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Item 1.01 Entry into a Material Definitive Agreement.

On February 2, 2010, Retail Opportunity Investments Corp. (the "Company") announced the completion of the
acquisition of the Phillips Ranch Shopping Center (the "Phillips Ranch Property"), a neighborhood center located in
Pomona, California, for an aggregate purchase price of $7.39 million, a portion of the proceeds of which was used to
extinguish an existing $18.5 million deed of trust on the Phillips Ranch Property. The Phillips Ranch Shopping Center
was acquired by ROIC Phillips Ranch, LLC, pursuant to a purchase and sale agreement, dated February 2, 2010 (the
"Purchase Agreement"), by and among CMP Phillips Associates, LLC and MCC Phillips, LLC (the "Seller"), as seller,
and ROIC Phillips Ranch, LLC, as purchaser. The Purchase Agreement contains terms, conditions, covenants, and
seller's representations and warranties that are customary and typical for a transaction of this nature. The Phillips
Ranch Property is a 125,554 square foot neighborhood center, which is currently 72% leased, which the Company plans
to reposition. An estimated population of 355,000 with a median household income of $66,000 resides within a five-
mile radius of the Phillips Ranch Property.

Pursuant to the Limited Liability Company Agreement of ROIC Phillips Ranch, LLC (the "LLC Agreement") dated
February 2, 2010, the Company's operating partnership holds a 99.97% and MCC Realty III, LLC ("MCC Realty"), an
affiliate of the Seller, a .03% Class A membership interest in ROIC Phillips Ranch, LLC. The Class A membership
interest entitles the holders thereof to distributions of net available cash equal to a 12% preferred return on their capital
contributions and thereafter pro rata distributions based on their respective Class A membership interests. MCC Realty
also holds 100% of the Class B membership interest of ROIC Phillips Ranch, LLC which entitles MCC Realty to a
deferred profits interest, during certain specified periods, equal to any amount by which (1) the annualized net
operating income of ROIC Phillips Ranch, LLC divided by 11.8% exceeds (2) the aggregate costs of the acquisition
and certain other expenditures and credits related to ROIC Phillips Ranch together with the costs of the Company and
its affiliates in relation to the acquisition of ROIC Phillips Ranch, LLC. The deferred profits interest is distributed first
to the Seller by a distribution of a portion of a promissory note in the original principal amount of $1.2 million in favor
of the Seller which was transferred to a subsidiary of ROIC Phillips Ranch, LLC concurrently with the acquisition of
the Phillips Ranch Property.

Additionally, the Company's operating partnership serves as the managing member of, and has sole rights to manage,
ROIC Phillips Ranch, LLC.

The material terms of the Purchase Agreement are qualified in their entirety by the agreement attached as Exhibit 10.1
to this Current Report on Form 8-K and incorporated herein by reference.

Item 8.01 Other Events.

On February 2, 2010, the Company announced the completion of the acquisition of three grocery and drug store
anchored centers, including the Phillips Ranch Property (collectively, the "Properties"), with an aggregate purchase
price of $31.54 million. The press release announcing the closing of the acquisition of the Properties is attached as

Exhibit 99.1 to this Current Report on Form 8-K, and is incorporated herein by reference.

Item 9.01 Financial Statements and Exhibits.

(a) Financial Statements of Businesses Acquired.
Not applicable

(b) Pro Forma Financial Information.

Not applicable

(d) Exhibits.

Exhibit No. Description

10.1 Purchase and Sale Agreement dated February 2, 1010 among ROIC Phillips Ranch, LLC,
CMP Phillips Associates, LLC, MCC Realty III, LLC and First American Title Insurance
Company.

99.1 Press release of Retail Opportunity Investments Corp. dated February 2, 2010.




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: February 8, 2010 By: /s/ John B. Roche
John B. Roche
Chief Financial Officer
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PURCHASE AND SALE AGREEMENT

PURCHASE AND SALE AGREEMENT (“Agreement”) made this 2" day of February, 2010 ("Effective
Date") among CMP PHILLIPS ASSOCIATES, LLC, a California limited liability company (“CMP”), MCC
PHILLIPS, LLC, a Delaware limited liability company (“MCC”; and, collectively with CMP, “Seller”), each having an
address at 9595 Wilshire Boulevard, Suite 214, Beverly Hills, California 90212, and ROIC Phillips Ranch, LLC, a
Delaware limited liability company, having an address c/o Retail Opportunity Investments Corp., 3 Manhattanville
Road, Purchase, New York 10577 (“Purchaser”).

WITNESSETH:

RECITALS

A. CMP as to a fifty-one (51%) percent undivided tenancy-in-common interest and MCC as to a forty-nine (49%)
percent undivided tenancy-in-common interest own that certain shopping center (“Center”) known as Phillips
Ranch Shopping Center, and located at 4-16 Village Loop Road, Pomona, California. The land (“Land”) on which
the Center is located is more particularly described on Exhibit “A” attached hereto and incorporated herein by this
reference, (such Land and all buildings and improvements located on such Land are herein referred to as the
“Property™).

B. Seller is indebted to Bank of America, N.A. (successor by merger to LaSalle Bank National Association), as
Trustee for the Registered Holders of J.P. Morgan Chase Commercial Mortgage Pass-Through Certificates, Series
2005-CIBC12 (“Lender”) under that certain loan, in the original principal amount of $18,500,000.00 (the “Loan”),
which has been amended, inter alia, by that certain Agreement Regarding Possible Note Purchase Or Discounted
Payoff, dated October 28, 2009, among Lender, CMP and MCC (the “Discounted Note Payoff Agreement”)
allowing for a discounted payoff of the Loan for the amount of $6,250,000.00 (“Discounted Note Payoff
Amount”).

C. Seller desires to sell and the Purchaser desires to acquire the Property free and clear of the Loan and otherwise on
the terms and conditions hereinbelow set forth.

NOW, THEREFORE, in consideration of the mutual covenants contained herein and other good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, the parties agree as follows:

Section 1. Agreement of Purchase and Sale. Seller hereby agrees to sell and convey and Purchaser
agrees to purchase on such terms and conditions as are hereinafter set forth, all of the following:

1.1 Fee simple title in and to the Property, together with all covenants, easements, rights-of-way,
rights (including, without limitation, all mineral, oil and gas rights, all development and air rights and land use
entitlements and all water and expansion rights) and all privileges and other appurtenances and hereditaments
appertaining thereto, including, without limitation, all of Seller’s right, title and interest in and to (a) any strips or gores
adjoining or




adjacent to the Land, (b) the streets and roads adjoining or adjacent to the Land to the center line thereof, and (c) any
unpaid award for any taking by condemnation of the Property;

1.2 All of Seller’s right, title and interest in and to all machinery, apparatus, equipment, fittings and
fixtures in or on the Property or which are attached thereto (“Fixtures”);

1.3 All of Seller’s right, title and interest in and to any personal property of Seller located in or on
the Property including, without limitation, the property listed on Schedule “1.3” attached hereto;

1.4 All of Seller’s right, title and interest in and to the name or trade name “Phillips Ranch
Shopping Center” or any variation thereof and any logos used in connection with the advertising and promotion of the
Project (as hereinafter defined) and any telephone numbers and listings exclusively used for the Center (“Intangibles”);

1.5 The interest of Seller, as landlord, in all occupancy leasehold estates created by those certain
leases, tenancies and rental agreements and all amendments, renewal or extension agreements and side letter
agreements relating thereto that are described in the Schedule of Leases attached hereto as Schedule “1.5” (sometimes
hereinafter referred to as the “Lease Schedule”) together with any new occupancy leases, tenancies and/or rental
agreements entered into by Seller in accordance with the terms of this Agreement (herein collectively referred to as the
“Leases;” and the tenants under the Leases are herein, collectively, referred to as the “Tenants”);

1.6  All of Seller’s right, title and interest in and to all assignable warranties and guaranties, if any,
relating to the Property including, without limitation, the warranties and guaranties listed on Schedule “1.6” attached
hereto, and all of Seller’s rights to all utility deposits, if any, with any utility companies (collectively, the “Assignable
Warranties”);

1.7  All of Seller’s right, title and interest in and to all transferable consents, authorizations,
variances or waivers, licenses, permits and approvals from any governmental or quasi-governmental agency,
department, board, commission, bureau or other entity or instrumentality (collectively, “Governmental Authority”)
relating to the Property, including, without limitation, those consents, authorizations, variances or waivers, licenses,
permits and approvals listed on Schedule “1.7” attached hereto (collectively, the “Approvals®);

1.8  All of Seller’s right, title and interest in and to all written agreements (other than the Leases)
including, without limitation, personal property leases and contracts to which Seller is a party or bound, which affect
the Property and which Purchaser elects during the Inspection Period (as hereinafter defined) to assume (“Assumed
Contracts”). A schedule of all agreements and contracts to which Seller is a party or bound and which affect or relate to
the Property which are in existence on the date hereof (collectively, the “Agreements™) is attached hereto as Schedule
“1.8”.

It is intended that Seller shall transfer to Purchaser all of its interest of every kind or nature
in the Property, the Fixtures, the Leases, the Intangibles, the Assignable Warranties, the Approvals, the Assumed
Contracts and all other interests of Seller in and to the




Property (the Property, the Fixtures, the Leases, the Intangibles, the Assignable Warranties, the Approvals, the
Assumed Contracts and other interests of Seller in and to the Property are herein collectively referred to as the
“Project”).

Section 2. The Purchase Price. The purchase price (the “Purchase Price”) for the Project is Seven
Million Three Hundred Ninety Thousand and No/100 ($7,390,000.00) Dollars. At Closing (as hereinafter defined), the
Purchase Price plus or minus prorations or adjustments to be made pursuant to this Agreement (“Adjusted Purchase
Price”) shall be paid to the Escrow Agent (as hereinafter defined) by wire transfer of immediately available funds to an
account designated by the Escrow Agent. At Closing, the Escrow Agent shall pay to the Lender a portion of the
Adjusted Purchase Price equal to the balance owing in respect of the Discounted Note Payoff Amount in consideration
for the reconveyance to Seller and release of the Loan pursuant to the Discounted Note Payoff Agreement, and the
Escrow Agent shall pay the remaining balance of the Adjusted Purchase Price to Seller in good immediately available
United States funds by wire transfer to an account or accounts designated by Seller in writing.

