pan-Nordic approach with + Improved commercial
synergies and a cross-border attractiveness and
leasing team competitiveness and better
places for our tenants to operate

- Area development - creating
attractive places for living,
working and socializing

We bring value to communities by developing urban hubs for
living, working, socialising and shopping. We have extensive
experience as an urban developer and use our expertise
when we create mixed-use centres that include retail, offices,
hotels, housing, food & beverage as well as healthcare,
culture and leisure services.

How we create value?

Assets in Nordic Necessity-
prime locations based tenant mix

Proven asset Active capital
management recycling

Inherent building rights

+ Mainly residential, which will A stable core

- Top 2 cities in each
country with strong
urbanisation

- Connection to public
transportation

- Grocery anchored centres,

a large share of necessity
tenants

- Mixed-use hubs with

growing share of
municipalities

- Long lasting relationship

with municipalities

+ Continued dialogue with

surrounding communities

- Sustainability embedded

in the operating model

+ Proceeds used to
repay debt

- Strengthen investment
grade balance sheet

enhance value of underlying
center

» Minimal capex required to
get zoning

- Multiple value extraction
paths via sale, JV or build

business with

attractive
opportunities for
value creation
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Report by the Board of Directors

Citycon continued to demonstrate the strength and
stability of its Nordic portfolio. Citycon’s operational
performance showed continued improvement
throughout the year as like-for-like net rental income
increased by 6.5%. The overall financial performance
remained solid in 2023 and reported Direct Operating
Profit, EPRA Earnings per share, and Adjusted EPRA
Earnings per share were EUR 164.8 million, EUR 0.651,
and EUR 0.479, respectively. Rent collection rate was
high at 99% for 2023 and reflects the high quality
and creditworthiness of Citycon’s tenants. Combined
with Citycon’s low occupancy cost ratio (9.5%) and
increasing tenant sales, there is ample headroom for
rent indexations also in 2024.

Like-for-like tenant sales increased 3.4% and like-for-
like footfall 1.8% compared to the previous year. Like-
for-like tenant sales are already well above (9.2%) 2019,
which demonstrates the strength of Citycon’s strategy
to focus on grocery-anchored urban hubs, which

have a high proportion of tenants providing necessity
goods and services, connected to transportation and in
convenient locations in the largest Nordic cities.

Citycon continued its active capital management and
further improved its financial position by refinancing and
expanding its credit facility in April from EUR 500 million
to EUR 650 million, issuing a new SEK 1,020 million

term loan in November and executing two hybrid-equity
exchanges in Q4. Importantly, Citycon executed EUR

191 million notional bond repurchases during the year
and retired EUR 87 million of hybrid debt. Through these

actions Citycon continued to mitigate the earnings
impact of higher current market interest rates, while
also improving its overall balance sheet. Citycon’s credit
actions and sound operating performance were also
recognized by credit agencies as, in December, S&P
reaffirmed Citycon’s investment grade rating with stable
outlook.

Main events in 2023

General:

- Citycon continued to demonstrate strong operational
performance amidst an uncertain macroeconomic
environment.

- Citycon announced a new sustainability strategy
which enables the company to work effectively on
multiple areas towards its ambitious goals for 2030.

- Citycon was selected as one of Europe’s Climate
Leaders for the third consecutive year according to
the list drafted by the Financial Times and German
research company Statista. Citycon is the only Finnish
real estate company included in the list and was in the
top quarter of all European companies, regardless of
sector.

- Sakari Jarvela was appointed Citycon Oyj’s Chief
Financial Officer and member of the Corporate
Management Committee as of 1 February 2024.

< Financial Review 2023 9

Key Figures

Citycon Group' 2023 2022 %  FXAdjusted %?
Net rental income MEUR 195.7 203.6 -3.9% 1.7%
Like-for-like net rental income development % 6.5% 6.6% - -
Direct operating profit® MEUR 164.8 175.2 -5.9% -0.1%
IFRS Earnings per share (basic)* EUR -0.70 -0.15 - -
Fair value of investment properties MEUR 3,858.2 4,040.1 -4.5% -
Loan to Value (LTV)? % 46.3 414 1.8% -
EPRA based key figures®

EPRA Earnings MEUR 109.6 122.6 -10.7% -4.3%
Adjusted EPRA Earnings® MEUR 80.6 921 -12.5% -3.9%
EPRA Earnings per share (basic) EUR 0.651 0.730 -10.8% -4.4%
Adjusted EPRA Earnings per share (basic)® EUR 0.479 0.548 -12.6% -4.1%
EPRA NRV per share® EUR 9.30 11.01 -15.5% -

' The numbers include the sale of four investments properties during the previous year.

