UNITED STATES
SECURITIES AND EXCHANGE COMMISSION

Washington, D.C. 20549

FORM 8-K

CURRENT REPORT
Pursuant to Section 13 or 15(d)
of the Securities Exchange Act of 1934

Date of Report (Date of earliest event reported):
April 25, 2018

RETAIL OPPORTUNITY INVESTMENTS CORP.

(Exact Name of Registrant as Specified in Its Charter)

Maryland 001-33749 26-0500600
(State or other jurisdiction of incorporation) (Commission (LR.S. Employer
File Number) Identification No.)

RETAIL OPPORTUNITY INVESTMENTS PARTNERSHIP, LP
(Exact Name of Registrant as Specified in Its Charter)

Delaware 333-189057-01 94-2969738
(State or other jurisdiction of incorporation) (Commission File Number) (LR.S. Employer Identification No.)
11250 El Camino Real, Suite 200 San Diego, California (858) 677-0900 92130
(Registrants' Telephone Number, Including Area Code) (Zip Code)
Not applicable

(Former Name or Former Address, if Changed Since Last Report)

Check the appropriate box below if the Form 8-K filing is intended to simultaneously satisfy the filing obligation of the registrant under any of the following provisions:

[_] Written communications pursuant to Rule 425 under the Securities Act (17 CFR 230.425)
[_]1 Soliciting material pursuant to Rule 14a-12 under the Exchange Act (17 CFR 240.14a-12)
[L] Pre-commencement communications pursuant to Rule 14d-2(b) under the Exchange Act (17 CFR 240.14d-2(b))
[_] Pre-commencement communications pursuant to Rule 13e-4(c) under the Exchange Act (17 CFR 240.13e-4(c))

Indicate by check mark whether the registrant is an emerging growth company as defined in Rule 405 of the Securities Act of 1933 (Section 230.405 of this chapter) or Rule 12b-2 of the Securities Exchange Act of
1934 (Section 240.12b-2 of this chapter)

[_] Emerging growth company

If an emerging growth company, indicate by check mark if the registrant has elected not to use the extended transition period for complying with any new or revised financial accounting standards provided pursuant to
Section 13(a) of the Exchange Act. [_]



Item 2.02. Results of Operations and Financial Condition.

On April 25, 2018, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended March 31, 2018. A copy of the
earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On April 25, 2018, in connection with this earnings release, the Company posted certain supplemental
information regarding the Company's operations for the quarter ended March 31, 2018 on its website, www.roireit.net. A copy of the supplemental information is attached as Exhibit 99.2 hereto
and incorporated herein by reference.

The information in this Current Report, including the exhibits hereto, is being furnished and shall not be deemed "filed" for purposes of Section 18 of the Securities Exchange Act of
1934, as amended, or otherwise subject to the liabilities of that Section. The information in this Current Report shall not be incorporated by reference into any registration statement or other
document pursuant to the Securities Act of 1933, as amended, unless it is specifically incorporated by reference therein.

Item 9.01 Financial Statements and Exhibits.
(d) Exhibits.
Exhibit No. Description

99.1 Earnings Release, dated April 25, 2018
99.2 Supplemental Information for the quarter ended March 31, 2018




SIGNATURES

Pursuant to the requirements of the Securities Exchange Act of 1934, the Registrant has duly caused this report to be signed on its behalf by the undersigned hereunto duly authorized.
RETAIL OPPORTUNITY INVESTMENTS CORP.

Dated: April 25, 2018
By: /s/ Michael B. Haines
Name: Michael B. Haines
Title: Chief Financial Officer

RETAIL OPPORTUNITY INVESTMENTS
PARTNERSHIP, LP

By: RETAIL OPPORTUNITY INVESTMENTS GP, LLC, its general partner

By: /s/ Michael B. Haines
Name: Michael B. Haines
Title: Chief Financial Officer



Retail Opportunity Investments Corp. TRADED: NASDAQ: ROIC
11250 El Camino Real, Suite 200
San Diego, CA 92130

FOR IMMEDIATE RELEASE
Wednesday, April 25, 2018

Retail Opportunity Investments Corp. Reports
2018 First Quarter Results

San Diego, CA, April 25, 2018 - Retail Opportunity Investments Corp. (NASDAQ:ROIC) announced today financial and operating results for the three months ended March
31, 2018.

HIGHLIGHTS

= $10.7 million of net income attributable to common stockholders ($0.09 per diluted share)
= $37.0 million of Funds From Operations(l) ($0.30 per diluted share)

= 97.4% portfolio lease rate at March 31, 2018 (15th consecutive quarter at or above 97%)

= 424,342 square feet of leases executed (record first quarter activity)

= 21.6% increase in same-space comparative cash rents on new leases (8.3% on renewals)

= 2.4% increase in same-center cash net operating income (1Q’18 vs. 1Q’17)

= $19.0 million grocery-anchored shopping center acquired

= $10.1 million mortgage retired (93.6% of portfolio GLA unencumbered at March 31, 2018)
= $0.1950 per share quarterly cash dividend paid

@ A reconciliation of GAAP net income to Funds From Operations (FFO) is provided at the end of this press release.

Stuart A. Tanz, President and Chief Executive Officer of Retail Opportunity Investments Corp. stated, “As 2018 gets fully underway, we are off to another solid start. Demand
for space from a broad and growing number of retailers continues to accelerate across our portfolio, as evidenced by our record, first quarter leasing activity. Additionally, we
again achieved a portfolio lease rate above 97%, as well as strong, same-space rent increases, averaging 21.6% on new leases executed during the first quarter.” Along with the
strong demand from new retailers seeking space at our shopping centers, an increasing number of our existing, necessity-based tenants are proactively seeking to renew their
leases well ahead of schedule, which is indicative of the long-term appeal of our properties and fundamental strength of our core West Coast markets.” Tanz concluded, “Given
our performance to date, we are on track thus far to meet our previously stated guidance of achieving FFO between $1.16 and $1.20 per diluted share for 2018.”

FINANCIAL SUMMARY

For the three months ended March 31, 2018, GAAP net income attributable to common stockholders was $10.7 million, or $0.09 per diluted share, as compared to GAAP net
income attributable to common stockholders of $10.2 million, or $0.09 per diluted share, for the three months ended March 31, 2017. FFO for the first quarter of 2018 was $37.0
million, or $0.30 per diluted share, as compared to $34.3 million in FFO, or $0.28 per diluted share for the first quarter of 2017. Included in GAAP net income and FFO for the
first quarter of 2018 was $2.2 million of lease settlement income received



in connection with a property currently lined up to be sold that is slated for new, multi-family development. ROIC reports FFO as a supplemental performance measure in
accordance with the definition set forth by the National Association of Real Estate Investment Trusts. A reconciliation of GAAP net income to FFO is provided at the end of this
press release.

At March 31, 2018, ROIC had a total market capitalization of approximately $3.7 billion with approximately $1.5 billion of principal debt outstanding, equating to a 40.8% debt-
to-total market capitalization ratio. ROIC’s principal debt outstanding was comprised of $96.0 million of mortgage debt and approximately $1.4 billion of unsecured debt,
including $159.5 million outstanding on its unsecured revolving credit facility at March 31, 2018. During the first quarter, ROIC retired a $10.1 million mortgage. ROIC’s
interest coverage for the first quarter was 3.4 times and 93.6% of its portfolio was unencumbered at March 31, 2018 (based on gross leasable area).

ACQUISITION SUMMARY
Stadium Center

In February 2018, ROIC acquired Stadium Center for $19.0 million. The shopping center is approximately 49,000 square feet and is anchored by Thriftway Supermarket. The
property is located in Tacoma, Washington, within the Seattle metropolitan area, and is currently 100% leased.