Section 3. Inspection Period.

3.1 Purchaser will have a period ending on February 1, 2010 (the “Inspection Period”) to perform
physical and title inspections and other due diligence inspections and investigations with respect to the Project and to
decide, in Purchaser’s sole discretion, whether the Project is satisfactory. Purchaser’s due diligence shall include
without limitation (a) all investigations relating to the physical characteristics of the Property including, without
limitation, all engineering, structural and environmental inspections and assessments, and (b) reviews of all Seller's
written files relating to the current operation of the Property (which Seller shall make available to Purchaser), financial
statements for the Property and other documents, instruments and written information pertaining to the current
operation of the Property in Seller’s possession relating to the operation, use, occupancy, environmental and physical
condition of the Project including, without limitation, all documents evidencing and/or securing the Loan. Seller has
delivered to Purchaser all of the items relating to the Project of the types of documentation described on Schedule “3.1”
hereto (including, without limitation, email correspondence on a CD relating to the Great Harvest Market and Imperial
Spa tenancies). Seller shall have an ongoing obligation during the pendency of this Agreement to make available to
Purchaser (i) information relating to the Project, including all documents and information of the types described on
Schedule “3.1” and (ii) any type of document or instrument described in Schedule “3.1” which is created or modified
after the dated hereof. All due diligence costs including, without limitation, all costs of building and site inspections,
engineering, environmental and/or other reports or inspections undertaken by Purchaser shall be paid for by Purchaser.

3.2 During the Inspection Period, Seller, upon notice, will provide Purchaser or its designated
representatives access to the Property, at reasonable times, to conduct, at Purchaser’s sole cost and expense, its due
diligence with respect to the Project; provided, however, that Purchaser (i) shall promptly repair any damage resulting
from any such activities and restore the Property to its condition prior to such activities if Purchaser terminates this
Agreement other than due to Seller’s default under this Agreement or its failure to satisfy any




condition to Purchaser’s obligation to close set forth in Section 10 hereof; (ii) shall fully comply with all applicable
laws, ordinances, rules and regulations relating to Purchaser’s inspections, investigations or due diligence activities at
the Property (collectively, the “Legal Requirements”); (iii) shall have the right to interview the Tenants during regular
business hours; and (v) shall not permit any inspections, investigations or other due diligence activities to result in any
liens, judgments or other encumbrances being filed against the Property.

3.3 On or before the expiration of the Inspection Period, Purchaser, in its sole absolute discretion,
will have the right, in its sole and absolute discretion, to terminate this Agreement by giving written notice of
termination to Seller, in which event, except for obligations or liabilities that the Agreement expressly states survive
termination, neither party shall have any further rights, obligations or liabilities under this Agreement.

Section 4. Title.

4.1 It shall be a condition to Purchaser’s obligation to close under this Agreement that First
American Title Insurance Company, having an address at 777 S. Figueroa Street, 4th Floor, Los Angeles, California
90017, Attention: Jeanie Quintal, Phone: 213-271-1766, Fax: 818-337-7471 (the “Title Company” or the “Escrow
Agent”) issue to Purchaser, at Closing, a fee title insurance policy (the “Title Policy”) in the form of the pro forma
policy attached hereto as Schedule “4.1” including all endorsements and affirmative coverages contained therein (the
“Pro Forma Policy”). Seller has received that certain ALTA survey of the Property prepared by Pfeiler & Associates
Engineers, Inc., dated December 23, 2009 (“Survey”), which Survey is referenced in the Pro Forma Policy. Without
limiting the foregoing, it is expressly agreed that Seller shall, at Closing, (a) cause the release of the Loan by instructing
the Escrow Agent to pay to the Lender a portion of the Adjusted Purchase Price equal to the balance owing in respect
of the Discounted Note Payoff Amount in order to effectuate such release, (b) comply with or satisfy all of the Seller’s
requirements set forth in the Pro Forma Policy (including, without limitation, all requirements set forth in Schedule
“4.1-A” hereto) and (c) cause the discharge or termination, of record, of all documents and financing statements
evidencing or securing the Loan, including, without limitation, that certain (i) Deed of Trust (recorded on June 27, 2005
as Instrument No. 05-1504020), (ii) Assignment of Leases and Rents (recorded on June 27, 2005 as Instrument No. 05-
1504021), (iii) UCC Financing Statement naming Seller, as debtor, and CIBC, as secured party, filed with the
California Secretary of State on June 29, 2005 as Instrument No. 05-7032402982 (as same may have been assigned),
(iv) UCC Financing Statement, naming Seller, as debtor, and CIBC, as secured party, filed with the Delaware
Department of State on June 29, 2005 as Filing No. 51998484 (as same may have been assigned), and (v) UCC
Financing Statement naming Seller, as debtor, and CIBC, as secured party, recorded on June 28, 2005 as Instrument No.
05-1516402 in the Official Records of Los Angeles County, California (as same may have been assigned), so that the
Property shall be conveyed to Purchaser free and clear of the Loan and all documents and instruments evidencing or
securing the Loan (“Loan Documents”). The Title Company hereby acknowledges (a) that it has reviewed a revised
“Substitution of Trustee and Full Reconveyance,” provided by Lender’s counsel and agrees that it is sufficient to
remove all Loan Documents as exceptions to the Title Policy, and (b) that, at Closing, the Title Company shall
coordinate the payment out of the Adjusted Purchase Price of the balance owing in respect of the Discounted Note
Payoff Amount




and the delivery of the executed and acknowledged Substitution of Trustee and Full Reconveyance so that the Title
Company shall be able to issue the Title Policy to Purchaser at Closing. Without limiting the foregoing, it is expressly
agreed that Seller shall, at or prior to Closing, cause the discharge and termination of that certain UCC financing
statement made by CMP, as debtor, in favor of Coastline Design, as secured party, relating to The Loop Yogurt, filed on
September 8, 2005, as number 5003020002 (as same may have been assigned). Title Company has signed this
Agreement in acknowledgment of the provisions of this Section 4.1 and in agreement with its obligations hereunder.

4.2 If Seller shall be unable to convey title to the Property as hereinabove provided, then Purchaser
shall at its election either (a) have the right to cause Seller at its sole cost and expense, to remedy or cure any title
defects (other than those exceptions shown on the Pro Forma Policy) and the Closing Date (as hereinafter defined) shall
be adjourned to the extent necessary to remedy or cure any such defect(s) and at Closing, Purchaser may deduct from
the balance of the Purchase Price due Seller all sums, costs and fees incurred by Purchaser to remedy or cure or
otherwise discharge any liens, encumbrances or exceptions against title to the Property that are not shown on the Pro
Forma Policy, or (b) cancel this Agreement by giving written notice of termination to Seller in which event Seller shall
be obligated to reimburse Purchaser for its out-of-pocket costs and expenses incurred in connection with this
transaction.

Section 5. Closing Date. Provided that all of the conditions to Purchaser’s obligation to close shall have
been satisfied, the sale contemplated by this Agreement shall be consummated and closed through an escrow
arrangement with the Title Company (and the title Company will coordinate with the Loan Escrow Agent as necessary)
on February 1, 2010 or such earlier date as shall be mutually acceptable to Seller and Purchaser. Seller hereby
covenants to timely give proper notice to the Lender pursuant to the Discounted Note Payoff Agreement (if any shall be
required) so that the Closing shall occur on the Closing Date. The terms and conditions of such escrow arrangement
shall be consistent with the terms of this Agreement and shall otherwise be reasonably acceptable to Seller, Purchaser
and the Title Company. The consummation and the closing of the purchase and sale of the Project as contemplated by
this Agreement is herein referred to as the “Closing”.

Section 6. Satisfaction of Liens. If at the Closing there are any liens or encumbrances on the Property
not shown on the Pro Forma Policy and which Seller is obligated to pay and discharge, Seller or Purchaser shall have
the right to instruct the Title Company to use any cash portion of the Adjusted Purchase Price to satisfy the same.

Section 7. Great Harvest Market Loan.

7.1 Reference is hereby made to (a) that certain Promissory Note Secured by Security Agreement,
dated July 16, 2006, among Manisa, Inc., Jay J. Suh and Yang Suk Ha, (collectively, the “GH Borrower”), as borrower,
to Seller, as lender (the “GH Note”), pursuant to which Seller has agreed to loan to the GH Borrower an amount up to
$1,200,000.00 in the aggregate (the “GH Loan”) in order to fund, inter alia, certain expenses of the GH Borrower
including improvements to be made by GH Borrower to the premises that is the subject of the GH Lease (as defined
below), (b) that certain Security Agreement (the “GH Security




Agreement”), dated July 16, 2009, among GH Borrower and CMP, (c) that certain Lease Guaranty, dated July __, 2009
(the “GH Guaranty”), made by Jay J. Suh and Yang Suk Ha (collectively, the “GH Guarantors”), jointly and severally
as guarantor, to Seller, and (d) that certain Lease (the “GH Lease”), dated July 31, 2009, between Seller, as landlord,
and Manisa, Inc., as tenant covering certain premises at the Property. The GH Note, the GH Security Agreement and
the GH Guaranty are herein collectively referred to as the “GH Loan Documents”.

