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CI TYCON S FI NANCI AL STATEMENTS FOR 1 JANUARY TO 31 DECEMBER 2002

Conti nued earnings progress for G tycon

- The result for the year under review before exceptional itens and
taxes rose by 8.7 per cent to EUR 19.2 mllion (EUR 17.6n).
Turnover was up by 2.2 per cent to EUR 79.4 mllion (EUR 77.7n).

- Qperating profit was down by 2.2 per cent to EUR 43.9 mllion
(EUR 44.9m .

- Earnings per share were EUR 0.14 (EUR 0. 12).

- Paynment of a dividend of EUR 0.09 per share (EUR 0.08 per share)
is being recormended for all shares outside the conpany’s

owner shi p. The dividend corresponds to 66.5 per cent of earnings.
- Market devel opnment was encouraging for G tycon. Demand for and
occupancy rates of retail prem ses renai ned healthy.

KEY FI GURES
Jan- Dec 2002 Jan-Dec 2001
Turnover, EUR mllion 79.4 77.7
Turnover, increase % 2.2 2.2
Qperating profit, EUR mllion 43. 9 44.9
as % of turnover 55.3 57.8
Result before exceptional itens
and taxes, EUR mllion 19.2 17.6
as % of turnover
Nunber of enpl oyees at 31 Decenber 2002 33 29
EPS, EUR 0.14 0.12
Equity per share, EUR 1.96 1.91
P/E ratio 8 8
Di vi dend per share, EUR 0.09 0.08

(Board of Director’s recomendati on)

Return on equity (ROE), % 4.8 4.5
RCE excluding mnority interests, % 7.1 6.7
Return on investnment (RAO), % 6.0 6.1
Equity ratio, % 39.1 38.2
Equity ratio, capital |oan

included in core capital, % 48. 4 47. 3
Net rental return of property stock, % 8.6 8.3
Econom ¢ occupancy rate

of retail prem ses, % 98 98

TURNOVER AND BUSI NESS ENVI RONMENT

Citycon’s turnover principally consists of the rental income from
its retail properties. During 2002 the conpany’s turnover rose to
EUR 79.4 mllion (EUR 77.7m), of which gross rental incone

accounted for EUR 73.7 mllion (EUR 71.3n). Shopping centres and



the 15 | argest supermarkets account for 75 per cent of the incone
fromdGC tycon's operations. O her turnover consists nostly of
proceeds fromthe divestnment of properties. In 2002, G tycon nade
gains of EUR 0.4 mllion (EUR 1.7n) on the divestnment of property
assets.

Citycon’s turnover and rental agreenent stock devel oped as expected
during 2002. There was continued strong demand for retail prem ses
in the Helsinki region and in Finland’ s largest cities. Despite
uncertainty in the econony as a whol e, consuners were very
confident about their own personal finances and there was conti nued
bri sk consumer demand. Figures released by Statistics Finland show
that sales in the retail trade, excluding cars, rose by 3.7 per
cent and grocery sales by 4.7 per cent.

H gher consuner demand sustained the strong demand for retai
prem ses. Despite new construction projects, overall occupancy
rates for retail prem ses remai ned high. Slow urban planning and
construction continued to hanper the availability of good, new
retail prem ses.

CLI ENTS AND RENTAL AGREEMENTS

At year-end 2002, Citycon had 700 tenants, with whomit had
concluded 1 150 rental agreenments. Mst, 18.2 per cent, of
Citycon’s rental agreenents are long, fixed-term agreenments. The
fixed-term agreenents are valid for an average of 4.2 years.

The total annual rent of new rental agreenents signed during the
year anmounted to some EUR 6.9 million. The nost significant new
agreenents were signed with Kesko and HOK Liiketoim nta Oy.
Citycon’s 10 largest clients generate around 69.2 per cent of the
conpany’s net rental inconme. The vacancy rate of Citycon’s retai
prem ses renmai ned healthy at 2.0 per cent.