King City Plaza

ROIC has a binding contract to acquire King City Plaza for $15.6 million. The shopping center is approximately 63,000 square feet and is anchored by Grocery Outlet
Supermarket and McCann’s Pharmacy. The property is located in King City, Oregon, within the Portland metropolitan area, and is currently 100% leased.

PROPERTY OPERATIONS SUMMARY

At March 31, 2018, ROIC’s portfolio was 97.4% leased. For the first quarter of 2018, same-center net operating income (NOI) was $42.9 million, as compared to $41.8 million
in same-center NOI for the first quarter of 2017, representing a 2.4% increase. ROIC reports same-center comparative NOI on a cash basis. A reconciliation of GAAP operating
income to same-center comparative NOI is provided at the end of this press release.

During the first quarter of 2018, ROIC executed 94 leases, totaling 424,342 square feet, including 26 new leases, totaling 85,346 square feet, achieving a 21.6% increase in
same-space comparative base rent, and 68 renewed leases, totaling 338,996 square feet, achieving an 8.3% increase in base rent. ROIC reports same-space comparative base rent
on a cash basis.

CASH DIVIDEND

On March 29, 2018, ROIC distributed a $0.1950 per share cash dividend. On April 25, 2018, ROIC’s board of directors declared a cash dividend of $0.1950 per share, payable
on June 28, 2018 to stockholders of record on June 14, 2018.

CONFERENCE CALL

ROIC will conduct a conference call and audio webcast to discuss its results on Thursday, April 26, 2018 at 9:00 a.m. Eastern Time / 6:00 a.m. Pacific Time. Those interested in
participating in the conference call should dial (877) 312-8783 (domestic), or (408) 940-3874 (international) at least ten minutes prior to the scheduled start of the call. When
prompted, provide the Conference ID: 7872779. A live webcast will also be available in listen-only mode at http://www.reireit.net/. The conference call will be recorded and
available for replay beginning at 12:00 p.m. Eastern Time on April 26, 2018 and will be available until 11:59 p.m. Eastern Time on May 3, 2018. To access the conference call
recording, dial (855) 859-2056 (domestic) or (404) 537-3406 (international) and use the Conference ID: 7872779. The conference call will also be archived on
http://www.reireit.net/ for approximately 90 days.



ABOUT RETAIL OPPORTUNITY INVESTMENTS CORP.

Retail Opportunity Investments Corp. (NASDAQ: ROIC), is a fully-integrated, self-managed real estate investment trust (REIT) that specializes in the acquisition, ownership
and management of grocery-anchored shopping centers located in densely-populated, metropolitan markets across the West Coast. As of March 31, 2018, ROIC owned 91
shopping centers encompassing approximately 10.5 million square feet. ROIC is the largest publicly-traded, grocery-anchored shopping center REIT focused exclusively on the
West Coast. ROIC is a member of the S&P SmallCap 600 Index and has investment-grade corporate debt ratings from Moody's Investor Services and Standard & Poor's.
Additional information is available at: www.roireit.net.

"o "o

When used herein, the words "believes," "anticipates," "projects,” "should," "estimates," "expects," “guidance” and similar expressions are intended to identify forward-looking
statements with the meaning of that term in Section 27A of the Securities Act of 1933, as amended, and in Section 21F of the Securities and Exchange Act of 1934, as amended.
Certain statements contained herein may constitute “forward-looking statements” within the meaning of the Private Securities Litigation Reform Act of 1995. Such forward-
looking statements involve known and unknown risks, uncertainties and other factors which may cause the actual results of ROIC to differ materially from future results
expressed or implied by such forward-looking statements. Information regarding such risks and factors is described in ROIC's filings with the SEC, including its most recent

"o "o

Annual Report on Form 10-K, which is available at: www.roireit.net.



ASSETS

Real Estate Investments:
Land

Building and improvements

Less: accumulated depreciation
Real Estate Investments, net

Cash and cash equivalents
Restricted cash

Tenant and other receivables, net
Deposits

Acquired lease intangible assets, net
Prepaid expenses

Deferred charges, net

Other

Total assets

LIABILITIES AND EQUITY
Liabilities:

Term loan

Credit facility

Senior Notes

Mortgage notes payable

Acquired lease intangible liabilities, net
Accounts payable and accrued expenses
Tenants’ security deposits

Other liabilities

Total liabilities

Commitments and contingencies

Equity:

RETAIL OPPORTUNITY INVESTMENTS CORP.
Consolidated Balance Sheets
(In thousands, except share data)

Preferred stock, $.0001 par value 50,000,000 shares authorized; none issued and outstanding

Common stock, $0.0001 par value, 500,000,000 shares authorized; 112,721,459 and 112,347,451 shares issued and
outstanding at March 31, 2018 and December 31, 2017, respectively

Additional paid-in capital
Dividends in excess of earnings

Accumulated other comprehensive income

Total Retail Opportunity Investments Corp. stockholders’ equity

Non-controlling interests
Total equity
Total liabilities and equity

March 31, 2018
(unaudited) December 31, 2017

$ 896,573 878,797
2,238,793 2,230,600

3,135,366 3,109,397

275,708 260,115

2,859,658 2,849,282

13,012 11,553

1,998 5,412

43,560 43,257

500 500

81,262 82,778

2,941 2,853

37,151 37,167

9,641 6,396

$ 3,049,723 3,039,198
$ 298,879 298,816
156,544 140,329

940,422 940,086

98,201 107,915

177,212 178,984

30,607 18,638

6,919 6,771

18,508 18,018

1,727,292 1,709,557

11 11

1,413,887 1,412,590
(221,841) (210,490)

5,664 1,856

1,197,721 1,203,967

124,710 125,674

1,322,431 1,329,641

$ 3,049,723 3,039,198




Revenues

Base rents

Recoveries from tenants
Other income

Total revenues

Operating expenses

Property operating

Property taxes

Depreciation and amortization
General and administrative expenses
Other expense

Total operating expenses

Operating income

Non-operating expenses

Interest expense and other finance expenses

Net income

Net income attributable to non-controlling interests

RETAIL OPPORTUNITY INVESTMENTS CORP.
Consolidated Statements of Operations
(Unaudited)

(In thousands, except per share data)

Net Income Attributable to Retail Opportunity Investments Corp.

Earnings per share — basic and diluted

Dividends per common share

Three Months Ended March 31,

2018 2017
55377 $ 51,479
16,161 13,668

2,857 753
74,395 65,900
10,478 9,300

7,819 7,068
25,217 23,058

3,531 3,499

69 49

47,114 42,974

27,281 22,926
(15,457) (11,675)
11,824 11,251

(1,122) (1,081)
10,702 $ 10,170

0.09 $ 0.09
01950 $ 0.1875




CALCULATION OF FUNDS FROM OPERATIONS
(Unaudited)
(In thousands)

Three Months Ended March 31,

2018 2017
Net income attributable to ROIC 10,702 10,170
Plus: Depreciation and amortization 25,217 23,058
Funds from operations — basic 35,919 33,228
Net income attributable to non-controlling interests 1,122 1,081
Funds from operations — diluted 37,041 34,309
SAME-CENTER CASH NET OPERATING INCOME ANALYSIS
(Unaudited)
(In thousands, except number of shopping centers and percentages)
Three Months Ended March 31,
2018 2017 $ Change % Change

Number of shopping centers included in same-center analysis 79 79
Same-center occupancy 97.5% 97.5% 0%
Revenues:

Base rents $ 44,470 43,561 $ 909 2.1%

Percentage rent 84 116 (32) (27.6)%

Recoveries from tenants 14,180 13,620 560 4.1 %

Other property income 425 758 (333) (43.9)%
Total Revenues 59,159 58,055 1,104 1.9 %
Operating Expenses

Property operating expenses 9,428 8,792 636 7.2%

Bad debt expense 88 488 (400) (82.0)%

Property taxes 6,791 6,932 (141) (2.0)%
Total Operating Expenses 16,307 16,212 95 0.6 %
Same-Center Cash Net Operating Income $ 42,852 41,843 $ 1,009 2.4 %




SAME-CENTER CASH NET OPERATING INCOME RECONCILIATION
(Unaudited)
(In thousands)

Three Months Ended March 31,

2018 2017
GAAP operating income $ 27,281  $ 22,926
Depreciation and amortization 25,217 23,058
General and administrative expenses 3,531 3,499
Other expense 69 49
Property revenues and other expenses (1) (5,509) (6,889)
Total Company cash NOI 50,589 42,643
Non same-center cash NOI (7,737) (800)
Same-center cash NOI $ 42,852 $ 41,843

(1) Includes straight-line rents, amortization of above and below-market lease intangibles, anchor lease termination fees, net of contractual amounts, and expense and recovery adjustments related to prior periods.