2 Change from previous year (comparable exchange rates). Change-% is calculated from exact figures.

3 Citycon presents alternative performance measures according to the European Securities and Markets Authority (ESMA) guidelines. More information is
presented in Basis of Preparation and Accounting Policies in the notes to the accounts.

4 The key figure includes hybrid bond coupons, amortized fees and gains and expenses on hybrid bond repayments.

5 The key figure includes hybrid bond coupons and amortized fees.

8 The effect of currency rates to EPRA NRV/share was EUR -0.47.

Outlook for 2024
Direct operating profit MEUR 185-203
EPRA Earnings per share (basic) EUR 0.62-0.74
Adjusted EPRA Earnings per share (basic) EUR 0.46-0.58

The outlook assumes that there are no major changes in macroeconomic factors and no major disruptions from the war in Ukraine. These
estimates are based on the existing property portfolio, including Kista 100%, as well as on the prevailing level of inflation, the EUR-SEK and
EUR-NOK exchange rates, and current interest rates.
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Operational performance: Balance sheet: Business environment

- Q1-Q4/2023 like-for-like tenant sales 3.4%.
+ 9.2% vs. Q1-Q4/2019 (pre-pandemic)

+ Q1-Q4/2023 LFL footfall 1.8%

+ Q4/2023 retail occupancy 96.0%

+ 40 bps vs. Q3/2023

+ 60 bpsincrease vs. Q4/2022

- Q1-Q4/2023 collections were 99%

+ Q1-Q4/2023 average rent per sqm increased EUR 1.6
to EUR 24.0 (comparable FX)

+ Q1-Q4/2023 positive leasing spread of 1.4%
+ Q4/2023 9.5% LFL occupancy cost ratio

Financial performance:

- Like-for-like net rental income in Q1-Q4/2023

increased 6.5%

- Total net rental income was EUR 195.7 million (Q1-
Q4/2022: EUR 203.6 million).

- EPRA Earnings were EUR 109.6 million (Q1-Q4/2022:

EUR 122.6 million). EPRA Earnings per share (basic)

was EUR 0.651 (Q1-Q4/2022: EUR 0.730)

- Adjusted EPRA earnings were EUR 80.6 million (Q1-

Q4/2022: EUR 92.1 million)

- IFRS earnings per share was EUR -0.70 (Q1-

Q4/2022: EUR -0.15). Net cash from operations per

share was EUR 0.75 (Q1-Q4/2022: EUR 0.59)

The Board of Directors proposes to the Annual

- In total, Citycon repurchased EUR 191 million of
notional bonds in 2023 through tender offer and
from the open market by using approx. EUR 184
million of cash
- Additionally, Citycon retired EUR 87 million of
hybrid debt

+ Repurchases further stabilizes Citycon’s well-
laddered maturity profile and reduces refinancing
risk

« Citycon replaced and extended of EUR 650 million
credit facility in April 2023, incl. EUR 250 million
term loan

« Citycon signed a SEK 1 020 million (approx. EUR

89.5 million) fixed rate green term loan in November

Citycon updated its EUR 400 million Commercial

Paper programme into green format, and issued its

first Green Commercial Paper

+ the first ever Green Commercial Paper issued in
the Finnish market

« S&P reaffirmed in December Citycon’s investment
grade rating with stable outlook.

- Citycon remains committed to its investment grade
credit rating.

The Nordic economies, like the rest of the global
economy, are impacted by the increase in cost of
living and the uncertain economic environment due
to inflation, rising interest rates, and geopolitical
uncertainty. The common denominator for the Nordic
countries is their strong financial position, thanks to

high personal savings, strong public finances and robust

job creation, which continue to persist. This provides
these economies a buffer and some degree of resilience
during this time of inflation, and rising interest rates.

While inflation is trending higher in all Nordic markets,
this continues to benefit Citycon’s operations due to the
grocery and services-oriented tenant mix of Citycon’s
necessity-based urban hubs, which are less reliant on
consumer discretionary spending. In addition, 93% of
the Company’s leases are tied to indexation.