7.2 At Closing, Seller shall assign to Purchaser’s designee all of Seller’s right, title and interest in
and to the GH Note, the GH Security Agreement and the GH Guaranty (including any UCC-1 Financing Statements(s)
filed in connection with the GH Loan). Such assignments shall be accomplished by: (i) an allonge to the GH Note,
executed by Seller, as the lender thereunder, (i) assignments of each of the GH Security Agreement and the GH
Guaranty, executed by Seller, and (iii) the filing of applicable UCC assignments, in favor of Purchaser’s designee, with
respect to (y) that certain UCC-1 Fixture Filing, recorded on January 21, 2010, as Instrument No. 2010-0086354, in the
Office of the County Recorder of Los Angeles County, California, and (z) UCC Financing Statement, naming CMP as
the secured party, and filed with the California Secretary of State on January 21, 2010 under Filing Number 10-
7220588033 (collectively, the “GH Loan Assignment Documents”). At Closing, Purchaser shall reimburse Seller for
all advances made by Seller to the GH Borrower prior to the Closing pursuant to the GH Note (the “GH
Reimbursement”). The amount of the GH Reimbursement shall be equal to the aggregate amount of all advances made
by Seller to the GH Borrower pursuant to the GH Note and prior to the Closing, as confirmed by the GH Borrower in
an estoppel certificate executed by the GH Borrower in the form of Exhibit “B” annexed hereto and made a part hereof
(“GH Loan Estoppel Certificate”).

Section 8. Representations, Warranties and Covenants.

8.1 Each of CMP and MCC, on a joint and several basis, hereby represents and warrants for the
sole, exclusive and limited benefit of Purchaser as of the date hereof and as of 11:59 PM (PCT) of the day preceding
the Closing (the “Cut-Off Time) as follows:

8.1.1 Each of CMP and MCC are limited liability companies, duly formed and validly
existing under the laws of California and Delaware, respectively, and each of them has the requisite authority to carry
on its business as now being conducted. MCC is in good standing under the laws of the State of Delaware. Each of
CMP and MCC are qualified to do business as a limited liability company and is in good standing under the laws of the
State of California.

8.1.2 Each of CMP and MCC has the requisite power and authority (i) to enter into this
Agreement and all documents contemplated hereunder to be entered into by Seller pursuant to Section 11.1 hereof
(“Seller Closing Documents”), (ii) to perform its obligations hereunder and under the Seller Closing Documents, and
(ili) to consummate the Closing and the other transactions contemplated hereunder and under the documents
contemplated to be entered into pursuant to Section 11.1 hereof (“Transaction Closing Documents”). The execution
and delivery by CMP and MCC of this Agreement and all of the Seller Closing Documents, and the




consummation by it of the transactions contemplated hereunder and under the Transaction Closing Documents have
been duly authorized and approved by all necessary actions and no other actions, proceedings, approvals or consents on
the part of CMP and MCC or their members are necessary to authorize, approve or consent to any of the
foregoing. This Agreement and all of the Seller Closing Documents have been duly executed and delivered by CMP
and MCC and constitute the valid and binding obligations of CMP and MCC, enforceable against each of them in
accordance with then applicable terms.

8.1.3  Neither the execution of this Agreement nor the carrying out of the transactions
contemplated herein will result in any violation of or be in conflict with the instruments pursuant to which CMP or
MCQC is organized and/or operates; or any applicable law, rule or regulation of any public, governmental or quasi-
governmental agency or authority, or of any instrument or agreement to which CMP or MCC is a party or is bound, nor
will it result in the creation or imposition of any lien on the Project nor will it result in the termination or the right to
terminate any agreement to which CMP or MCC is a party or is bound or which affects the Project. No consent or
approval of any third party is required for the execution of this Agreement or the carrying out of the transactions
contemplated herein, including, without limitation, the execution and delivery of the Transaction Closing Documents,
that have not been obtained.

8.1.4  Seller is the fee owner of the Property.

8.1.5 Neither CMP nor MCC is a foreign person (as defined in Section 1445 of the
Internal Revenue Code of 1986, as amended, and the Regulations promulgated thereunder).

8.1.6 Neither CMP nor MCC is an “employee benefit plan,” as defined in Section 3(3) of
the Employee Retirement Income Security Act of 1974, as amended (“ERISA”), and none of the assets of CMP or
MCC constitute “plan assets” of one or more such plans within the meaning of 29 C.F.R. Section 2510.3-101, and
neither CMP nor MCC is a “governmental plan” within the meaning of Section 3(32) of ERISA, and transactions by or
with CMP or MCC are not and will not be subject to any state statute regulating investments of, or fiduciary obligations
with respect to, governmental plans.

8.1.7 Neither CMP nor MCC has commenced (within the meaning of any federal or state
bankruptcy law) a voluntary case, consented to the entry of an order for relief against it in an involuntary case, or
consented to the appointment of a custodian of it or for all or any substantial part of its assets, nor has a court of
competent jurisdiction entered an order or decree under any federal or state bankruptcy law that is for relief against
CMP or MCC in an involuntary case or appointed a custodian of CMP or MCC for all or any substantial part of its
assets. Neither CMP nor MCC owns any property or assets other than the Project.

8.1.8  Neither CMP nor MCC is subject to sanctions of the United States government or in
violation of any federal, state, municipal or local laws, statues codes, ordinances, orders, decrees, rules or regulations
(“Laws”) relating to terrorism or money laundering, including, without limitation, Executive Order No. 13224 on
Terrorist Financing,




effective September 24, 2001 (the “Executive Order”) and the Uniting and Strengthening of America by Providing
Appropriate Tools Required to Intercept and Obstruct Terrorism Act of 2001 (Public Law 107-56, the “Patriot
Act”). Neither CMP nor MCC is a “Prohibited Person”, which term is defined as follows: (i) a person or entity that is
listed in the Annex to, or is otherwise subject to the provisions of, the Executive Order; (ii) a person or entity owned or
controlled by, or acting for or on behalf of, any person or entity that is listed in the Annex to, or is otherwise subject to
the provisions of, the Executive Order; (iii) a person or entity with whom Purchaser is prohibited from dealing or
otherwise engaging in any transaction by any terrorism or anti-money laundering law, including the Executive Order
and the Patriot Act; (iv) a person or entity who commits, threatens or conspires to commit or supports “terrorism” as
defined in the Executive Order; or (v) a person or entity that is named as a “specially designated national and blocked
person” on the most current list published by the U.S. Treasury Department Office of Foreign Asset Control at its
official website, http://www.treas.gov/ofac/tllsdn.pdf or any replacement website or other replacement official
publication of such list. Neither CMP nor MCC is, nor will CMP or MCC (a) conduct any business or engage in
making or receiving any contribution of funds, goods or services to or for the benefit of any Prohibited Person, (b) deal
in, or otherwise engage in, any transaction relating to any property or interest in property blocked pursuant to the
Executive Order, or (c) engage in or conspire to engage in any transaction that evades or avoids, or has the purpose of
evading or avoiding, or attempts to violate, any of the prohibitions set forth in the Executive Order or the Patriot Act.

8.1.9  Attached hereto as Schedule “1.5” is a true, correct and complete Lease Schedule
which (a) identifies all Leases in effect at the Property, (b) to Seller’s knowledge, contains a list of all documents
evidencing the Leases including, without limitation, the lease agreements, all amendments, all renewal or extension
agreements, all side letter agreements, all oral agreements or understandings, all guaranties, all assignment agreements
and all sublease and/or license agreements (collectively, the “Lease Documents”) and (c) contains a rent roll, aged
receivables report and list of all Tenant security deposits held by Seller which is true and correct in all material
respects. All security deposits under the Leases shown on the Lease Schedule are in the form of cash, are being held by
the Seller and have not been applied. There are no Leases or other tenancies or licenses, written or oral, for any space
in the Property (whether or not such Leases have commenced or not) other than those set forth on the Lease Schedule
nor, to Seller’s knowledge, are there any written or oral agreements or instruments evidencing or relating to any of the
Leases, except as set forth in the Lease Schedule. To Seller’s knowledge, there are no persons having any rights or
asserting any claims for occupancy or possession of the Property except the Seller, benefited parties under any
easements of record and the Tenants under the Leases. The Lease Schedule sets forth a list of all subtenants and
concessionaires of Tenants and assignees of Tenants occupying the subject premises or known to or approved by
Seller. Seller has delivered true, correct, complete and legible copies of all of the Lease Documents. Except as entered
into by Seller pursuant to the express terms of Section 9.3, no Leases shall exist on the Closing date other than the
Leases listed on Schedule “1.5” hereto.

Except as expressly set forth on the Lease Schedule:

(a) no Tenant has given Seller any notice of or has otherwise communicated its intention or
desire to terminate or cancel its Lease or of its intention or desire




to reduce the size of its premises or to vacate same or to “go dark” (except that the parties acknowledge that (i) Conoco
is not operating its gas station premises as of the date of this Agreement and (ii) H&R Block’s premises is “dark” as of
the date of this Agreement);

(b) each Tenant under the Leases is a bona fide tenant in possession or has a right to
possession of the premises demised thereunder;

(c) all of the Leases are valid and are in full force and effect in accordance with their
terms. Except as set forth in Schedule “8.1.9(c)-1”, there is no material default by the landlord thereunder (nor, to
Seller’s knowledge, does there exist any condition which upon the passage of time or the giving of notice, or both,
would constitute a material violation or material default by the landlord under any of the Leases). Except as set forth in
Schedule “8.1.9(c)-2”, there is no material default by any Tenant under the Leases (nor, to Seller’s knowledge does
there exist any present condition as of the date of this Agreement which upon passage of time or the giving of notice, or
both, would constitute a default by any Tenant under any of the Leases). Seller represents that the aged receivables
report included in the Lease Schedule constitutes all of Seller’s knowledge concerning monetary defaults by
Tenants. Except as set forth in Schedule “8.1.9(c)-1”, Seller has not received notice that it is in material breach or
material default under any Lease that has not been cured. The Seller has not sent or received a notice of termination
with respect to any of the Leases;