NON-GAAP DISCLOSURES

Funds from operations (“FFO”), is a widely recognized non-GAAP financial measure for REITs that the Company believes when considered with financial statements presented
in accordance with GAAP, provides additional and useful means to assess its financial performance. FFO is frequently used by securities analysts, investors and other interested
parties to evaluate the performance of REITs, most of which present FFO along with net income as calculated in accordance with GAAP. The Company computes FFO in
accordance with the “White Paper” on FFO published by the National Association of Real Estate Investment Trusts (“NAREIT”), which defines FFO as net income attributable
to common stockholders (determined in accordance with GAAP) excluding gains or losses from debt restructuring, sales of depreciable property and impairments, plus real
estate related depreciation and amortization, and after adjustments for partnerships and unconsolidated joint ventures.

The Company uses cash net operating income (“NOI”) internally to evaluate and compare the operating performance of the Company’s properties. The Company believes cash
NOI provides useful information to investors regarding the Company’s financial condition and results of operations because it reflects only those income and expense items that
are incurred at the property level, and when compared across periods, can be used to determine trends in earnings of the Company’s properties as this measure is not affected by
the non-cash revenue and expense recognition items, the cost of the Company’s funding, the impact of depreciation and amortization expenses, gains or losses from the
acquisition and sale of operating real estate assets, general and administrative expenses or other gains and losses that relate to the Company’s ownership of properties. The
Company believes the exclusion of these items from operating income is useful because the resulting measure captures the actual revenue generated and actual expenses incurred
in operating the Company’s properties as well as trends in occupancy rates, rental rates and operating costs. Cash NOI is a measure of the operating performance of the
Company’s properties but does not measure the Company’s performance as a whole and is therefore not a substitute for net income or operating income as computed in
accordance with GAAP. The Company defines cash NOI as operating revenues (base rent and recoveries from tenants), less property and related expenses (property operating
expenses and property taxes), adjusted for non-cash revenue and operating expense items such as straight-line rent and amortization of lease intangibles, debt-related expenses
and other adjustments. Cash NOI also excludes general and administrative expenses, depreciation and amortization, acquisition transaction costs, other expense, interest expense,
gains and losses from property acquisitions and dispositions, extraordinary items, tenant improvements and leasing commissions. Other REITs may use different methodologies
for calculating cash NOI, and accordingly, the Company’s cash NOI may not be comparable to other REITs.



Contact:

Ashley Rubino, Investor Relations
858-255-4913

arubino@roireit.net
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Supplentental Divelosure

Ove ry ie W Quarter Ended March 31, 2018

Our Company

Retail Opportunity Investments Corp. (Nasdag: ROIC), is a fully integrated, self-managed real estate investment trust (REIT) that specializes in the
acquisition, ownership and management of grocery-anchored shopping centers located in densely-populated. metropolitan markets across the West
Coast. As of March 31, 2018, ROIC owned 91 shopping centers encompassing approximately 10.5 million square feet. ROIC is the largest publicly-
traded, grocery-anchored shopping center REIT focused exclusively on the West Coast, ROIC is a member of the S&P SmallCap 600 Index and has
investment-grade corporate debt ratings from Moody's Investor Services and S&P Global Ratings, Additional information is available at
www.roireit.net.

Supplemental Information

The enclosed information should be read in conjunction with ROIC' filings with the Securities and Exchange Commission, including but not limited to,
its Form 10-Qs filed quarterly and Form 10-Ks filed annually. Additionally, the enclosed information does not purport to disclose all items under
generally accepted accounting principles (“"GAAP™).

Non-GAAP Disclosures

Funds from operations ("FFO™), is a widely-recognized non-GAAP financial measure for REITs that the Company believes when considered with
financial statements presented in accordance with GAAP, provides additional and useful means to assess its financial performance. FFO is frequently
used by securities analysts, investors and other interested parties to evaluate the performance of REITs, most of which present FFO along with net
income as calculated in accordance with GAAP. The Company computes FFO in accordance with the “White Paper” on FFO published by the National
Association of Real Estate Investment Trusts (“NAREIT"), which defines FFO as net income attributable o commeon stockholders (determined in
accordance with GAAP) excluding gains or losses from debt restructuring, sales of depreciable property and impairments, plus real estate related
depreciation and amortization, and after adjustments for partnerships and unconsolidated joint ventures.

The Company uses cash net operating income (“NOI”) internally to evaluate and compare the operating performance of the Company’s properties. The
Company believes cash NOI provides useful information to investors regarding the Company’s financial condition and resulis of operations because it
reflects only those income and expense items that are incurred at the property level, and when compared across periods, can be used to determine trends
in earnings of the Company’s properties as this measure is not affected by the non-cash revenue and expense recognition items, the cost of the
Company’s funding, the impact of depreciation and amortization expenses, gains or losses from the acquisition and sale of operating real estate assets,
general and administrative expenses or other gains and losses that relate to the Company’s ownership of properties. The Company believes the
exclusion of these items from operating income is useful because the resulting measure captures the actual revenue generated and actual expenses
incurred in operating the Company’s properties as well as trends in occupancy rates, rental rates and operating costs. Cash NOI is a measure of the
operating performance of the Company’s properties but does not measure the Company’s performance as a whole and is therefore not a substitute for net
income or operating income as computed in accordance with GAAP. The Company defines cash NOI as operating revenues (base rent and recoveries
from tenants), less property and related expenses (property operating expenses and propenty taxes), adjusted for non-cash revenue and operating expense
items such as straight-line rent and amortization of lease intangibles, debt-related expenses and other adjustments. Cash NOI also excludes general and
administrative expenses, depreciation and amortization, acquisition transaction costs, other expense, interest expense. gains and losses from property
acquisitions and dispesitions, extraordinary items, tenant improvements and leasing commissions, Other REITs may uwse different methodologies for
calculating cash NOI, and accordingly, the Company’s cash NOI may not be comparable to other REITs,
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Supplemental Delosire

Balance Sheets Quarter Ended March 31, 2018

(rmauaited, doflrrs in thonsands, except par values and share amonnis)

I331/18 123117

Real Esiate Invesiments:
Land S 896,573 5 878,797
Building and improvenents 2238793 2230600
Less: accumulated deprociation (275.708) (260,115)

Real Fistale levesimenis, nel 2 B50.658 2,849,252
Cash s cash cquivalents 13,012 11,553
Restricted eash 1,098 5412
Tenam and other receivables, net 43,5640 43,257
Deposits SO0 500
Acquired lease ingible asseis, net RB1,262 12,778
Propaid expenses 2941 2853
Deferred charges, net 37151 37167