NET RENTAL | NCOVE AND OPERATI NG PROFI T

During 2002, net rental inconme from Ci tycon s property assets
totalled EUR 56.2 mllion (EUR 54.5m, of which 49.3 per cent was
generated by Shopping Centres and 50.7 per cent by Supermarkets &
Shops. Cal cul ated in accordance with the reconmendati ons of the
Institute for Real Estate Economics (KTI) net rental inconme from
the entire property stock were 8.6 per cent (8.3% . Shopping
Centres generated a total net return of 8.2 per cent (7.6% and
Super markets & Shops 9.1 per cent (9.0% . The econom c occupancy
rate of Citycon’s retail prem ses was 98 per cent.



The operating profit for the 2002 financial year was EUR 43.9
mllion (EUR 44.9n) and the profit EUR 13.8 mlIlion (EUR 12.6n).
Thi s encouraging trend was made on the back of the conpletion of
the I soKarhu Shopping Centre extension in Pori, active letting
activities and positive market devel opnent in the |line of business.

BUSI NESS DEVELOPMENT PROQIECTS

During the 2002 financial year, Citycon s property assets were
di vided into two portfolios: Shopping Centres and Supernarkets &
Shops.

On the Shopping Centres front, major devel opnent projects during
2002 invol ved planning for extensions to the Myyrmanni, |soKarhu
and Li ppul ai va shopping centres in Vantaa, Pori and Espoo
respectively. These extensions seek to inprove the market position
of these shopping centres and to increase incone.

On the Supermarkets & Shops front, mmj or devel opnent projects
during the 2002 financial year focused primarily on property
refurbi shnent and ot her nodification work necessary for tenants’
busi ness activities.

| MPACT ON CI TYCON OF THE EVENT AT THE MYYRMANNI SHOPPI NG CENTRE

The damage caused by the expl osion at the Myyrmanni Shopping Centre
in Cctober 2002 had m ni mum i npact on Citycon’ s perfornmnce.
Citycon Oyj and Kiinteisté6 O/ Myyrmanni were insured agai nst the
nmat eri al damage caused by the expl osion and the | oss of rent
resulting fromthe tenporary closure of the shopping centre.
Kiintei sté6 O/ Myyrmanni contributed to the fund to rai se noney for
the victins of the exl osion.

PROPERTY ACQUI SI TI ONS AND DI VESTMENTS

The 2002 financial year saw Ctycon further intensify its focus on
its chosen geographical areas and acquired retail properties or
holdings in retail properties in the Helsinki region. In line with
its strategy, Citycon divested properties outside its core

busi ness.

Citycon acquired retail premses in Heikintori Oy, a shopping
centre in Tapiola Espoo. Subsequent to these deals, Citycon's
holding in Heikintori Oy rose to 52.1 per cent and Hei kintori
becanme a G tycon subsidiary. During the 2002 financial year,
Citycon also increased its holding in Kiinteist6 Oy Saturnus, in
Annankatu in the centre of Hel sinki. Subsequent to the deal

Citycon owns all the comrercial property in Kiinteistd Oy Saturnus.



Inline wwth its divestnent progranme, Citycon sold the entire
share capital in 18 (20) properties and reduced its interest in two
(5) properties during 2002. Ctycon made a gain of EUR 0.4 million

(EUR 1.7m) on properties divested for a total of EUR 6.4 (EUR
11.5m). This gain is shown as part of turnover.

BALANCE SHEET AND FI NANCES

At year-end 2002, Citycon owned 152 properties, which had a total
book value of EUR 649.2 million (EUR 660.4n). The market val ue of
the properties was EUR 650. 1m (EUR 666. 6m . The bal ance sheet total
at 31 Decenber 2002 was EUR 746.3 mllion (EUR 748.9m, of which

liquid cash assets amobunted to EUR 11.7 mllion (EUR 5.8n), or 1.6
per cent of the bal ance sheet total.

Creditors at the consolidated bal ance sheet date totalled EUR 383.3
mllion (EUR 392.5nm) . Interest bearing debt ambunted to EUR 440.5
mllion (EUR 451.5m and zero interest-rated debt was EUR 68.5
mllion (EUR 68.5n). The average interest rate on debt was 5.3 per
cent (5.8% a year. The average borrow ng period was approxi mtely
4.9 (5.8) years and the average interest-rate fixing period was 4.1
years (5.0). Goup equity ratio stood at 39.1 per cent (38.2% and
48. 4 per cent (47.3% wth the capital |oan included in core
capi t al

O Citycon’s |oan portfolio, 84 per cent were floating | oans. Half
of these were swapped to fixed rate using interest-rate swaps and a
third was hedged through interest-rate caps. The nom nal val ue of
interest-rate swaps was EUR 199 mllion and that of interest-rate
caps EUR 133 million. The EBITDA/i nterest charge ratio, which
descri bes debt servicing ability, was 2.1 (1.9).