(Sources: SEB Nordic Outlook, European Commission,

CBRE, JLL, Statistics Finland/Norway/Sweden/Estonia/
Denmark, Eurostat)

Business environment key figures

General Meeting that the Board be authorised Finland Norway Sweden Denmark Estonia Euro area
to decide on the profit distribution. Based on the GDP growth, 2023 -0.5% 0.5% -0.4% 1.0% -3.4% 05%
proposed authorization the maximum amount of profit Unemployment, 2023 7.2% 3.6% 7.6% 4.8% 6.7% 6.5%
sharing, to be paid as equity repayment, would be EUR Inflation, 2023 4.3% 5.8% 8.5% 3.3% 9.1% 54%

Retail sales growth, 11/2023' -0.2% 0.4% 1.6% 1.3% -0.3% -0.3%

0.30 per share.
' % change compared with the same month of the previous year
Sources: IMF, World Economic Outlook (October 2023), SEB Nordic Outlook, European Commission, Eurostat
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Net rental income
Like-for-like net rental income in Q4 increased 5.3%
compared to Q4/2022.

Like-for-like net rental income in Q1-Q4/2023 increased
by 6.5%.

Total net rental income for the period was EUR 195.7
million (Q1-Q4/2022: EUR 203.6 million, including
disposed assets).

Like-for-like net rental income from the Finnish
operations increased by 7.6% in Q1-Q4/2023. Like-
for-like net rental income from Norwegian operations
increased by 4.6% in Q1-Q4/2023. Like-for-like net
rental income from the Swedish operations increased by
1.3% in Q1-Q4/2023. Like-for-like net rental income from
the Danish & Estonian operations increased by 12.6% in
Q1-Q4/20283.

Occupancy, Sales and Footfall

The retail occupancy rate was 96.0% in Q4/2023 and
was 60 bps higher versus the same time last year
(Q4/2022: 95.4%). Economic occupancy for Q4/2023
was 94.9% (Q4/2022: 94.5%). Furthermore, the average
rent per sq.m. increased by 0.3 to 24.0 EUR (Q4/2022:
23.7 EUR). With comparable FX rates, average rent per
sg.mincreased by 1.6 EUR. In Q1-Q4/2023 Citycon
leased over 132,000 sqg.m. with a positive leasing spread
of 1.4%.

Like-for-like tenant sales increased 1.9% in Q4/2023 and
3.4% for Q1-Q4/2023 compared to the same time last
year. Notably, like-for-like tenant sales in Q1-Q4/2023
are up 9.2% compared to the same time period in 2019.

Like-for-like footfall increased by 1.4% in Q4/2023 and 1.8%
in Q1-Q4/2023 compared to the same period last year.

Financial statements

Financial result Q1-Q4/2023 vs.
Q1-Q4/2022

Operating profit was EUR -38.0 million (Q1-Q4/2022:
EUR 87.7 million).

Administrative expenses were EUR 31.1 million (Q1-
Q4/2022: EUR 28.7 million). At the end of the reporting
period, Citycon Group employed a total of 234 (31
December 2022: 251) full-time employees (FTEs) of
whom 43 worked in Finland, 75 in Norway, 39 in Sweden,
14 in Denmark & Estonia and 64 in Group functions.

Personnel key figures

2023 2022 2021
FTE at the end of the reporting
period 234 251 242
Wages and salaries, EUR million 194 18.9 17.3

Net financial expenses (IFRS) decreased slightly to
EUR 47.7 million (Q1-Q4/2022: EUR 48.0 million) mainly
following increased interest income on cash at bank and
income from hedging derivatives. Indirect one-off gains
of EUR 2.9 million from bond repurchases executed at a
discount was offset by EUR 2.8 million indirect loss (Q1-
Q4/2022: EUR 9.2 million loss) from hedging derivatives
not under hedge accounting and other indirect items.

Share of loss of joint ventures and associated
companies totalled EUR -36.7 million (Q1-Q4/2022:
EUR -24.6 million) mainly due to weaker development of
property fair values in joint venture Kista.

Profit for the period was EUR -115.0 million (Q1—
Q4/2022: EUR 5.1 million).