Ohther assets 9041 6,306
TOTAL ASSET! 5 3,049,723 5 3,039,198

TIABILITIER:
Term loan § 20887 5 208K16
Credit facility 136k 544 140,329
Scnior Notes 40422 9400860
Mongage notes payable 498,201 107 215
Acquired lea hle liabilitics, net 177,212 178 584
Accounts payable and accreed expenses 30,607 18638
Tenams" security deposiis 6,919 6,771
Other labilities 18,5008 15018
TOTAL LIABILITIES 1,727,292 1.700. 357
EQUITY:
Common stock. 50001 par value 500,000,000 shares authorieed 1 il
onal paid-in capiial 1,413,887 1,412,590

el in excess of camings (221.841) (2104900

Accumulated other com pred e INCOIe 5,004 1 856
Total Reiail Opportunity Investments Corp, stockholders' equity 1,197,721 1,203 967
MNon-controlling interess 124,710 125674
TOTAL EQUITY 1,322,431 1.329.641
TOTAL LIABILITIES AND EQUITY S 3,049,723 5 3,039,198

The Company's Porm 10-0) for the quarter ended Masch 21, 2005, and Form, 10-5 for the year ended Decombaer 51, 2007 shoubd be resd in conjunction with the above information F : I :




Supplemenial Disclosure

Income S latements Quarter Ended March 31, 2005

iin thouwsands, except per sligre amons )

3 Months Ended (Unaudited)

0331718 033117
REVENUES:
Ttase rents § 35377 5 31479
Recoverics from lenanis 165, 131 13,008
Ootlver income 1,857 753
TOTAL REVENUES 74,395 05,900
(ERATING EXPENSES:
Propeny operaling 5 10478 5 9300
Propent TEIY 7004
Depreciation and anortiznon 25217 23058
Cieneral sl administrative expenses 1531 3499
Chther expense L) 449
TOTAL OPERATING EXPENSES 47,114 42974
OPERATING INCOME 27281 22926
NONADPERATING EXPENSES:
Interest expense and oilier linance expenses {15.457) {11.675)
TOTAL NON-CHERATING EXPENSES {15.457) (11.675)
NET INCOME 5 118X 5 11351
NET INCOME ATTRIBUTABLE TO NON-CONTROLLING INTERESTS (1,122) (1081)
NET INCOME ATTRIBUTABLE TO RETAIL OPPORTUNITY INVESTMENTS CORF, 5 10,702 5 10170
NET INCOME PER COMMON SHARE - BASIC 5 009 5 (e
NET INCOME PER COMMON SHARE - DILUTED 3 LI 5 (0.0
‘Weighted average common shares outstanding - basic 1121603 109,227
‘Weighied average common shares outstanding « diluted 124,127 121,054

The Cismpanys Form 10-6) for the quanees ended March 11, 3015 and March 31, 3017 should be read in conjune tion with the abive infomestion.




Supplemental Disclosure

Funds From Operations Quarer Ended March 31, 2008

din thonsands, except per share antownts )

3 Months Ended (Unaudited)

I3/31/18 0331/17
Funds from Operations (FFO)" ;
Net inrconmie attributable o ROIC conmiron stockholders 5 10702 5 1T
Flus:
Depreciation aml amorlization cxpense 25,217 23,058
FUNDS FROM OFERATIONS - BASIC 5 309 5 33218
Net income attributable w0 non-conrolling interesis 1,122 1,081
FUNDS FROM OPERATIONS - INLUTED 5 3l 5 33M
FUNDS FROM OPERATIONS PER SHARE - BASIC 5 032 5 0.30
FUNDS FROM OPERATIONS FER SHARE - DILUTED 5 0,30 5 0.28
Weighted average conmeon slanes culstinding - basic 112163 109,227
Weighted average commen shares cutstanding - diluted 124,127 121,054
Common dividends per share 5 01950 5 0.1875
FFQ Payout Ratio 65.0% 6705
Additional Disclosures:
Non Cash Expense {Income)
Siraight line reni 5 (1471
Abovemelow markel rent amortieation, net (4.075)
MNofi-cash interst expense 535
Deferred financing cosis and mongage premiums, net 449
Stock based compensation 1,428
Capital Expenditures
Teiant improvenents 5 307
Leasing commissions 753
Builling improvements a6l
Reimbursable property improvements 193
*ael and other developaent Lo17
Value enhancing enait improvenents 2,378

(1) = Pondts from operations {FP07), b a wide hy-rocognized non GAMP financlal measure for KETTs that BOIC belleves, when conskened with financial stascmenes determined in accordance with 45AAF, provides additional and wseful mcans 10 assess s financlal performance. TF0 b froquentty used by
securilics anabysis, investors and oihor inberested parties i evalwale the performancs of REITs. ROH compuics FFCHin accondance with e "White Paper™ on FFO published by the Nathonal Association of Beal Esiaie Irvesinsent Trusts ("N AREIT). which defines FFCH a0 nel income afributable to
common sharchoklon (deermined in accordance with GAAR eas hoding gains or keaes from debd roinacturing and sabes of propery. plus real estale related deprociation and amoriivaiion. and aficr adpmimenis for parinon hips and seconsolislaicd joini voniures .

The absrve docs mol purpor i discho all Bom roquised under GAAP,

L




Kupplermenial Disclosure

Summary of Debt Ouistanding Quartr Enied sarch 3, 2013

(rmeriaied, dollrrs Ta thomsands )

Ouistanding GAAP Maturity Pereent of
Balance Interest Rate Interest Rate Date Total Indebtedness
Fixed Rate Debt

Morigage Debi:

Magnolia Shopping Center 5 K503 5.50% 3865 LIET0N] KA B 0.6%
Casitas Plaza Shopping Center 7,271 5.32% 4200 (w1722 05%
Riversione Markeiplace 18,329 4.96% LR 0701722 1.2%
Fullerton Crossroads 206,000 4.73% 3.82% O406/24 1.7%
Dizmond Hills Plaza 35,500 3.55% 161% 1001725 4%
Met unamortized premivmsidelened financing charges 2198

Total Morigage Debi 98,201 4.5% 3.8% 5.0 Years (WA) 6.4%

Unsecured Senior Motes:

Senior Motes Due 2023 250,000 5.00% 12/15/23 1665
Senior Notes Due 2024 250,000 i 12/15/24 16.6%
Senior Motes Due 2026 200,000 3.95% 02226 13.3%
Senior Notes Due 2027 250,000 4.19% 12715727 1665
Met unamortized discounis/deferred Nnancing charges (9,57%)

Total Unseeured Senior Noles 040,422 4.30% d41% 76 Years (WA) 63.1%

Interest mie swaps FON0, 0000 1.90% 1.90% 1312009 .05

Interest mie swaps 200,000 2.84% 2R4% RI312022 13.3%
Toial Fixed Raic Debi H 1,338,623 3.92% 3.95% 7.4 Years (WA) B4
Variable Rate Debt

Credit Facility 5 2.87T% 2.87% ooz 10,65

MNet unamortized deferred financing charges
Credin Facility. net
Term [oan 300,000 198% 298% (EHOR/22 19.9%
Mer unamortized deferred Nnancing charges (1121
Tenn Loan, net 208, KT%

Interest mate swaps { 300,000 i 19.9y%
Total Variable Raie Debi $ 155423 204% 294 % 4.1 Years (WA) 1%
TOTAL DERT $ 1494, 4.40% 4.44 % 6.4 Years (WA 100.0%

Net unamaortized premivms on morigages (2,50%)

Net onamortized discownts on notes 5,140

Net unamortized deferred Ninancing charges B.E26
Total Principal Debit S 1505503

113 D3oes not inchade extension opeions avaibible m ROHC, m




Supplenrental DNsclosure

Summary of Debt Qutstanding, continued Quarter Ended March 31, 2015

(nnaudited, dollars in thausands)