(d) (@) no Tenant is entitled to any allowance, credit, rebate, concession, deduction or
offset against rent which has not been fully deducted by or fully paid to the Tenant, except for a tenant improvement
allowance (x) with respect to Sahara Café, in the amount of $2,088, (y) with respect to New Community Church, in the
approximate amount of $12,500, and (z) with respect to Imperial Spa, in the amount of $50 per square foot within such
premises; (ii) no construction, alteration, decoration or other work remains to be performed under any Lease by the
landlord thereunder, except for the following which shall be Purchaser’s responsibility following the Closing: (1) the
work (the “Imperial Spa Work”) to be performed by landlord pursuant to Exhibit 3.2-1A of that certain Lease, dated
November 11, 2009, with Howard Kea and Alex Kim, the cost of which Imperial Spa Work, Seller hereby estimates in
good faith (and not as a guaranty), shall be approximately $60,000 and (2) certain paving work to be performed to the
parking lot of the Center in order to satisfy a condition to the issuance of the conditional use permit allowing the Tenant
doing business as Great Harvest Market to sell liquor at its premises; and (iii) except for the obligation to fund the
balance of the GH Note, all construction allowances or other sums or concessions to be paid to any Tenants have been
paid in full;

(e) all leasing or brokerage commissions and other compensation and fees payable by
reason of the Leases (including, without limitation, any renewals or expansions) have been paid in full, except for the
commission sums owed pursuant to the Non-Exclusive Leasing Agreement attached hereto as Exhibit “O” with respect
to the Great Harvest Market and the Imperial Spa Leases. There exists no leasing or brokerage agreements relating to
the Property (or any premises therein) except as set forth in the Non-Exclusive Leasing Agreement attached hereto as
Exhibit “O” with respect to the Great Harvest Market and the Imperial Spa Leases;




(f) no Tenant has paid any rent more than thirty (30) days in advance;

(g) no renewal, extension or expansion options have been granted to any Tenant, except as
set forth in such Tenant’s Lease;

(h) no Tenant has an option or right of first refusal to purchase the Property, or any part
thereof;

(i) other than any rights of the Lender under the Loan Documents which shall terminate
upon the Closing, Seller has the sole right to collect rent under each Lease and such right has not been assigned,
pledged, hypothecated, or otherwise encumbered in any manner that will survive the Closing;

(G) except for the GH Note, neither Seller nor any affiliate of Seller has made a loan or
other advance to any Tenant or any affiliate of any Tenant and, except with respect to the Phillips Home Entertainment,
LLC, the Tenant doing business at the Center as Blockbuster, neither Seller nor any affiliate of Seller has any
ownership interest in (and, as to Phillips Home Entertainment, LLC, Seller hereby represents that (i) Michael D.
McCarthy (“McCarthy”) is the sole member of each of MCC Concepts, LLC and Phillips Home Entertainment, LLC,
and (2) MCC Concepts, LLC is the manager of Phillips Home Entertainment, LL.C, and (3) McCarthy is authorized to
sign the Blockbuster Lease Amendment, as defined in Section 11.1.22 hereof, which shall bind Phillips Home
Entertainment, LLC);

(k) to Seller’s knowledge, no Tenant is the subject of any bankruptcy proceeds under any
federal or state law; and

(1) no Tenant has closed its business or vacated its premises or given formal (oral or
written) notice that it was closing its business, vacating its premises (or any part thereof) or terminating its Lease
(except that the parties acknowledge that (i) Conoco is not operating its gas station premises as of the date of this
Agreement and (ii) H&R Block’s premises is “dark” as of the date of this Agreement).

8.1.10 To Seller’s knowledge, all gas, electric, sanitary and storm sewer, telephone and
water service and facilities and all other utilities (collectively, “Utilities”) necessary for the use and operation of the
Property are available to and servicing the Property in quantities satisfactory for the current use of the Property as a
retail shopping center and enter the Property through adjoining public streets. All utilities serving the Property are
installed and, except as set forth on Schedule “8.1.10” hereto, operating and all installation and all connection charges
have been paid in full. To Seller’s knowledge, no condition exists (nor does Seller have knowledge of any proposed
condition) which would or could result in the discontinuation of service with respect to any of the Utilities.

8.1.11 Except for potential disputes or claims arising from the disclosures set forth on
Schedule 8.1.9(c)-1” hereto, or with respect to actions described on Schedule “8.1.11” hereto, there are no actions, suits
or other proceedings by any person or party (including, without limitation, by any Tenant) or by any Governmental
Authority now pending or to the Seller’s knowledge, credibly threatened against or affecting the Project or any part

10




thereof, nor to Seller’s knowledge, are there any investigations pending or threatened against or affecting the Property
by any Governmental Authority.

8.1.12 To Seller’s knowledge, except as set forth on Schedule “1.7” hereto, all Approvals
required by all Governmental Authorities for the ownership, use, occupancy and operation of the Property in the
manner in which it is being used, occupied and operated on the date of this Agreement have been issued, are paid for in
full and are in full force and effect; it being agreed that Seller makes no representation or warranty concerning any
Approvals solely related to the operation of any particular Tenant (other than Great Harvest market and Imperial Spa, to
the extent set forth on Schedule “1.7” hereto).

8.1.13 To Seller’s knowledge, the Property complies with all applicable Legal
Requirements in respect of the use, occupation and construction thereof, including, without limitation, zoning,
subdivision, platting and other land use requirements and Seller has received no current notice of and has no knowledge
of any violations or investigations relating thereto that have not been cured.

8.1.14  Seller has not received any written notice from any Governmental Authority of the
violation of any Environmental Laws (as hereinafter defined) relating to Hazardous Materials (as hereinafter defined)
released at the Property, except as to relating to the gas station premises and the dry cleaner premises at the
Property. To Seller’s knowledge and except as may be disclosed in the environmental reports listed on Schedule
“8.1.14” attached hereto (collectively, “Environmental Reports”) for which a “Yes” has been entered in the last column
(such Environmental Reports, the “Reviewed Environmental Reports”), no Hazardous Materials have been released at
the Property as of or prior to the Effective Date. Seller has never used the Property for the use, storage, generation,
manufacture, treatment, transportation or disposal of any Hazardous Materials, and, except as may be disclosed in the
Reviewed Environmental Reports, to Seller’s knowledge, no other person or entity used the Property for the storage,
manufacture, disposal, handling, transportation or use of any Hazardous Materials. Except as may be disclosed in the
Reviewed Environmental Reports, the current use and operation of the Property is not in violation of any applicable
Environmental Laws. Except as may be disclosed in the Reviewed Environmental Reports, to Seller’s knowledge,
there are no underground storage tanks located on the Property and no underground storage tanks have been removed
from the Property by Seller nor to Seller’s knowledge has any prior owner of the Property removed any underground
storage tanks. Seller has delivered true, correct, and complete copies of all environmental reports, assessments or
analysis that are in the possession of either CMP or MCC, or their respective affiliates (except for (a) groundwater
monitoring reports that may have been conducted with respect to the gas station premises at the Center, and which
monitoring reports were prepared prior to January 1, 2008 and (b) studies or reports completed prior to CMP’s or
MCC’s ownership of the Property, to the extent such monitoring reports, studies or other reports are not be in the
possession of either CMP or MCC), and the Environmental Reports list reflects such delivered documents. Seller has
no environmental insurance policy in effect with respect to the Property. Reference is made to that certain Indemnity
Agreement, dated October 27, 1992, made by Union Qil Company of California (d/b/a Unocal) (now ConocoPhillips
Company), as indemnitor, to Phillips Village Center, as indemnitee (“Unocal Indemnity”). Seller has no information or
knowledge that the Unocal
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Indemnity is not valid and in full force and effect. Seller has no information or knowledge that the Unocal Indemnity
has been modified, amended or terminated. Seller has not received any notice from Conoco Phillips disputing its
obligations or liabilities under the Unocal Indemnity or asserting any defense or objection to the enforcement of the
Unocal Indemnity. As used herein, “Environmental Laws” means all laws or regulations which relate to the
manufacture, processing, distribution, use or storage of Hazardous Materials. “Hazardous Materials” shall mean those
substances included within the definitions of “hazardous substances,” “hazardous materials,” “toxic substances,” or
“solid waste” in any federal, state and/or local laws.

8.1.15 To Seller’s knowledge, Seller has received no notice of a material default or breach
by Seller or the other party, that remains uncured, under any recorded covenant, condition, restriction, right-of-way or
easement affecting the Property or any portion thereof.

8.1.16  Seller has received no notice relating to any contemplated termination,
improvement or change in access to the Property nor does Seller have knowledge of any condition or proposal which
could result in the termination, impairment or change of access to the Property.

8.1.17  Schedule “1.3” lists all of the personal property owned by Seller that is presently
located at the Property.

8.1.18 Schedule “1.6” hereto contains a list of all Assignable Warranties. All Assignable
Warranties have been paid for in full and are in full force and effect.

8.1.19 Except for the pending real estate tax appeal disclosed on Schedule “8.1.19”
annexed hereto (“Pending Tax Appeal”) relating to the 2009/2010 tax year, there are no real estate tax appeals pending
with respect to the Property. With respect to the Pending Tax Appeal, no third party or consultant was retained to
initiate and/or prosecute the Pending Tax Appeal.

8.1.20  All bills and claims for labor performed and materials furnished with respect to the
Property for all periods prior to the Cut-Off Time have been (or at or prior to the Closing date will be) paid in
full. Upon the Closing, there will be no mechanics’ liens or materialmen’s liens (whether or not perfected) for labor
performed and materials furnished at or prior to the Cut-Off Time filed or recorded against the Property nor will any
person or party have the right to file or record any mechanics’ or materialmen’s lien against the Property relating to
labor performed or materials furnished at or prior to the Cut-Off Time.

8.1.21  Seller has received no notice nor does Seller have knowledge of any pending or
threatened (a) eminent domain proceedings affecting the Property, in whole or in part, or (b) proceeding or action to
change or redesignate the zoning classification of the Property (or any portion thereof). In addition, Seller has received
no notice nor does Seller have knowledge of any pending or threatened moratorium, statute, order, regulation,
ordinance, legislation, judgment, ruling or decree of any court or governmental agency has been enacted, adopted,
issued, entered or is pending or in effect that could materially and adversely affect the Property and/or Purchaser’s
ability to operate the Property as a retail shopping center.