Ctycon Goup’'s financial position was good throughout the year.
Citycon signed a EUR 360 million syndicated loan facility on 25
Novenber 2002. Nordea Bank Finland Plc acted as the credit

coordi nator and | ead nmanager together with managers Svenska

Handel sbanken AB of Sweden and EuroHypo AG of Germany. The | oan
facility is intended to broaden G tycon’s capital base, to secure
future investnents and to restructure Citycon’s existing |oan
stock. The arrangenent will nmake at |east EUR 150 million avail able
for Ctycon to fund future new property investnents.

Gross investnents made by the Group in 2002 totalled €5.9 mllion
(€20.4m and were nostly in the acquisition of shares in new
properties and the refurbi shment of Ctycon’ s existing properties.

EMPLOYEES AND SALARI ES



There was a noderate increase in enployee nunbers during 2002. At
the end of the financial year, the Goup had a total of 33 (29)
enpl oyees, 27 (23) of which were enployed by the parent conpany.

Wages and sal aries paid by the Citycon Goup totalled EUR 2.0
mllion, of which EUR 0.3 mllion was paid to nmanagi ng directors
and nenbers of the Board of Directors. Wages and salaries paid to
enpl oyees in the parent conpany totalled EUR 1.7 mllion, of which
EUR 0.2 million was paid to the CEO and to nenbers of the Board of
Di rectors.

Petri O kinuora Msc (Tech) was appointed the conpany’ s new CEO and
Ali-Pekka M kkola LLM deputy CEO. Both appoi ntnents becane
effective on 1 August 2002. Ali-Pekka Mkkola |eft the conmpany on
31 Decenber 2002

EVENTS TAKI NG PLACE AFTER 31 DECEMBER 2002

Citycon specified its operational nodel and organisation at the
start of 2003. The conpany has split its property business into
three divisions according to property type: Shopping Centres,
Supermarkets & Shops and Retail Parks. In future, the conpany wl|l
i ncreasi ngly address the devel opnent of retail prem ses and new
retail centres such as retail parks.

The new operational nodel consolidates Citycon’s position as
Finland’ s | eadi ng conpany specialising in retail premses. Retail
Par k devel opnent projects will enable Citycon to expand its target
client base, to provide a nore conprehensive service for various
sectors of the retail trade and to provide diverse premn ses
solutions to support the business of its clients. Property assets
will continue to be focused on Finland’s |largest cities, where
Citycon is working on devel opnent projects to further consolidate
its position as the best provider of retail premses and its
clients’ long-term partner of choice.

SHARE PERFORMANCE

At 31 Decenber 2002, Citycon’s share capital was EUR 142, 800, 108. 30
di stributed anong 105, 777,858 shares, each having a nom nal val ue
of EUR 1. 35.

During the year under review, 8,581,070 G tycon shares (4, 652,941)
were traded on the Hel sinki Exchanges for a total of EUR

9, 060, 607.20 (EUR 4. 7nm). Nom nee registered shares and shares in
forei gn ownership accounted for 908,500 Citycon shares,
corresponding to 0.87 per cent of the shares and votes.



The hi ghest and | owest trading prices during the year under review
were EUR 1.12 (EUR 1.07) and EUR 0.98 (EUR 0.93) respectively. The
wei ghted m ddl e price during the period under review was EUR 1. 06
(EUR 1.01) and the shares closed on the year at EUR 1.10 (EUR
1.02). The market capitalisation value at the bal ance sheet date
was EUR 112.1 mllion, excluding the inpact of those shares owned
by t he conpany.

During 2002, the HEX All Share Index fell by 34.4 per cent (31
Decenber 2002) and the Portfolio Index by 16.7 per cent. However,
the index reflecting the share prices of |listed property investnent
conpani es rose by 5.3 per cent during 2002.