Summary of Principal Maturitics

Morigage Principal Mortgage Principal Senior Total Principal Percentage of
Year Paymenis due ai Maturily Credit Facility Term Loan Unsecured Notes Paymenis Dbt Maturing
2018 5 489 5 LR 5 - 5 - 5 - 5 9,295 0.6%
2019 551 - - . . 551 0.0% @
2000 577 - - - . 577 0.0% 2
2021 717 - 159, 500" - - 160217 1065
2022 1003 253129 - 00000 - 324,132 21.5%
2023 GHO - - - 250,000 2500686
2024 T0E 26,000 = - 250,000 276,708
2025 550 32,787 - - . 33,337
2026 - - - - 200,00 200000
2027 - - - - 250,000 2500000

] 5,281 5 9,722 5 159, 300 s 000, (N 5 Q50,00 5 1,505,503 1080.0%

Summary of Unencumbered/Encumbered Properties

MNumber of Percenlage

Propertics GLA ol GLA
Unencumbered propertics H 9,855, 480 U3.6%
Encumbered properties 5 HOE, 831 6,4%

Ell 10,524,317 [T
Si v of Unsecured Debi/Secured Deln
Percentage of Total
Amount Principal Debi

Unsecured principal debt 5 1,400,500
Secured principal debt 03
Total Principal Debt 5 1,505,503

(1) Phocs not inchede exicnsion options available 10 ROLC

{24 Negligible porventags mubs down o rom




Supplenenial Disclosure

Selected Financial Analysis Quarer e March 31, 715

{ntirieed ftedd, fv irowesaids, excepl per shidre aitonsis)

0331718 12731717 [T Da/3N1T DI3T
Debt coverage ratios, three months ending:
Interest coverage ratio { EBITDASinterest expense) J4x ATx 3T 3Tx A
Dbt service coverge (EBITIMA interest expense + scheduled prin 34x 36x 37z 3.6x 30x
Nt prinecipal debt (Tesal principal deb bess cash & equivalentsi Annualized EBITIA T.1x 7.3x% Tlx 7.2x 6.7%
Dhebilequeity ratios, at period end:
Total principal debtfown] market capitalization 408 ITRE 37.5% 36.7% 330%
Total principal debutow] eguity marker capitalization [ H0.R% 6.0% 57.9% 49.4%
Total principal debifioial book assets A9 4% 49,35 48.2% 47.5% 45 8%
Total principal debuundepreciated book value 45.3% 45.5% 44.5% 440 42.5%
Secured principal debfundepreciated book value 29% 3.2% 2.0% 2.0 24%
Market capitalization calculations, af period end:
Comavon shares ouistanding 112,165 111,846 108,267 109,267 104,263
Operating partnership vmts (O units ) outstanding 11679 11679 11679 11,679 11,686
Commnn stock price per share 5 1767 5 19.95 5 19.01 5 1919 5 2103
Total cquity market capitalization 5 2188331 5 2465116 5 2299192 5 23960 5 2543508
Total principal debi 1,505,503 1,499,820 1,379,042 1,343,185 1,257 494
TOTAL MARKET CAPITALIZATION 5 3693834 5 3964936 5 I6TR2IM 5 3664145 5 1E01.0G2
Unsecured Senior Notes Financial Covenants: "'
Total debi tototal assets not to excecd 605 47.2% 47 4% 6, 3% 45.9% 44 3%
Total seeured deb to wotal assets mod te exeecd 0% 3% 3.4% 20% 2.2% 25%
Total uneneumbered assets (o wotal unsecured debd not 1o be less than 150% 210.7% I8, T 214.5% 216.6% 225.4%
Consolidated income available for debt serviee 1o interest expense not 1o be less than 1.5:1 36x 17x 38x 3.0x 4.0x

(I Cakoulsied in socordunce with GAAP puesiant o usderlying boed indenmes.




Supplemenial Disclosure

2018 Property Acquisitions Quarter Ended March 31, 3073

{dotlers in thowsands b

Date Owned
Shopping Centers Laowation Acquired Purchase Amount GLA
102018
Stadivm Center Tacoma, WA 02/23/18 5 19,000 48,588
Total 1Q) 2018 5 19,000 48,588




Supplemental DNeclasnre

Prﬂpﬂrty Pﬂrl?fﬂliﬂ uarier Ended March 31, 2018

(edollrs in thousrmds)
Date Owned %

Southern California City Kiale Acquired GLA Leascd ABR " Major Tenanis
Las Angeles metro area
Paramount Flaza * Paramoust CA | 2000 95,062 W S 1178 Grocery Outlet Supermasier, 90¢ Only Siores, Rive Abd Pharmacy
Claneenont Prosmenadic *  Clarcmont CA NZANG 92.207 9T.1% 2300 Super King Sapormarket
Chatewary Village . Chine Hills Ch LEIMD 6,955 9% FA L] Sproats Market
Seabrid e Markeiplace " Crenard CA 053112 95.830 9.5% 1.833 Saleway (Vonsh Supermarket
Cilendora Shopping Center b Clendora CA D2 106,535 95B% 1.293 Adbemson's Supermarket
Redonda Beach Flaia * Redoads Beach CA 1202801 2 110,509 1000% 2183 Saleway (Vonsh Supermmrke, Peica
Damond Bar Town Cemor . Diamond Bar Ch DA 100,342 0% L5 Walmars Neighbordood Marker, Crunch Fitness
Draoind Hills Plaza * Damond Bar A 2213 129,508 9T1% JATE  H-Man Supstaaikel, Rite Ald Pharmiscy
Plazs de s Cabisds *  laCabisds Flintridge i 121301% 1O0A0E 959% 2386 Gelson's Supermarker. T) Maxx, Rite Aid Pharmscy
Fallbwenok Shopping Conter * Lo Angeles CA [ ENE] 755,209 99 6% 12600 Speosts Masker, Tradee Joc's, Kroger {Ralph's) Sapermasked™. TS Maxx
Moocpark Town Center * Mooepark CA 12004114 133,547 WEI% L1 Kroger (Ralph's) Supermarker, CVS Pharmacy
Ohtario Plaza *  Omlario A DA 150,149 1% L1668  El Super Superemarkel. Rite Aid Pharmacy
Park Oalks Shopping Center y Thousand ks CA LR 10092 #1.2% 2497 Safeway (Vonsy Supermarket, Dollar Tree
Warnor Plaga . Voo land Hills A 1273105 10918 9B 3% 2469 Spavasts Masker, Kroger (Ralph's) Supsrmarket ', Rite Add Pharmaey ™
Magnalia Shopping Cenier *  Sania Barham CA DVIVG 116,360 91.5% 1099 Kroger (Ralph's) Supermarked
Casitas Plaza Shopping Cenber * Capinkeria = DUIWIG 97407 100:0% 1537 Adbemsoals Supermarket, CVS Pharsacy
Rouguet Center . Sania Clariia CA 2R 6 [EER i OTR% 33 Safeway (Vonsh Supermarked, CVS Phanmacy, Ross Dvess For Less
Noth Rasch Shoppiag Center . Wentlake Village Ca DA 16 146,625 T 1% 4462 Kroger {Ralph's) Supermarke), Trader Jov's, Rite Add Phanmacy, Petoo
The Knalls *  Longlbeach CA 10v03116 52021 10601 LA Trader bor's. Pet Food Express
The Terrsces Rancho Palos Verdes (0% mnmsi 172,022 w01 % 3304 Trader Joe's, Magshall's, LA Fitness