12




8.1.22  Reference is hereby made to that certain Property Management Agreement, dated
April 21, 2005, between CMP and MCC Realty Management, Inc. (the “Existing Management Agreement”). Seller
represents that (i) there have been no amendments or modifications to the Existing Management Agreement and (ii) the
Existing Management Agreement is the only agreement, as of the date of this Agreement, relating to the management
and leasing of the Center. Prior to Closing, Seller shall terminate the Existing Management Agreement effective as of
Closing and provide Purchaser with evidence of such termination, and no amounts, payments, obligations or liabilities
thereunder shall survive such termination. On the Closing date, except for the Management Services Agreement (as
hereinafter defined), there will be no contract or agreement in effect for the management of the Property for which
Purchaser shall be bound.

8.1.23  Seller has no employees or employee benefit plans. Purchaser shall not have any
obligation with respect to any employee engaged in connection with the Property, including to employ any such
persons or to make any payment to them from and after the Closing.

8.1.24 No insurance company or board of fire underwriters has given written notice
requesting the performance of any work or alterations with respect to the Property that has not been performed or that
remains uncured or required an increase in insurance rates applicable to the Property as a result of work which has not
been performed. Seller has received no notice of default that remains uncured nor notice of cancellation or reduction of
coverage, under any insurance policies covering the Property.

8.1.25 Attached hereto as Schedule “1.8” is a list of all agreements, instruments and
understandings including all amendments and/or supplements thereto (excluding Leases, Loan Documents, the GH
Loan Documents and exceptions listed on the Pro Forma Policy) to which Seller is a party and/or which affect the
Project (collectively, the “Agreements”). True, correct, and complete copies of each of the Agreements have previously
been delivered to Purchaser. Each of the Agreements is in full force and effect and has not been modified or amended,
except as indicated on Schedule “1.8”. Seller has not received any notice of a material default under any of its
obligations under any of the Agreements that remains uncured nor is the applicable vendor in material default under
any of its obligations under any of the Agreements that remains uncured, nor, to Seller’s knowledge, does any condition
exist which with the giving of notice or the passage of time, or both, would constitute a material default by Seller or the
applicable vendor under any of the Agreements.

8.1.26  All documents evidencing and/or securing the Loan as the same may have been
amended or supplemented from time to time, including, without limitation, the Discounted Note Payment Agreement,
any guaranties and any ancillary documents, are listed on Schedule “8.1.26” (the “Loan Documents”) annexed hereto
and made a part hereof, and true, complete and correct copies thereof have been delivered to Purchaser (except for the
Electronic Modification referenced below). There are no documents or instruments evidencing or securing the Loan
other than the Loan Documents. The Loan Documents are in full force and effect. As of the Effective Date, (i) Seller
has fully complied with its obligations under the Discounted Note Payoff Agreement (subject to the Electronic
Modification), and (ii) Seller has paid to Lender the
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non-refundable $500,000.00 deposit pursuant to the Discounted Payoff Agreement (the “Loan Payoff Deposit”) and has
paid the first Extension Fee (as defined in the Discounted Note Payoff Agreement) extending the Closing Date (as
defined in the Discounted Note Payoff Agreement) to January 29, 2010, which date has been subsequently been further
extended to February 1, 2010, at no additional cost to Seller or Purchaser, pursuant to an electronic correspondence by
Lender to Seller (the “Electronic Modification”).

8.1.27 A true and complete list of GH Loan Documents is set forth on Schedule “8.1.27”
annexed hereto and made a part hereof. There are no documents or instruments evidencing or securing the GH Loan
other than the GH Loan Documents. A true, complete and correct copy of each of the GH Loan Documents set forth on
Schedule “8.1.27” hereto have previously been delivered to Purchaser. Each of the GH Loan Documents is in full force
and effect and, except as may be set forth on Schedules “8.1.9(c)-1” and “8.1.9(c)-2” hereto, no default exists under the
GH Loan Docuements, and no event has occurred and no condition exists which with the giving of notice and/or the
passage of time would constitute a default under any of the GH Loan Documents. There are no outstanding requests by
the GH Borrower for any advance pursuant to the GH Note that has not been advanced by Seller, except as expressly
set forth on Schedule “8.1.27” hereto with respect to unfunded requests by the GH Borrower totaling, in the aggregate,
$140,231.78 (the “Unfunded Requests”). As of Closing, Seller has advanced to GH Borrower the aggregate amount of
$422,998.38 pursuant to the GH Documents.

8.1.28 Reference is made to that certain Reciprocal Easement and Operating Agreement
and Declaration of Covenants, Conditions and Restrictions, dated as of April 14, 1997, between Phillips Village
Associates, L.P. and Liborio and Ruby J. Turriciano, recorded May 9, 1997 in the Recorder’s Office of Los Angeles
County, California, as Instrument No. 97 702755 (the “REA”). The REA is the sole agreement between Seller and the
parties thereto (or their respective successors) and, except as set forth on Schedule “8.1.28” hereto, there are no other
agreements or understandings between Seller and such parties (or their respective successors). Seller has not received
any notice of default under the REA that remains uncured, nor, to the knowledge of Seller, does any condition exist
which upon the passage of time or the giving of notice or both would constitute default by Seller under the REA. Seller
has not given any notice to the other party under the REA (“REA Party”) that the REA Party is in default under the
REA nor, to Seller’s knowledge, does any condition exist that with the giving of notice or the passage of time, or both,
would constitute a default by the REA Party under the REA.

8.1.29  Attached hereto as Schedule “8.1.29” are a true, complete and correct copy of (i)
Seller’s financial statements for the Property for 2007 and 2008 and for 2009 through October 31, 2009 (collectively,
the “Financial Statements”). To Seller’s knowledge, the Financial Statements present, in all material respects, the
Project’s results of operations for the periods referenced therein. Following the Closing, Seller agrees to make
available to Purchaser all of Seller’s books and records so that Purchaser may cause to prepare an audited 2009
financial statement for the Property, at Purchaser’s cost. Seller’s obligation to make its books and records available to
Purchaser as aforesaid shall survive the Closing.
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8.1.30 To Seller’s knowledge, the totality of the written information supplied by or on
behalf of Seller to Purchaser or its agents pursuant to this Agreement in connection with the transactions contemplated
by this Agreement (including, without limitation, the materials described on Schedule “3.1” hereto) did not contain, or
at the respective times such documents are delivered or become effective, will not contain, to Seller’s knowledge, any
untrue statement of a material adverse fact (as used in this sentence, the “totality” shall mean all of such written
information considered together, to the extent a particular document may have been supplemented by another
document). To Seller's knowledge, no written statement, certificate, schedule, list or other written information
furnished by or on behalf of Seller pursuant to this Agreement contains or will intentionally contain any untrue
statements of a material adverse fact or omits or will intentionally omit a material adverse fact necessary in order to
make the statements herein or therein, in light of the circumstances under which they were made, not misleading.

If, between the Cut-Off Time and the Closing, Seller shall receive actual knowledge
that any of the foregoing representations or warranties have changed or have otherwise become untrue or incorrect in
any material respect, Seller shall immediately notify Purchaser, prior to Closing, of such change and specify in
reasonable detail the nature of any such material change. As used in this Section 8.1 and otherwise in this Agreement,
“Seller’s knowledge” shall be deemed to mean the actual knowledge of McCarthy.

8.2  Purchaser hereby warrants and represents for the sole, exclusive and limited benefit of Seller as
of the date hereof and concluding as of the Closing, as follows:

8.2.1 Purchaser is and will continue at all times to be until the Closing a limited liability
company, duly and validly existing in the state of its formation and will at the time of Closing be qualified and in good
standing under the laws of the State of California;

8.2.2  The execution of this Agreement by Purchaser, the consummation of the transactions
herein contemplated, and the execution and delivery of all documents to be executed and delivered by Purchaser
pursuant hereto, have been or will be, prior to the Closing, duly authorized by all requisite action on the part of
Purchaser and this Agreement has been, and all documents to be delivered by Purchaser pursuant hereto, will be, duly
executed and delivered by it and is or will be, as the case may be, binding upon and enforceable against it in accordance
with their respective terms;

8.2.3  Neither the execution of this Agreement nor the carrying out by Purchaser of the
transactions contemplated herein will result in any violation of or be in conflict with its organizational documents, or to
Purchaser's knowledge, any Legal Requirement of any Governmental Authority applicable to Purchaser, any instrument
or agreement to which Purchaser is a party and no consent or approval of any third party is required for the execution of
this Agreement or the carrying out by Purchaser of the transactions contemplated herein.

8.3  The representations and warranties of Seller and Purchaser set forth in Sections 8.1 and 8.2 of
this Agreement shall survive for a period of one (1) year following the Closing, except, that, the Seller’s representations
in Sections 8.1.1, 8.1.2, and 8.1.3 hereof shall
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survive the Closing without limitation. Notwithstanding the foregoing, if, within the applicable survival period as
aforesaid, Seller or Purchaser shall assert a claim against the other party in respect of any representation or warranty by
such other party as set forth in Sections 8.1 and 8.2 (respectively) hereof, such representation(s) and warranty(ies)
underlying such claim shall continue to survive until the date upon which such claim is either settled in writing by
Seller and Purchaser and the amount thereof paid in full or is fully and finally resolved by a final non-appealable order
of a court of competent jurisdiction and the amount thereof paid in full. In addition, notwithstanding anything to the
contrary contained in this Agreement, the maximum liability of Seller or Purchaser following the Closing under this
Section 8.3 shall not exceed the aggregate sum of One Million and No/100 ($1,000,000), except that any claim with
respect to Seller’s representations in Sections 8.1.1, 8.1.2, and 8.1.3 hereof shall not be subject to such $1,000,000
limit. The provisions of this Section 8.3 shall survive the Closing.