Ctycon’s ownership structure remai ned al nost unchanged. Citycon
had 1,123 sharehol ders at 31 Decenber 2002. At year-end 2002, the
ten | argest sharehol ders owned a total of 82.4 per cent of
Citycon’s shares and votes. The | argest sharehol ders were Nordea
Bank Finland Pl c, Kesko Corporation including its subsidiaries and
associ at ed conpani es, Sanpo Life Insurance Conpany Ltd and Etra-
Invest O/, with a total of 78.0 per cent of the conpany’ s shares
and votes. At 31 Decenber 2002, nenbers of Citycon’s Board of
Directors owned 108, 257 shares, corresponding to 1.0 per cent of
the total shares and votes. Citycon’s CEO and Corporate Managenent
Committee had no interests in the conpany’ s shares.

At the end of the period under review, C tycon owned 3,874,000 of
its own shares, which it acquired for a total of EUR 4,675, 812. 76,
the | owest price paid being EUR 1.10 and the highest EUR 1.35. The
shares owned by conpany represented 3.7 per cent of total shares
and votes.

AUTHORI SATI ONS

Meeting on 26 March 2002, Citycon’s Annual General Meeting

aut horised the Board of Directors to decide whether to increase the
share capital by €28, 464,893.10 through one or nore rights issues
of fering a maxi num aggregate of 21,085,106 shares. Furthernore, the
Annual General Meeting authorised the Board of Directors to decide
on the purchase or conveyance of a maxi mum of 14, 124,892 of the
Conmpany’ s own shares having a nom nal value of €1.35 during the
validity of this authorisation. At the end of 2002 none these

aut hori sati ons had been exercised. The authorisations are valid
until 20 March 2003.

BOARD OF DI RECTORS AND AUDI TORS

Stig-Erik Bergstrom DSc (Econ & Bus Adm n), Hei kki Hypptnen Msc
(Econ & Bus Adm n), Juhani Jarvi Msc (Econ & Bus Admin), Jorma



Leht onen Msc (Eng), Carl G Nordman Counsel |l or of Industry (Hon)
and Juha d ki nuora Msc (Eng) were appointed to Gtycon’s Board of
Directors on 26 March 2002. Stig-Erik Bergstromwas el ected as
Chai rman and Jorma Lehtonen as Deputy Chairman of the Board of

Di rectors.

Ari Ahti authorised public accountant and Jaakko Nyman aut hori sed
publ i c accountant serve as the conpany’s auditors. Authorised
Publ i c Accountants KPMG Wderi Oy Ab are the conpany’s deputy
audi tors.

BOARD COF DI RECTORS DI VI DEND RECOMVENDATI ON

Citycon’s Board of Directors is to recormend to the Annual General
Meeting convening on 20 March 2003 that a dividend of EUR 0.09 per
share be paid for 2002 on all shares outside the conpany’s
ownershi p. The Board of Directors reconmmends that the record date
be 25 March 2003 and that the dividend be paid to shareholders on 1
April 2003.

FUTURE OUTLOCXK

The demand for, occupancy rates and rent levels of retail prem ses
are expected to remain healthy in the Helsinki region and in
Finland’s largest cities. There is still adequate demand for good
retail prem ses since consunmers’ have strong confidence in their
own finances and private consunption is rising. The encouragi ng
trend in the retail trade is constantly creating a need for new
prem ses and in turn bolstering demand for retail prem ses. Despite
new construction, the scant supply of retail prem ses continues to
sust ai n demand.

Citycon’s new busi ness nodel and especially devel opment projects
will provide a platformfor long-termgrowmh potential. Citycon’s
turnover and earnings in 2003 are expected to be in line with those
of the previous year.