Lo Angeles metro aren tolnl 2,501,690 9% % 0, 19%

Orange Connty netro area

Samia Ana Downtown Flaza . SKanta Ana CA D20 105,536 L0 5 Kroger {Food 4 Less )} Supormarket. Marshall's
Sycamone Creek ¥ Corons Ci WSO T4, 198 o00% Saleway (Vonsh Supermarkel, CVS Phasmacy '
Dresert Springs Markeeplace *  PalmDesen A LR [JER]E] T.1% Kroger {Ralph's) Superaarker, Riie Ald Pharmacy
Cypress Center West * Cypress CA 12041 2 107,246 LYRTH Kirager {Ralph's) Supermarkei, Rite Aid Pharmacy
Harbor Place Conter . Carden Grove CA 1228A1 2 119,821 1000% A Supermarket, Ross Dress For Less
5 Points Placa . Fbantinglom Feach A 023 160,536 97.1% Trader Joc's, Pier |
Peninsula Markeiplice *  Huaningon Beach CA INGENE] 5416 108 % Kroges (Ralph's) Superamarker, Planct Fitscss
Fullerton Crossrosds Fullerton Ch 1w LA7 19785 W94 Kroger {(Ralph's ) Supermarket. KobT's. Jo- Ann Fabrics and Crafis
The Village a8 Nellic Gall Ranch Laguana Hills (&N 137 EB.A480 A% Senart & Final Extra Supermarket
Oz Coumley melin seea lolal 104,742 YTE% %

San Diege metro area
Masketplace Dl Rio * Oceanside CA UL N 177,198 EURE 5130 Suater Broibers Supererarket, Walgresss
Rensissance Towne Cemre ®  San Dhego CA (R 3074 10004 2554 CVS Pharmacy
el Flaza . SHan Dhego CA 032012 T A% 1411 Vallasta Supernmrksl, Walgroons
Bay Plaza *  Sanlhego CA 1 2 73,324 T A% 1,483
Bemmando Heights Plizs *  Rancho Bemando CA LU AR 1129 3% G Spevs Masket
Hawihorme Crossings *  San Diego A D2 E 141,288 100.40% 3264 Mitsuwn Supermaret, Ross Dress For Less, Staples
Ciree kside Plara n Poway Ch D2 128.852 TEA% 2756 Staeer Brothers Supermarket. AMC Theatres

San Dego nwetro arcs tolal GEH.506 96.2% 5 15514

Southern California Tolak 4,704,038 970% % 99,225

(13 ABR b cygual iy anesalived basc ren on o ¢ hass foe all koanes in-place st poriod ced.
(¥ These petailiors are ot semants of ROIC
*Thoroies propartics in sams comer pool For 10 2018,

o




Supplemental Divclosure

P T Gperty P (1] 4 {f 0 h.o, C Gnﬁ nie d Quarter Ended March 3, 201%

(dallars in thewsands)
Date Owmned b
MNorthern California City State Acquired GLA Laased ABR ™ Muajor Tenants
Setit Frasrcisee titelro dred
Measant Hill Mardketplace . Pleacant Hill CA M0 69715 [LEPEI 5 LATL Tetal Wine and Mane, Buy Buy Baby, Bassel Funmilune
Pinole Vists Shopping Center . Pinele [ LA | 2139 WA 2929 SaveMaort {Lacky ) Supermarket, Planet Feness, K
Counlry Chab (iate Center o CA 0708711 109331 95.1% 2.me SaveMart {Lscky ) Supermarket, Rile Akl Plamiscy
Marlin Cave Shopping Center - Faster City CA 050712 Tioal 095.5% 3169 S Banch Market
The Village s N N Novato CA 072412 20081 1000% 551 Trader Joo's, Pharmaca Phamacy
Santa Teresa Village *  SanJose CA 110812 124,306 93.2% 2505 Raleys (Nob Hill) Supermarket, Dollar Tree
CGimnada Shopping Center *  Livermon cA 062713 69315 1O00% 1307 SaveMast {Lucky) Supermarket
Counry Chab Villsge * Sam Kamon CA 12613 [ RN Rt 205 Walman Neightorhood Markel, CVS Phomascy
Marh Park Maza # San Jose CA [ELEl Y To.H0T [LETE 3372 H-Man Supermarket
Winston Manor * South San Francisco Ch aLoTs dEST BO00% LA472 Chrocery Outlet Supermarket
Jakson Square - Haywward A LrL T 14220 10005 2176 Saleway Supermarket, CVS Phammacy, 24 Hoor Fioness
Gateway Cemtre - San Ramon CA NS 12553 SR 2500 SaveMon (Lucky) Supermarker, Walgreens
Trom Horse Plaga . Danville Ch 128015 61,560 YA 2071 Lunardi's Market
Momcrey Cemier . Muomicrey CA [ EN T 2578 [[LE (REL} Trader Joc's, Phamaca Phanmacy
Santa Rosa Soulhside Shopping Center Sania Rosa CA 032417 EB.S35 [LETE L6671 REL Cost Plus World Markel
Mosta Loma Placa Muoustain View CA OWI17 ABOTE [LLEE 1355 Saleway Supermarkel
San Francisce melro arc lolal LATHT56 9T6% § 297

Sacramemls melre ared
Marwaos Shopping Cenler . Sacrament< CA A0 E5003 100:0% 3 1,384 A Supernsarket, Rite Add Pharmacy, Cid Tremls
Mills Shopping Center s Rancho Cogdovn A a1 335314 B A% 1437 Wivn Supermaket, Ross Dvess For Less (dd's Discoums), Dallar Tree
Mormla Ranch . Seockiaon Ca OSA61 01842 5. 1% 3201 ERaleys Supermarket
Rownd Hill Square Shoppirg Center = Fephyr Cove (04 [T 1] 113984 5% 1938 Saleway Supermarker, Dollar Tree, US Poseal Service
Gireen Valley Stntion N Cameron Pask CA Lo B kg 53245 T4.4% 49 CVS Pharmacy

Sucramonto melrs area (ol 91,078 e % 5799

Maorthern Callfembs Totals 1,965.834 YEEG 3 ARG

() ABR, i oqual o anrsalined base ront on a cash bani for all keases in-place at porind ond.
*emooes peoperties in same cemter pool for 1) 2014,




Supplemental Divclosure

Property Portfolio, continued Quarter Ended March 31, 2018

(dallars in thonsands)
Date Owned %

Paeific Northwest City State Aciuired GLA Leased ABR™  Major Tenants
Sewitle medre area
Meridian Valley Plaza . WA 20 51,397 W% S 620 Kroger (QFC) Supermarket
The Markot an Lake Stevens " Lake Sievens WA a1 74,130 [LErEis 461 Albertson’s (Haggen) Supermsarket
Canyon Park Shopping Cenler ’ Baothell WA 0IrRwL 123,592 98.4% 2343 PCC Community Markets, Rite Aid Pharmacy, Peico
Hasks Pradrie Shopping Center . Lacey WA CENTEN | 157529 [{LTEe 1513 Safewny Supermarket, Dollar Tree, Big Lots
The Kress Bulliding » Seairle WA QBT L TA4I6 [{LTEe 1545 1GA Supermarket, TIMaxx
Gateway Shopping Censer * Masysville WA [N 104,208 4% 2306 WinCa Foods ™, Rite Akl Pramiscy, Ross Dress For Less
Auor Soanne o Shorcline WA A 108558 9855 114 Ceniral Supermarked, Marshall's, Pier 1
Canyem Crassing *  Puyallup WA 04115013 120,398 VOO0 1623 Safeway Supermarket
Crossmads Shopping Center * Bellev WA 13 463,812 1000% 10412 Kroger (QFC) Supermarket, Bod Bath & Beyond, Dick's Sporting Goods
Bellevise Markeiplace ” Bellevue WA 17115 [LETE 3087 Asdan Family Markel
Four Comer Sqaane * Maple Yalley WA 12721715 [Lelies 3566 Girocery Cutlet Supermarket, Walgreens, Johnsons Home & Garden
Bridile Trails Shoppimg Center " Kirklanl WA 11716 [LErEis et L] Cirogery Outlet Supermasket, Bartell Drags. Dollar Tree
POC Comnmuanity Markets Maca Edmomls W asnT L0005 (2] PCC Community Makets
Highland Hall Shopping Cemter Tacoma WA (o i 95.9% 2660 Safeway Supermarket, LA Fincss, Dollar Tree, Peweo
Manth Lynnwood Shoppirg Center Lynnwood WA 11017 913% 806 Kroger (QFC) Supermarket
Stadium Center Tacoma WA 0231 1000% 1029  Thriftway Supcmmarkel