8.4 MCC Realty III, LLC (“MCC Realty”), a California limited liability company, is wholly owned
by McCarthy. McCarthy is the sole owner of MCC and is the beneficial owner of approximately 75% of CMP. As a
material inducement to Purchaser entering into this Agreement and consummating the transactions contemplated herein
and in consideration of the fact that MCC Realty and McCarthy, as the sole owner of MCC Realty, may realize
substantial financial benefits from the consummation of the transactions contemplated in this Agreement, MCC Realty
hereby agrees to jointly and severally guaranty any and all liabilities of Seller (collectively, the “Post Closing
Liabilities”) under (a) Section 8.1 and 8.3 of this Agreement, (b) any provisions of this Agreement that expressly
survive the Closing and (c) any of the documents executed and delivered by the Seller at Closing (“Closing
Documents”). Any claim in respect of Post Closing Liabilities must be asserted (i) as to any claim under Sections
8.1.1, 8.1.2 or 8.1.3, 9 and 14.6 hereof, at any time following the Closing, and (ii) as to all other claims, within one (1)
year following the Closing (as applicable, the “Survival Period”) or shall be deemed waived. If, during the applicable
Survival Period, Purchaser asserts a claim against Seller in respect of Post Closing Liabilities, then MCC Realty shall
be liable for all amounts owing or payable by Seller to Purchaser in respect of the Post Closing Liabilities (without the
requirement that Purchaser initiate, prosecute and/or exhaust any efforts to collect from the Seller). Upon Closing,
MCC Realty will be a member of Purchaser and it is understood and agreed that any amount owing by MCC Realty
pursuant to its guaranty set forth in this Section 8.4 shall be paid by Purchaser offsetting the amount of any such claims
against any distributions in respect of Profits Interest owing to MCC Realty under the Operating Agreement (as
hereinafter defined). For a period of one (1) year following the Closing or, if Purchaser asserts a claim against Seller or
MCC Realty in respect of any Post Closing Liabilities during the applicable Survival Period, until the date upon which
such claim is either settled in writing by Seller and Purchaser and the amount thereof paid in full or is fully and finally
resolved by a final non-appealable order of a court of competent jurisdiction and the amount thereof paid in full CMP
and MCC shall each maintain their legal existence under the laws of their state of organization and their qualification to
do business in the State of California.

Section 9. Covenants: Pending Tax Appeal; GH Loan Documents.

9.1 Notwithstanding the assignment of the Pending Tax Appeal pursuant to Exhibit “Q” attached
hereto, McCarthy shall have the right to prosecute the Pending Tax Appeal,
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as Purchaser’s designated representative, provided, that, in all events, (a) Seller agrees that it shall not settle or resolve
the Pending Tax Appeal without Purchaser’s prior written consent thereto and (b) any tax refund received in respect of
the Pending Tax Appeal shall be payable to Purchaser. The foregoing notwithstanding, subject to the rights of any
Tenants under their Leases to any tax refund received in respect of the Pending Tax Appeal, any refund net of any
amounts owing to Tenants as aforesaid, to the extent received by Seller in respect of the Pending Tax Appeal, shall be
shared by Seller and Purchaser in proportion to the respective number of days in the underlying tax fiscal year that each
party owned the Property (Seller’s share, the “Seller Appeal Share”).

9.2 Purchaser acknowledges that a certain air sampling performed on January 26, 2010 by Property
Solutions Inc. revealed the presence of certain contaminants in the tenant premises at the Property occupied by Village
Cleaners (the “Village Cleaners Contamination”). Purchaser shall pay the cost to remediate and monitor the Village
Cleaners Contamination, including, without limitation, (a) all hard and soft costs thereof, (b) all consultants’ fees in
connection therewith, and (c) the costs of other remediation activities resulting from the Village Cleaners premises or
operations that may be necessary or advisable in connection with the remediation and/or monitoring of the Village
Cleaners Contamination (collectively, the “Village Cleaners Remediation Costs”). Notwithstanding the foregoing,
Seller shall promptly reimburse Purchaser for all Village Cleaners Remediation Costs within ten (10) days following
Purchaser’s demand therefor (together with reasonable invoices evidencing such costs). To the extent Seller shall fail
to timely reimburse Purchaser for such Village Cleaners Remediation Costs, Purchaser shall have the unilateral right to
deduct all Village Cleaners Remediation Costs from the Seller Appeal Share otherwise due to Seller. In the event that
the Village Cleaners Remediation Costs exceed the Seller Appeal Share then held by Purchaser, such excess amount
shall be offset against any distributions in respect of Profits Interest owing to MCC Realty under the Operating
Agreement.

9.3  Purchaser agrees that, so long as Purchaser or its designee shall be the holder of the GH Note,
Purchaser shall not permit any amendment or modification to the GH Note (and the other GH Loan Documents) that
shall materially and adversely affect the interests of holder of the GH Note thereby, without obtaining Seller’s prior
written approval to such amendment or modification (which approval shall not be unreasonably withheld, conditioned
or delayed by Seller). Notwithstanding the foregoing, Purchaser shall have the right to increase the amount of the GH
Loan (and to amend the GH Note and other GH Loan Documents accordingly) to the extent necessary to allow the GH
Borrower to complete all improvements to the Great Harvest Market premises and to open and operate such premises
pursuant to the GH Lease.

9.4 The provisions of this Section 9 shall survive the Closing.

Section 10. Conditions to Obligations to Close. The obligation of Purchaser to consummate the
transactions contemplated herein shall be subject to the satisfaction of all of the following conditions (“Purchaser’s
Conditions”), any of which may be waived by Purchaser in its sole and absolute discretion:
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10.1  The representations and warranties of the Seller made in this Agreement shall be true and
correct in all material respects, the Seller shall have performed all covenants and agreements made herein in all material
respects and Seller shall have delivered to Purchaser all of the closing documents required to be delivered pursuant to
Section 11.1 hereof.

10.2  The Title Company shall issue the Title Policy to Purchaser in the form of the Pro Forma
Policy.

10.3  The physical condition of the Property shall be the same on the Closing Date as on the
Effective Date, normal wear and tear excepted (subject to the provisions of Section 15 hereof).

In the event any of the Purchaser’s Conditions shall not be satisfied as of the Closing date, Purchaser
shall have the right to terminate this Agreement by giving written notice to Seller, whereupon neither party shall have
any further rights, obligations or liabilities hereunder except for any obligation or liabilities that expressly survive the
termination of this Agreement.

Section 11. Closing Documents.

11.1 At the Closing, Seller shall deliver the following documents to the Title Company:

11.1.1  a grant deed in the form of Exhibit “C” annexed hereto and made a part hereof
executed by Seller and in proper form for recording for recording;

11.1.2  evidence that all transferrable warranty(ies) have been reissued to Purchaser;

11.1.3  an assignment and assumption of Seller’s interest in all the Leases in the form of
Exhibit “D” attached hereto and made a part hereof executed by Seller together with the originals of all of the Lease
Documents;

11.1.4 a notice to all Tenants advising them of the transfer of title to the Property in the
form of Exhibit “E” attached hereto and made a part hereof executed by Seller;

11.1.5 bill of sale in the form of Exhibit “F” attached hereto and made a part hereof
executed by Seller;

11.1.6  an assignment of assignable warranties, approvals, trade names and other items

transferring Seller’s right, title and interest in and to Assignable Warranties, Approvals and Intangibles, if any, in the
form of Exhibit “G” attached hereto and made a part hereof executed by Seller;

11.1.7  an assignment of that certain Indemnity Agreement, dated as of October 27, 1992
by Union Oil Company of California [d/b/a Unocal] (“Unocal”), as
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indemnitor, to Phillips Village Center (Seller’s predecessor in interest), as indemnitee (the “Unocal Indemnity™) in the
form of Exhibit “H” hereto executed by Seller; and,

11.1.8 an Estoppel and Consent in the form attached hereto as Exhibit “H-1” and Exhibit
“H-2” and made a part hereof executed by ConocoPhillips Company consenting to the assignment of the Unocal
Indemnity by Seller, as the indemnitee, to Purchaser, and consenting to the license agreements referenced in the
assignment of the Unocal Indemnity (respectively), and acknowledging that Purchaser will be the indemnified party
under the Unocal Indemnity upon its acquisition of the Property and including estoppel provisions;

11.1.9 a notice letter to ConocoPhillips Company, in the form of Exhibit “U” attached
hereto and made a part hereof executed by Seller, and a notice letter to the party under the REA in the form of Exhibit
“V” attached hereto and made a part hereof executed by Seller;

11.1.10 a FIRPTA Affidavit executed by each of CMP and MCC stating that each such
entity is not a foreign person (as defined in Section 1445 of the Internal Revenue Code of 1986, as amended, and the
Regulations promulgated thereunder);

11.1.11  an estoppel certificate in the form of Exhibit “B” attached hereto and made a part
hereof executed by the GH Borrower and the GH Guarantors,

11.1.12  an allonge to the GH Note to Purchaser’s designee, in the form of Exhibit “J-1”
attached hereto and made a part hereof, executed by Seller, and an assignment and assumption of Seller’s interest in the
GH Loan Documents to Purchaser’s designee, in the form of Exhibit “J-2” attached hereto and made a part hereof,
executed by Seller, and the original GH Note and the original GH Loan Documents;

11.1.13  the Tenant Executed Estoppels, any Seller Executed Estoppels and the executed
REA Estoppel (as such terms are hereinafter defined);

11.1.14  an assignment and assumption of those Contracts, if any, which Purchaser elected
to assume, in the form of Exhibit “K” attached hereto and made a part hereof executed by Seller, together with the
original copies of the Contracts (if available, to be delivered to Purchaser within five business days following the
Closing);

11.1.15 a notice letter in the form of Exhibit “L” attached hereto and made a part hereof
executed by Seller to each vendor under an Assumed Contract being assigned advising the vendor of the transfer of the
Property and the assignment and assumption of the applicable Assumed Contract to Purchaser;

11.1.16  an owner’s title affidavit and gap indemnity in the form of Exhibit “M” attached
hereto and made a part hereof executed by Seller and acknowledged by a notary public;