Net rental income and gross rental income breakdown

< Financial Review 2023 11

Gross rental

Net rental income income
Denmark &

MEUR Finland Norway? Sweden Estonia Other Total Total
2022 68.6 78.9 30.4 26.0 -0.3 203.6 2223
(Re)development projects 4.0 -2.3 -0.9 - - 0.8 1.2
Divestments 0.0 -7.7 - - - -7.7 -8.2
Like-for-like properties’ 3.9 25 0.3 3.3 - 9.9 121
Other (incl. exchange rate differences) 0.0 -8.9 -2.0 0.0 -0.1 -11.0 -124
2023 76.4 62.5 27.8 29.3 -0.4 195.7 215.3

' Like-for-like properties are properties held by Citycon throughout two full preceding periods and exclude properties under (re)development or extension.

2 NRI impacted by four assets sold in 2022.

Like-for-like and total net rental income development, 2023 vs. 2022

%

©
Al ™ © 0 N
d ‘m - B ‘@8-
p= = =
2 N
5 '-' o
™
V
Denmark &
Finland Norway' Sweden Estonia Total'

"Total NRI impacted by disposals executed in 2022.

@ Like-for-like NRI Development
(at comparable exchange rates)
Total NRI Development
(at actual exchange rates)

Total NRI Development
(at comparable FX rates)
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Tenant sales development, 2023 vs. 2022!
%
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Denmark

Finland Norway Sweden & Estonia

1 Sales figures include estimates. Sales figures exclude VAT and the change has been calculated

using comparable exchange rates. Kista Galleria 50% not included.

Footfall development, 2023 vs. 2022'

%

Total

@
o -
2 o N
—
0
i
Denmark
Finland Norway Sweden & Estonia Total

! Footfall figures include estimates. Kista Galleria 50% not included.

@ Like-for-like sales
Total sales
(including impact of
divested assets)

@ Like-for-like footfall
Total footfall
(including impact of
divested assets)

Occupancy rate’
%
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@ 31 December 2022
31 December 2023

< © 0 0 o .
o V) [T} < %) Retail occupancy rate
o o o o o
31December 2023
Denmark
Finland Norway Sweden & Estonia Total

Kista Galleria 50% not included.

Lease portfolio summary’

31December 31December

Leasing activity'

2023 2022 2023 2022

Number of leases pcs 3,371 3,191 Total area of leases started sg.m. 236,923 262,772

EUR/sq.m./ Total area of leases ended  sq.m. 237,608 302,490
Average rent month 24.0 23.7
Average remaining ' Leases started and ended do not necessarily refer to the same premises.
length of lease Kista Galleria 50% not included.
portfolio years 3.6 34
Occupancy cost
ratio? % 9.5% 9.2%
Leasing Spread % 1.4% 2.0%

' Kista Galleria 50% not included.
2 The rolling twelve month occupancy cost ratio for like-for-like shopping
centres.

At period-end, Citycon had a total of 3,371 (3,191)
leases, of which the average remaining length was
3.6 years (3.4).
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Property portfolio value development
From year-end, the fair value of investment properties
decreased by EUR 181.9 million to EUR 3,858.2

million (31 December 2022: EUR 4,040.1 million). Net
investments, including both acquisitions and disposals
and development projects increased the fair value by
EUR 92.8 million. In addition, changes in right-of-use
-assets increased the value of investment properties
by an additional EUR 1.8 million. Fair value losses
decreased the value of investment properties by EUR
200.3 million and exchange differences by EUR 76.2
million.

Q1-Q4/2023 fair value change of investment properties

amounted to EUR -200.3 million (Q1-Q4/2022:

EUR -56.5 million) mainly due to increase in yield
requirements in all segments. In addition, fair value
change includes EUR -21.0 million (EUR -15.9 million)
Torvbyen fair value impact as a result of a closure of the
center for structural damage. The application of IFRS
16 standard had an impact of EUR -6.6 million (Q1-
Q4/2022: EUR -6.8 million) to the fair value change of
investment properties during the January—December
reporting period.

External appraisers, CBRE (in Denmark, Estonia and
Norway) and JLL (in Finland and Sweden) measure the
fair values for annual financial statements. Citycon
measures the fair values of the properties internally in
the Q1-Q3. All internal valuation periods are subject to
yield and market commentary from Citycon’s current
external appraisers in its respective markets.

CBRE’s and JLL’s valuation statements are available on
Citycon’s website below Investors.