Seattle metro wren tolal 1927655 6T 5 3766
Portland meire area
Vancouver Market Center # Vancouver WA 017710 LIB3RS 97 0% 5 1,370 Skyrome
Happy Valley Town Center *  Happy Valkey 413 amann 138,662 LU 3546 New Scasoms Supemuarkes
Wilsonville Od Town Sgaare - W lksomville OR 2012 4937 D000 1419 Kroger (Fred Meyerh Supenmarked
Cascade Sammit Town Square . West Lina (4111 OR2IVI0 94.934 [LErEis L71D Saleway Supermarket
Heritage Marl enter L Wancouver WA 2310 107 468 [LUTE e 1752 Safeway Supermarket. Dollar Tree
Division Crossing s Pariland OR 122210 103,561 [LETE 1,246 Rite Aid Pharmacy, Ross Diress For Less, Ace Handware
Halsey Crossing it Gireshana Ok 1222710 GUATE G 3% L1290 24 Hiowir Fitness, Dollar Tree
Hillshoro Market Center n Hillzhogo (41 12 I56020 1R 2519 Alberizon's Sapermarket, Dillar Tree, Ace Hardwane
Robimvoed Shapping Center * Wes Lina oR ORI THEH AR A 1052 Walmari Neighborhood Markel
Tigand Maiketphice * Tigad R 0211814 136,889 90.3% 1959 H-Man Supermaiket, Bi-Man Phamacy
Wilsanville Tawn Center . Wilsonville 0ORr 121004 167829 T00% 27 Saleway Supermarket, Rite Ald Pharmacy, Didlar Tree
Tigard Promenade * Tigand OR L= BRO43 0005 L4685 Saleway Supermasket
Sumnyside Village Square *  Happy Valley 413 RENs 92278 100 1560 Cirocery Outles Supermarker, 34 Hour Fisess, Ace Handware
Joheson Creck Center * Happy Valley (4113 LA 08,588 1000% 1710 Trader Joc's, Walgreens, Sportsman’s Warchouse
Rose Ciy Center ' Poriland OR LB R GOHR0 10005 20 Safewsy Supermarket
Division Comer Porlan 413 MosT 121904 LLLTIE 1960 Girocery Outlen Supermsarket, Rive Aid Phasmacy, Peico
Riverston: Marketplace Vanesives WA T 95,774 MDA 2150 Kroger (QFC) Supermarkel

arikand metro wre Lotal 1LE11212 WA % ALITE

Pacile Northwesi Todals ERLEE P 3 G142
TOTAL SHOPPING NTERS 10,413,659 97.4% % 207063

(1) ABR, i gl o anrsatived base ront on 3 cash banis for all keases in-place af porind ond.

{2) These retailiers are ool tenamts of ROIC,

Note: Property Portfolio enciudes one shopping center thal ks comently wnder contract (o be sokd {slated for new multi-lamily development).
*Therees properics in same coter pool for 10 2008




Supplemental Disclosure

Same-Center Cash Net Operating Income Analysis Quarte Ended March 31, 2075

(uenrcelited, dadlars in thousands)
Three Monihs Ended

03/31/18 033117 $ Change %o Change
Numiber of shopping centers included in same-center analysis ' 79 ™
Same-center oecupancy 97.5% 97.5% 0%
REVENUES:
Base renis 5 4470 5 43561 5 O 2.1%
Percentage rem LT 116 3 (27.6%)
Recoveries from tenants 14,180 13,620 Sl 4.1%
Oither property inconx 425 758 (333) (43.9%
TOTAL REVENUES 59,159 58055 1104 1.9%
(PERATING EXPENSES:
Property operiling expenses 5 0428 5 8.792 5 630 12%
Bad debi expense 5% 488 {400 (82.)%
Property taxes 0,791 6,932 (141) (2.00%
TOTAL OPERATING EXPENSES 16,307 16,212 95 (0.6%
SAME-CENTER CASH NET OPERATING INCOME $ 42852 S 41843 5 1,009 2.4%

SAME-CENTER CASH NET OPERATING INCOME RECONCILIATION

GAAP Operating Income 5 27281 5 2292
Depreciation snd amorization 25217 23058
Creneral and administrative expenses 353 1499
Onher expense 69 40
Property revenues and other expenses ™' {3,508 (6.884)
TOTAL COMPANY CASH NET (OPERATING INCOME 50,589 42643
MNon Same-Center Cash NOIT (1.737 (RO
SAME-CENTER CASH NET OPERATING INCOME $ 42852 5 41543

(1) Same contons ane thene properties which were owned for the entirety of the cormont and comparable prior year period
12) Inchodes serabghe. lime pemis, amonization of shove and bekow-mark s bnse intangihles, anchor Asase \erminasion fees net of conracnial smounes, and expares and recovery sdjsstments relaed io prior periods.

Note: Anallshs exchudes one shopping center that ks currenily under conract oo be sobd {slated for new mukl: lamily Sevelopmend).

14




Top Ten Tenants

Jalulliers frr thousamnds)

Supplemental Disclosure
(uarter Ended March 31, 2008

Percent

Number of Leased of Total Percent of

Tenant Leases GLA Leased GLA ABR Total ABR
I Alberson's / Safeway Supermarkets 20 990,998 7% $ 12,0155 5.8%
2 Kroger Supermarkets 12 511,240 5.0% 7054 34%
3 Rite Aid Pharmacy 14 266,921 2.6% 3,331 1.6%
4 11" Morgan Chase 22 98,473 L% 34029 1.5%
5 SaveMart Supermarkets 4 187,639 1.8% 2813 1.4%
& Marshall's / TIMaxx [} 178,195 1.8% 2,649 1.3%
7 Ross Dress For Less [ dd's Discounts 7 191,703 1.9% 2,618 1.3%
¥ Sprouts Markets 4 159,163 1.6% 2,568 1.2%
9 Trader Joe's & 96,714 105 2,522 1.2%
10 H-Man Supermarkeis 3 147 040) 1.4% 2400 1.2
Top 10 Tenants Towal 1K) 282886 278% % 414039 19.9%
Other Tenanis 1,870 7,336,410 T2.2% 166,625 B0.1%
Total Porifolio 1,970 10,164,496 100.0% § 207,664 100005




Lease Expiration Schedule

ielillars im thousands)

Anchor Tenants ™'