11.1.17  any required transfer tax returns, forms or documents, executed by Seller;
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11.1.18 the Management Services Agreement, between Purchaser, as “Owner,” and MCC
Realty Management, Inc., as “Manager,” in the form of Exhibit “N” attached hereto and made a part hereof (the
“Management Agreement”) executed by MCC Realty Management, Inc.;

11.1.19 the Non-Exclusive Leasing Agreement, between Purchaser, as “Owner,” and
MCC Realty Management, Inc., as “Agent,” in the form of Exhibit “O” attached hereto and made a part hereof (the
“Leasing Agreement”) executed by MCC Realty Management, Inc.;

11.1.20  the limited liability operating agreement, in the form of Exhibit “P” attached
hereto and made a part hereof (the “Operating Agreement”) executed by MCC Realty;

11.1.21 an assignment of the Pending Tax Appeal, in the form of Exhibit “Q” attached
hereto and made a part hereof, executed by Seller, together with all underlying documents related to the Pending Tax
Appeal;

11.1.22  an amendment (the “Blockbuster Lease Amendment”) to that certain Lease, dated
November 5, 2003 (and amended November 11, 2004), between CMP, as landlord, and Phillips Home Entertainment,
LLC, in the form of Exhibit “R” attached hereto and made a part hereof, executed by Phillips Home Entertainment,
LLC;

11.1.23  aholdback agreement, in the form of Exhibit “W” attached hereto and made a part
hereof (the “Holdback Agreement”), whereby a portion of the Purchase Price in the amount of $13,500 shall be
escrowed with the Title Company to be held and released pursuant to the Holdback Agreement, executed by Seller and
the Title Company;

11.1.24  a closing statement setting forth the Purchase Price and all closing credits and
adjustments expressly provided for in this Agreement (“Closing Statement”) executed by Seller;

11.1.25 evidence reasonably satisfactory to Purchaser and the Title Company of CMP’s
and MCC'’s authority to execute and deliver this Agreement and the documents to be delivered executed and delivered
by CMP and MCC, as Seller, pursuant to this Agreement and to consummate the transactions contemplated in this
Agreement;

11.1.26  such other instruments and documents which shall be necessary in connection
with the transaction contemplated herein and which do not impose, create, or potentially create any liability or expense
upon Seller not expressly required under this Agreement; and

11.1.27  (a) records and files which are in Seller’s possession or control relating to the
current operation and maintenance of the Project, including, without limitation, current tax bills, current water, sewer,
utility and fuel bills, payroll records, billing records for Tenants, repair and maintenance records and the like which

affect or relate to the Project, (b) all documents necessary to conduct Tenant reconciliations as described in Section 14
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hereof, (c) all architectural and engineering plans and specifications relating to the Property in Seller’s possession or
control, and (d) all original Lease Documents and Assumed Contracts, Approvals, GH Loan Documents and
Assignable Warranties (collectively, the “Property Documents”). Notwithstanding the foregoing in this Section
11.1.26, Seller may satisfy this Section 11.1.26 by delivering the Property Documents to Purchaser within five (5)
business days following the Closing Seller’s obligation to provide the Property Documents as provided herein shall
survive the Closing.

11.2  Seller shall diligently and in good faith endeavor to obtain and deliver to Purchaser estoppel
certificates in the form of Exhibit “S” annexed hereto with the information therein approved by Purchaser (“Estoppel
Certificates”) duly executed by each of the Tenants of the Property and dated within thirty (30) days of the
Closing. Prior to the Effective Date, Seller has prepared Estoppel Certificates for each of the Tenants and has
submitted same to Purchaser for its approval. Estoppel Certificates executed by the Tenants in the form approved by
Purchaser without discrepancy, adverse claim or exception from the form approved by Purchaser are herein referred to
as the “Tenant Executed Estoppels”. In the event that Seller shall not have obtained Tenant Executed Estoppels from
all of the Tenants of the Center at the Closing, Purchaser shall have the right to terminate this Agreement by giving
written notice of termination to Seller, whereupon, except for obligations that the Agreement expressly states survive
termination, neither party shall have any further rights against the other. In the event Seller shall not have obtained all
of the Tenant Executed Estoppels but Purchaser did not elect to terminate this Agreement, Seller shall execute and
deliver to Purchaser, at the Closing, Estoppel Certificates in the form approved by Purchaser with respect to the Tenants
that did not provide Tenant Executed Estoppels (“Seller Executed Estoppels”). The Estoppel Certificates completed by
Seller shall contain an indemnification by Seller (as to which the parties comprising Seller shall be jointly and severally
liable) with respect to the statements set forth therein. The indemnification in any Seller Executed Estoppel completed
by Seller pursuant to the provisions hereof shall survive the Closing for a period of one (1) year, unless a claim shall be
asserted thereunder within such 1-year period, in which event, such indemnification shall survive until the date upon
which such claim is either settled in writing by the applicable parties and the amount thereof paid in full or is fully and
finally resolved by a final non-appealable order of a court of competent jurisdiction and the amount thereof paid in full.

11.3  With respect to the REA, Seller shall diligently and in good faith endeavor to obtain and
deliver to Purchaser an estoppel certificate in the form of Exhibit “T” annexed hereto (the “REA Estoppel”) duly
executed by Ruby Jean Turriciano, as the Trustee of Turriciano Living Trust, and dated within thirty (30) days of the
Closing. In the event that Seller shall not have obtained the REA Estoppel at the Closing, Purchaser shall have the right
to terminate this Agreement by giving written notice of termination to Seller, whereupon, except for obligations that the
Agreement expressly states survive termination, neither party shall have any further rights against the other. In the
event Seller shall not have obtained the REA Estoppels but Purchaser did not elect to terminate this Agreement, Seller
shall execute and deliver to Purchaser, at the Closing, the REA Estoppel in the form approved by Purchaser which shall
contain an indemnification by Seller (as to which the parties comprising Seller shall be jointly and severally liable) with
respect to the statements set forth therein and which indemnification shall survive the Closing.
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11.4 At the Closing, Purchaser shall deliver the following documents in addition to payment of the
balance of the Purchase Price:

11.4.1  evidence reasonably satisfactory to Seller of Purchaser’s authority to execute and
deliver this Agreement and the documents to be delivered executed and delivered by Purchaser pursuant to this
Agreement and to consummate the transactions contemplated in this Agreement;

11.4.2  an instrument of assumption of all of Seller’s obligations under the Leases in the
form of Exhibit “D” executed by Purchaser;

11.4.3  an instrument of assumption of all of Seller’s obligations under the Assumed
Contracts in the form of Exhibit “K” executed by Purchaser;

11.4.4 the Management Services Agreement, executed by Purchaser as “Owner”;
11.4.5 the Non-Exclusive Leasing Agreement, executed by Purchaser as “Owner”;

11.4.6  the Operating Agreement, executed by Purchaser and Retail Opportunity
Investments Partnership, LP;

11.4.7 the Holdback Agreement, executed by Purchaser;
11.4.8 the Closing Statement executed by Purchaser; and

11.4.9  such other instruments or documents which shall be necessary in connection with
the transaction herein contemplated; provided same do not impose any liability or expense upon Purchaser not
contemplated in this Agreement.

Section 12. Brokerage. Seller and Purchaser mutually represent and warrant to each other that there are
no real estate brokers or salespersons involved in this transaction. Seller and Purchaser shall indemnify, defend and
hold harmless the other against any costs, claims or expenses, including reasonable attorneys’ fees, arising out of the
breach of their respective representations in the preceding sentence. The provisions of this Section shall survive the
Closing.

Section 13. Notices. All notices or other communications hereunder to either party shall be (i) in writing
and shall be deemed to be given on the earlier to occur of (a) actual receipt or (b) the third business day after deposit of
both the original and copy as provided below in a regularly maintained receptacle for the United States mail, by
registered or certified mail, return receipt requested, postage prepaid, addressed as provided hereinafter, and (ii)
addressed:

If to Seller: c/o MCC Realty Management
9595 Wilshire Boulevard, Suite 214
Beverly Hills, California 90212
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Attn: Michael McCarthy
Facsimile Number: (310) 228-3059

With a Copy to: Resch Polster & Berger LLP
9200 Sunset Boulevard, 9th Floor
Los Angeles, California 90069
Attn: Real estate Notices (RMR/NR)
Facsimile Number: (310) 552-3209

If to Purchaser: c/o Retail Opportunity Investments Corp.
3 Manhattanville Road
Purchase, New York 10577
Attn: John Roche
Facsimile Number: (914) 272-8088

With a Copy to: Sills Cummis & Gross P.C.
One Rockefeller Plaza
New York, New York 10020
Attn: Edwin Weinberg, Esq.
Facsimile Number: (212) 643-6500

Notices may also be given by facsimile, with the original notice being sent by reputable overnight
courier service or United States Express Mail (with next business day delivery specified) in which event, the notice
shall be deemed delivered on the date of facsimile. Notices may also be given by United State Express Mail or
overnight courier service (with next business day delivery specified) in which event the notice shall be deemed
delivered on the next business day. The attorneys for Seller and Purchaser shall have the right to give notices and/or
communications on behalf of their respective clients.

Section 14. Prorations and Costs.

14.1  Prorations. Purchaser and Seller shall apportion as of midnight of the day preceding the
Closing, the items hereinafter set forth. Any errors or omissions in computing apportionments at Closing shall be
promptly corrected. The provisions of this Section 14 shall survive the Closing. The items to be adjusted are:

14.1.1 city, state, county, school, ad valorem taxes and other assessments for the fiscal
year of sale; should such proration be inaccurate based on the actual millage set forth on the ad valorem tax bill if the
current tax bill was not been received by the date of the Closing, either party may demand after the date of Closing, that
such taxes and assessments be reprorated based on the actual bill and shall be entitled to receive upon demand, any
amount owing to such party based on such reproration;

14.1.2  all base rent, percentage rent and additional rent and similar charges to the extent
collected by the Seller, except that percentage rents shall be separately apportioned for each Tenant who is obligated to
pay percentage rent on the basis of the fiscal year set forth in the Tenant’s Lease. To the extent that Seller or Purchaser
receives any base
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rent, percentage rent and/or other additional rent or other charges after the Closing, the same shall be immediately
delivered to Purchaser to be applied in accordance with the terms of Section 14.2.