Financial statements

Property portfolio summary

No. of Gross Fair value, Properties held
31December 2023 properties leasable area MEUR for sale, MEUR Portfolio, %
Shopping centres, Finland 9 336,850 1,683.9 44%
Other properties, Finland 1 2,240 4.4 0%
Finland, total 10 339,090 1,688.3 44%
Shopping centres, Norway 13 342,600 1,077.1 28%
Rented shopping centres, Norway' 1 14,500 - -
Norway, total 14 357,100 1,0774 28%
Shopping centres, Sweden 5 173,400 610.8 16%
Other properties, Sweden 1 - 6.7 - 0%
Sweden, total 6 173,400 617.5 16%
Shopping centres, Denmark & Estonia 4 141,900 434.8 1%
Other properties, Denmark & Estonia - - - - -
Denmark & Estonia, total 4 141,900 434.8 1%
Shopping centres, total 32 1,009,250 3,806.6 99%
Other properties, total 2 2,240 1.1 0%
Investment properties, total 34 1,011,490 3,817.7 99%
Right-of-use assets classified as
investment properties (IFRS 16) - - 40.5 1%
Investment properties in the statement of
financial position, total 34 1,011,490 3,858.2 100%
Kista Galleria (50%) 1 46,250 173.2 -
Investment properties and Kista Galleria
(50%), total 35 1,057,740 4,0314 -
' Value of rented properties is recognised within IFRS 16 investment properties based on IFRS rules.
Fair value changes
MEUR 2023 2022
Finland -68.4 -15.3
Norway' -64.5 -26.5
Sweden -35.3 -5.0
Denmark & Estonia -25.5 -3.0
Investment properties, total -193.7 -49.8
Right-of-use assets classified as investment properties (IFRS 16) -6.6 -6.8
Investment properties in the statement of financial position, total -200.3 -56.5
Kista Galleria (50%) -40.8 -255
Investment properties and Kista Galleria (50%), total -2411 -82.0

" Includes EUR -21.0 million (EUR -15.9 million) Torvbyen fair value impact as a result of a closure for structural damage.

< Financial Review 2023
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Capital recycling
No transaction activity occurred in Q1-Q4/2023.

Strengthening the balance sheet remains a key priority
for the company. In November 2022, Citycon announced
its goal to sell EUR 500 million of non-core assets in

the next 24 months. Following the transaction executed
in December 2022 the remaining target is EUR 380
million. Citycon is committed to execute the previously
disclosed divestment target by the end of 2024 and
have increased its target to EUR 950 million over the
next 24 months.

(Re)development projects

Further information on the company’s completed,
ongoing and planned (re)developments can be found on
page 33 in the Financial Review 2023.

Shareholders’ equity

Equity per share was EUR 11.56 (31 December 2022:
EUR 13.75). Loss for the period, hybrid bond repayments,
paid equity return and translation losses decreased
equity per share.

At period-end, shareholders’ equity attributable to
parent company’s shareholders was EUR 1,380.1 million
(31 December 2022: EUR 1,618.8 million).

Financial statements

(Re)development projects in progress on 31 December 2023

Actual gross investment

Expected net by 31 December 2023,
Location Area before/ after,sq.m. investment, MEUR MEUR Completion
Herkules, residentials
(50%) Skien, Norway -/7,600 10.5 2024
Barkarby, residentials Stockholm, Sweden -/12,950 69.5 6.6’ 2024

' The transaction has been structured as a forward commitment, whereby Citycon made a deposit of EUR 6.6 million in April 2022 and will fund the remaining
purchase price, pro-rata, at the completion of two construction phases in Q1/2024 and Q2/2024. The closing of the transaction will be after the completion of

each phase with no additional obligations from Citycon before construction of each phase is complete.

Completed (re)development projects in 2023

Actual gross investment

by 31 December 2023,

Location Area before/ after, sq.m. MEUR Completion
Lippulaiva Helsinki metropolitan
residentials area, Finland -/12,800 61.3 Q1/2023

Capital expenditure

MEUR 2023 2022
Acquisitions of properties’ - 6.3
Acquisitions of and investments in joint ventures - 0.4
Property development? 92.8 165.7
Other investments 3.1 4.6
Total capital expenditure incl. acquisitions 95.9 177.0
Capital expenditure by segment
Finland 46.6 1.6
Norway 21.2 32.1
Sweden 15.1 19.8
Denmark & Estonia 1.0 9.7
Group administration 2.0 3.9
Total capital expenditure incl. acquisitions 95.9 177.0
Divestments34 - 292.0

1 Capital expenditure takes into account deduction in the purchase price calculations and FX rate changes.

2 Comprised mainly of investments in Lippulaiva in 2022.
3 Excluding transfers into ‘Investment properties held for sale’ -category.