Now-Anchar Tenants

All Teranis

018
wmig
320
2021
b}
023
elint ]
25
126
027
2028+

w018
w019
2020
a3l
22
23
2024
025
026
227
028+

018
01
20
2021
022
023
024
025
2026
027
2028+

Snpplenental Divelosnre
Cuearter Eded March 31, 2008

Mumber of Laensed Percent of Tutul Percent of ABH
Leases Expiring ™ GLA Tartal Lensed GLA ABR Total ABR PerSg. FL
3 79,654 8% 0907 0.5% 5 1245
13 407 547 4.0% 6,358 3% 15.600
17 553,496 54% G413 3.0% 1.5
14 494,281 4.9% 5,240 2.5% 10,61
17 509,775 30 G 30 3. 1% 1261
8 L 15 ®1% 14,051 6.8% 15.17
8 332027 33% 40604 2.2% 13.66
[14] 341,785 JaA% 4919 24% 14.3%
11 389,933 38% 5235 2.5% 1342
9 23123 2.3% 1.8%
kL] 1,387,250 13.6% 21,554 10.4% 15.54
165 5658607 55 6% 79,506 IR 5 14.05
MNumber of Leasod Percent of Total Percent of ABR
Leases Fxplring * GLA Tertal Lensed GLA ABR Toial ABK Per 5g. FL.
(W MY A% 9,263 4.5% H e
265 565,924 565 15470 TA4% 27.34
279 43 E55 3% 17,718 8.5% 27.52
280 630,523 6.2% 18437 B0% 0.4
72 650,811 LR 19,3237 3% 170
191 503,362 5.0% 13,998 6.7% 2781
7 242681 24% 6403 KWL 26.39
58 214,572 2.1% 5,74 2E% 20,76
Bl 194,045 1.5% 5,701 2.7% 2938
61 199,079 20% 5870 18% 2949
B4 356,188 35% 10,228 +.9% 8.7
1805 4,505,799 4% 128,158 61.06% 5 2844
Momber of Leased Percent of Totul Percent of ABR
Leases Expiring * GLA Tatal Leased GLS ABR Total ABR Per Sg. FL,
182 384,433 8% 10,255 50% 5 26.68
78 9T3ATI A 21828 10.5% 1342
296 1,197,331 11.7% 24,131 L1 2015
204 1,124,804 11.1% 1LA4% 2108
289 1,160,586 L1 A% 124% .19
219 1,429,377 14.1% 28 049 13.5% 1962
A3 580,408 5.T% 11Ok 5.3% 1808
o 556,357 5.5% 10,660 19,16
n SR30TE 5T% [URE ) 5.2% 18.73
0 430,313 4.3% 9,564 4.6% 2n
115 1,743,438 17.1% 31,782 15.3%:
1970 10,164,496 1 00 207 664 10005 5 2043

1) Amhaor Bommnis are beascs eyl 1o e grestos than 15,060 squar fee

{20 Do ot asemnee enree e of renswal options.

-16-




Supplemrental Divclosure

Leas ing S ummary Quarter Ended March 31, 2018

Fuor the Three Months Ended March 31, 2008

New Leases MNon-Anchor Anchor Total
Number of Le: 25 1 26
Ciross Lensable Aren (sq. L) 46,846 38,500 85,36
Initial Base Rent (Sfq. fl.) " 3 27.2%9 5 136 s 25.06
Tenant Improvements (Sfsq. ft.) 5 4.68 5 175 5 4.26
Lensing Commissions ($4sq, 0.} 5 2.19 5 . 5 1.20
Weighted Average Lease Term (Yrs.) '™ 6.5 13.0 94

Renewals MNon=Anchor Anchor Totul
Number of Leas 63 3 L]
Giross Leasable Arca (sq, 1L,) 149,063 189,033 338,096
Initial Base Rent (Sfsq. )" 5 30,73 -3 1791 s 2358
Tenant Improvements ($isq. i) ] 1.1 § ] 044
Leasing Commissions (Sfsq. fi.) 5 0.29 5 - 8 013
Weighted Average Lease Term (Yrs )™ 35 50 52

Total Non-Anchor Anchor Total
Mumber of Leases % 6 94
Gross Leasable Aren (sq, L) 196,800 227,533 424,342
Initial Base Rent ($fsq. )" 8 299 k3 18.66 3 3188
Tenant Improvememts ($fsq. .y ] 138 5 063 5 1.21
Leasing Commissions ($fy. 01} $ 074 5 . ] 034
Weighted Avernge Lease Term (Yrs)'™ 57 64 6.1

K1y Initial [hase Bent is on xcavh haai and i the initial contractual monshiy rent, anmualined

i of renewal oplices m

(2H Dhoc nol s ¢




Supplemrental Disclosure

Same-Space Comparative Leasing Summary Quarter Euded March 31, 2015

Fuor the Three Months Ended March 31, 2018

New Leases Non=Anchor Anchor Totul
Comparative # of Lea 19 1 20
Comparative GLA {(sq. f1.) " 35055 AR,300 74,455
Prior Base Rent ($sq, 1) 5 2614 -3 1545 8 20.61
Initial Base Rem Sy, i) s 2797 5 2336 s 2507
Percentage Change in Base Rents 0% 4. T% 2).6%
Tenant Improvements {$/sq. i} s 1.42 5 175 $ 282
Leasing Commissions (55sq. i) 5 2,65 5 - 5 1.28
Weightod Average Lease Term (Yrs) ™ 6.4 13.0 98

Renewals Non-Anchor Anchor Total
Comparative # of Leases 63 3 [
Comparative GLA (4. L) 149,963 189,033 ERE RO
Prior Base Rent ($feg. L) © ] 2800 5 16.85 8 2178
Initial Base Remt ($g, M) s 30.73 5 17.91 & 23.58
Percentage Change in Base Rents 9.7% 6.3% B
“Tenant Improvements (s, i) 5 10O - - 5 044
Leasing Commissions (85, 1) - 029 s 5 003
Weighted Average Lease Term (Yrs.) i 55 50 5.2

Total Non-Anchor Anchor Total
Comparative # of Leases 32 -] BE
Comparative GLA (s 11} 185,918 237,533 413451
Prior Base Rent ($/5q, f) ™ s 2744 3 8 21.57
Initial Base Rent {554, i) ] 3019 5 ] 2385
Percentage Change in Base Rents 9.2% 12.3% 10.6%
Tenant Improvements (S, i) 5 116 - .63 s 087
Leasing Commissions (8fq. fi.) s 075 5 = s 0.34
Weighted Average Lease Term (Yrs) " 57 G 6.

{1 Comparative (1A includes spaces (hat wers vacant bor bess than 12 monthe, enchuding spaces thal were not beased at the time of soquisision

¥2) Pricr Base Rent o0 2 <l basis and is the final swoibly rent paid, ssmualieed, fof the prior ienant of the prior lexie that was foacwel.

(%) Mhocs not axvens ¢

cive o renewal options




Supplemental Discloswre

Investor In f ormation Quarter Fuded March 31, 2018

Retail Opportunity Investments Corp,

www.roireit.net Investor Relations: Transfer Agent:

NASDAQ: ROIC Ashley Rubino Constance Adams

11250 El Camino Real, Suite 200 arubino@roireit.net ComputerShare

San Diego, CA 92130 §58.255.4913 constance. adams @computershare.com

Equity Research Coverage

Baird Equity Research RI Milligan £13.273.8252
Bank of America Merrill Lynch Craig Schmidt 646.855.3640
BTIG Michael Gorman 212.738.6138
Capital One Securities, Inc. Chris Lucas 571.633.8151
Citi Michael Bilerman 212.816.1383

Christy McElroy 212.816.6981
D.A. Davidson & Co. James O. Lykins 503.603.3041
Green Street Daniel J. Busch 949.640,8780
J.P. Morgan Michael W. Mueller 212.622.6680
lefferies George Hoglund 212.284.2226
KeyBanc Capital Markets Todd Thomas 917.368.2286
Raymond James Paul Puryear 727.567.2253

Collin Mings 727.567.2585
RBC Capital Markets Wes Golladay 440.715.2650
Wells Fargo Jeff Donnelly 617.603.4262

Fixed Income Research Coverage

J.P. Morgan Mark Streeter 212.834.5086
Ratings Agency Coverage

Moody’s Investors Service Dilara Sukhov 212.553.1438
S&P Global Ratings Michael Souers 212.438.2508
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