G tycon Oyj
Board of Directors

Further information is available from
CEO M Petri dkinuora, tel +358 680 36738 or +358 400 333 256
petri .ol ki nuora@itycon.fi

Di stribution:
Hel si nki Exchanges
Mai n nedi a



wWww. ci tycon. fi

FI NANCI AL STATEMENTS

EUR 1000

Jan-Dec 2002

CONSOLI DATED | NCOVE STATEMENT

Tur nover

O her i ncome

Qperating profit

Fi nanci al charges (net)
Profit before exceptiona
itens and taxes

Profit for the financial

CONSOLI DATED BALANCE SHEET

Asset s

Fi xed assets

I nt angi bl e assets
Tangi bl e assets

Fi nanci al assets

Om shares

Fi xed assets, total
Current assets
Debt or s

Cash in hand and at bank
Current assets, tota
Assets, tota

Shar ehol ders’ equity and
liabilities

Subscri bed capita
Capital |oan

Mnority interests

Creditors

Long-term

Short-term

Shar ehol ders’ equity and
liabilities, total

G oss fixed asset bal ance

sheet investnents
as % of turnover

Pl anned depreci ati on and

79, 398
287

43, 895
- 24,715

19, 180

year 13, 801

4,036
625, 508
97,710
4, 261
731, 515

3,088
11, 730
14, 818

746, 333

204, 045
68, 452
90, 521

383, 315
371, 769
11, 545
746, 333

5, 854
7,4

Jan-Dec 2001

77,716
105

44, 895
- 27,252

17, 643
12, 595

5,494
616, 548
112, 987

3,951
738, 980

4,177
5,770
9, 948
748, 928

198, 086
68, 452
89, 918

392,471
354, 873
37,598
748, 928

20, 368
26, 2



val ue adj ustnents
Enpl oyees, average

FI NANCI AL | NDI CATORS

EPS, EUR

Equity per share, EUR
Equity ratio %

Equity ratio %

(capital |oan

treated as core capital)

7,620
33

0.14
1.96
39.1

48. 4

CONSOLI DATED CONTI NGENT LI ABI LI TI ES

Shar es pl edged

(book val ue)

Shares in subsidiaries

O her pl edges given

Mort gages on | and

and bui | di ngs

I nterest-rate swaps 1999
(5-year fixed interest)
nom nal val ue of underlying
i nstrunment

mar ket val ue of underlying
i nst runent

Interest-rate swaps 1999
(10-year fixed interest)
nom nal val ue of
under | yi ng instrunment

mar ket val ue of underlying
I nstrunment

Interest rate swaps 1999
(11-year fixed interest)
nom nal val ue of
under | yi ng i nstrunent

mar ket val ue of underlying
i nstrunment

Interest rate swaps 2002
(2-year fixed interest)

nom nal val ue of underlying
i nst runment

mar ket val ue of underlying
i nst runent

95, 506
633

323, 440

50, 000

1,491

6, 792
26

0.12
1.91
38.2

47. 3

111, 614
441, 000
1, 663

15, 147

50, 000

447

66, 000

430

82,412

-231



Interest rate swaps 2002
(7-year fixed interest)
nom nal val ue of underlying

i nstrument 66, 000 -
mar ket val ue of underlying
i nst runent 5,111 -

Interest rate swaps 2002
(8-year fixed interest)
nom nal val ue of underlying

i nstrunent 83, 000 -
mar ket val ue of underlying
I nstrunment 5,418 -

Interest rate option 1998
and 1999

(5-year interest cap)

nom nal val ue of underlying

i nstrunment - 132,512
mar ket val ue of underlying
i nstrunment - - 195

Interest rate option 2002
(5-year interest cap)
nom nal val ue of underlying

i nst runent 78,712 -
mar ket val ue of underlying
i nstrunment 0 -

Interest rate option 2002
(2-year interest cap)
nom nal val ue of underlying

i nstrunent 53, 800 -
mar ket val ue of underlying
i nst runent 1 -

As a result of the loan facility signed in Novenber, Ctycon
rearranged hedgi ng accordi ngly. Derivatives have been val ued using
mar ket prices at the bal ance sheet date. Calculations conply with
the Finni sh Financial Supervision Authority’s regul ati ons governi ng
credit institutions on the evaluation of derivative trades in
financial statenents.

The conpany uses derivatives solely to reduce or elimnate risks in
t he bal ance sheet.

OM SHARES
25 Novenber 1999- 31 Decenber 2002

Number of shares, 1000 3,874



Total nom nal val ue 5,212

Percent age of share capital 3.7
Per cent age of votes 3.7
Consi deration paid 4,676

Own shares have been valued at the closing price on 31 Decenber
2002. This is lower than the acquisition price.

The taxes correspond to the taxes on earnings during the period
under review.