4 Divestments in 2022 comprise of sale of four non-core centres in Norway and two companies included in Lippulaiva centre in Finland.

< Financial Review 2023
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Financing

In January, Citycon executed a tender offer of the 2024
notes and the two capital securities issued in 2019 and
2021. The company announced that it accepted an
aggregate amount of EUR 57.4 million of the principal
amounts outstanding on the three tendered securities
for repurchase, for a total purchase consideration of
EUR 41.4 million.

In March, the company returned to repurchase bonds at
an attractive price in the open market. In total, EUR 22.5
million of the company’s 2024 notes were repurchased
in the open market.

In April, the company signed a total of EUR 650 million
new committed syndicated multicurrency credit facility,
to replace and extend its existing EUR 500 million
facilities maturing in May 2024. The new facility consists
of a EUR 400 million revolving credit facility and a EUR
250 million term loan, and is fully secured by Iso Omena
and four Norwegian assets.

In May, the company deployed part of the funds from the
new term loan in a public tender offer to repay EUR 138.3
million of the 2024 notes. Another EUR 80.0 million was
used to repay short term commercial paper over the
quarter.

In June, the company continued repurchasing bonds in
the open markets for a total notional of EUR 15.7 million.
Repurchases targeted all of the company’s outstanding
Eurobonds, of which EUR 9.0 million of the total notional
was related to the 2024 notes.

Furthermore Citycon terminated its credit rating
agreement with the rating agency Moody’s Investors
Service. The credit rating of Citycon continues to be
assessed by Standard & Poor’s, which in April affirmed

Financial statements

Citycon’s investment grade credit rating (BBB-/
stable outlook) highlighting Citycon’s strong operating
performance and stable credit metrics.

In September, the company repurchased senior bonds in
the open markets for a total notional of EUR 0.4 million
and hybrid bonds for a total notional of EUR 0.7 million.

The company also renegotiated and prolonged its SEK
3.3 billion position of EURSEK cross-currency swaps
and utilised the positive fair value in the existing hedging
derivatives to reduce the interest rate level paid in the
renewed hedges. The maturity of the cross-currency
swaps was prolonged from 2026 to 2028 and the
renewed hedges will earn an interest income of EUR 8.1
million annually compared to an annual interest income
of EUR 0.6 million before renewals.

In November, Citycon signed a SEK 1020 million
(approx. EUR 89.5 million) fixed rate green term loan
with Deutsche Pfandbriefbank (pbb) and Landesbank
Hessen-Thiringen Girozentrale (Helaba). The maturity
of the term loan is 7 years and it is fully secured by
Lilieholmstorget Galleria in Stockholm, Sweden. The
funds were mainly used to repay the NOK 800 million
bond which matured in late November.

Furthermore, the company updated its EUR 2.5 billion
Euro Medium Term Note (EMTN) bond programme,
thereby being effective for another year. The programme
enables Citycon to raise bond financing in any currency
on the European and Nordic capital markets.

In addition, the company completed a directed share
issue in exchange for repurchasing certain of its
hybrid bonds for EUR 14.7 million. A total of 2,774,398
shares were subscribed for in the share issue and

the subscription price was EUR 5.30 per share. The

Key financing figures
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MEUR 31December 2023 31December 2022
Nominal debt outstanding MEUR 1,840.4 1,781.7
Interest-bearing liabilities, carrying value' MEUR 1,864.4 1,807.7
Available liquidity MEUR 434.3 5777
Average loan maturity years 2.7 3.2
Loan to Value (LTV)? % 46.3 414
Interest cover ratio (financial covenant > 1.8) X 3.7 4.0
Net debt to total assets (financial covenant < 0.60) X 0.44 0.39
Solvency ratio (financial covenant < 0.65) X 0.45 0.40
Secured solvency ratio (financial covenant < 0.25) X 0.08 0.00

" Including EUR 38.8 million (Q4/2022: EUR 42,8 million) IFRS 16 lease liabilities.

2 Hybrid bond treated as equity as according to IFRS. Excluding both right-of-use assets recognized as part of investment properties, as well as lease liabilities

pertaining to these right-of-use assets, which are based on IFRS 16 requirements.

Company repurchased the 2024 Hybrid Bonds for a
repurchase price equalling approximately 84 percent.
The main purpose of the transaction was to strengthen
the Company’s balance sheet and improve its capital
structure.

In December, the company completed another directed
share issue in exchange for