14.1.3  all other income and all operating expenses of the Property for the Assumed
Contracts and public utility charges and any charges or payments under the REA shall be prorated at the Closing
effective as of the Closing Date, and appropriate cash adjustments shall be made by Purchaser and Seller. Seller and
Purchaser shall prorate public utility charges as of midnight of the day preceding the Closing based on applicable utility
bills. Notwithstanding anything herein to the contrary, there shall be no apportionment of any fees or charges with
respect to Seller’s termination of the Existing Management Agreement.

14.1.4 At Closing, any prepaid rents and security deposits under the Leases (together with
any interest accrued thereon) shall be transferred to Purchaser by way of a credit in favor of Purchaser. At Closing, the
GH Reimbursement shall be a credit in favor of Seller.

14.1.5 At Closing, Seller shall pay (or, if Seller has not already paid, shall give Purchaser
a credit against the Purchase Price) the amount of all allowances, concessions, inducements and/or landlord
improvement work provided for in any of the Leases that were not fully paid or performed, except for the allowances
identified in clauses “(x),” “(y)” and “(z)” of Section 8.1.9(d) and the Imperial Spa Work which allowances and work
shall be Purchaser’s responsibility following the Closing.

14.1.6 At Closing, in the event any amounts are owing for leasing or brokerage
commissions with respect to any of the Leases, whether such costs are payable before or after the Closing Date, Seller
shall grant Purchaser a credit against the Purchase Price in the aggregate amount of any such unpaid commissions and
Purchaser shall assume the obligation to pay to the applicable broker the amount actually received by Purchaser as
credit in respect of the commission owing to such broker, except for the commissions due to MCC Realty Management,
Inc. pursuant to the Non-Exclusive Leasing Agreement attached hereto as Exhibit “O” with respect to the Great Harvest
Market and the Imperial Spa Leases.

14.1.7 If, at Closing, the Property or any part thereof shall have been affected by an
assessment or assessments, which are or may become payable in annual installments, of which the first installment is
then a charge or lien, then for the purposes of this Agreement, all the unpaid installments of any such assessment due
and payable in calendar years prior to the year in which the Closing occurs, if any, shall be paid by the Seller and all
installments becoming due and payable after the Closing, if any, shall be assumed and paid by the Purchaser, except,
however, that any installments which are due and payable in the calendar year in which the Closing occurs shall be
adjusted pro rata.

14.2  Post-Closing Rent Application. To the extent that Seller or Purchaser receives any base rent,
percentage rent and/or other additional rent or other charges after the Closing, the same shall be immediately delivered
to Purchaser to be applied in accordance with
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the terms of this Section 14.2. Any such base rent, additional rent or other charges received from a Tenant after the
Closing shall be applied in the following order of priority:

1.  First, to Purchaser in respect of any rents then owing for any calendar month(s) or
partial month following the Closing until the Tenant under the applicable Lease is current in the payment of all such
rent to the full amount provided for in its Lease (i.e., without taking into account any temporary reduction or abatement
of such full rent that may be permitted pursuant to any oral or written agreement between Seller and such applicable
Tenant); and

2. Second, after all amounts owing to Purchaser pursuant to subdivision 1 above of this
Section 14.2 have been received by Purchaser, to Seller in respect of any rents then owing for any calendar month(s) or
partial month preceding the Closing until the Tenant has paid all of such rent for the period prior to the Closing to the
full amount provided for in its Lease (i.e., without taking into account any temporary reduction or abatement of such
full rent that may be permitted pursuant to any oral or written agreement between Seller and such applicable Tenant).

After the Closing, Purchaser shall bill Tenants for all amounts due under their Leases accruing prior
to the Closing. Purchaser shall prepare and send to Tenants all billing statements and data required by the Leases, to
the extent available. Purchaser shall not be obligated to expend any funds or commence legal proceedings to collect
any unpaid base rents, additional rents or percentage rents or other Tenant charges owing with respect to the period
prior to the Closing. After the Closing, in the event Purchaser shall enter into any agreement with any Tenant(s)
waiving or reducing any rent arrearages that may have accrued, in whole or in part, during the period prior to Closing,
Purchaser shall use best efforts to obtain from such Tenant(s) an estoppel certificate or release, partly in favor of Seller,
whereby such Tenant(s) shall waive all claims against the landlord that may have arisen during the period that the
particular waived or reduced rent arrearages shall have accrued. After the Closing, Seller shall not have any right to
initiate any legal proceeding against a Tenant to collect rent.

14.3  Final Adjustment. On or before April 30, 2011, Seller and Purchaser shall make a final
adjustment in accordance with the provisions of this Section 14.3 (the “Final Closing Adjustment”) of percentage rent
and other items of additional rents for which final adjustments or prorations could not be determined at the Closing, if
any, because of the lack of actual statements, bills or invoices for the current period, the year end adjustment of
common area maintenance, taxes and like items, the unavailability of final sales figures or amounts for percentage rent
or any other reason. Seller and Purchaser shall cooperate with each other in the preparation of the Final Closing
Adjustment. Any net adjustment in favor of Purchaser or Seller is to be paid in cash by the other no later than forty-
five (45) days after the Final Closing Adjustment.

14.4  Intentionally Omitted.

14.5  Seller’s Costs. Seller will pay:
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14.5.1 The fees and disbursements of Seller’s counsel, and the fees and disbursements of
Purchaser’s counsel;

14.5.2  All costs and expenses of the Title Company for title examination and related
search fees and expenses;

14.5.3  The premium for the Title Policy and all endorsements thereto;

14.5.4  All costs and expenses relating to the satisfaction and release of the Loan
including, without limitation, all escrow fees or charges of the Loan Escrow Agent in connection with the payoff,
satisfaction and release of the Loan;

14.5.5 The cost of the Survey;

14.5.6  All property condition reports, including, without limitation, all environmental
reports and studies and the zoning report;

14.5.7  All escrow fees of the Escrow Agent for services relating to any of the transactions
contemplated in this Agreement;

14.5.8 All filing or recording charges and expenses relating to GH Loan Assignment
Documents (including the cost of filing UCC-3 financing statements evidencing the assignment of the GH Loan to
Purchaser’s designee);

14.5.9 Transfer taxes and/or documentary stamps owing with respect to this transaction;
14.5.10  All other costs as shown on the Closing Statement as a Seller charge; and

14.5.11  All inspection and/or transfer fees imposed in connection with the transfer and
reissuance of any roof warranty to Purchaser.

14.6  Oral Agreements with Tenants. Notwithstanding anything in this Agreement to the contrary
(including, without limitation, Section 8.1 or Schedule “1.5” hereof), in the event, following May 1, 2010, any Tenant
shall contest the fact that any oral arrangement as may be set forth on Schedule “1.5” hereof continues to apply to such
Tenant (whether in an eviction proceeding prosecuted by Purchaser, as landlord, or otherwise), if there shall be a final
judicial determination made in favor of such Tenant, then Seller and MCC Realty (on a joint and several basis), from
and after May 1, 2010, shall be obligated to pay to Purchaser an amount equal to the difference between (a) the rent
payable pursuant to the applicable Lease (as though there was no oral arrangement with such Tenant respecting a rent
reduction) and (b) the amount of rent determined by such final judicial determination to be payable by such Tenant
(such difference, the “Rent Deficiency”), except, that, the amount of any Rent Deficiency to be paid by Seller (and/or
MCC Realty) may be reduced by the amount thereof previously and voluntarily paid by the applicable Tenant to
Purchaser so long as such Tenant shall acknowledge in writing
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that such payment is due pursuant to the applicable Lease notwithstanding any oral arrangement or judicial
determination to the contrary. The obligation to pay to Purchaser any Rent Deficiency, if applicable, shall accrue from
and after May 1, 2010 (and shall be retroactively paid to Purchaser if such final judicial determination shall occur
thereafter). Each Rent Deficiency shall be paid to Purchaser when rent is due under the applicable Lease as though
there was no oral arrangement with such Tenant until the earlier of (i) the expiration of the particular Lease for which
there is a Rent Deficiency pursuant to its terms (or the earlier termination of such Lease, whether through a consensual
arrangement between Purchaser and such Tenant or as a result of a final judicial determination that such Lease was
terminated, provided such Tenant shall unconditionally vacate and surrender its premises to Purchaser; it being agreed
that Seller and/or MCC Realty shall remain liable for all Rent Deficiencies accruing prior to such vacate and surrender)
and (ii) June 30, 2013. The obligation to pay the Rent Deficiency, if applicable, shall survive the Closing, and shall not
be subject to any limitation that may be provided in Section 8.3 hereof.

Section 15. Damage or Destruction Prior to Closing and Condemnation.

15.1 If prior to the Closing the Property is damaged or destroyed, but not materially damaged or
destroyed, by fire or other casualty, the Purchaser shall be required to perform this Agreement and shall be entitled to
the insurance proceeds received by Seller or payable pursuant to the policies of insurance maintained by Seller and a
credit against the Purchase Price in the amount of any deductible under such policies of insurance. If the Property is
materially damaged or destroyed by fire or other casualty, the Purchaser may terminate this Agreement on written
notice to the Seller given within ten (10) business days of the occurrence of such fire or casualty. If Purchaser shall
exercise such option to terminate, then, except for obligations that the Agreement expressly states survive termination,
neither party shall have any further rights against the other. If Purchaser does not exercise such option to terminate, the
Agreement shall remain in full force and effect in accordance with its terms and Purchaser shall be entitled to the
proceeds of insurance and a credit against the Purchase Price in the amount of the deductible under any policies of
insurance. In the event of any damage by fire or other casualty, the determination as to whether such damage or
destruction is material in cost shall be made by an engineer or contractor mutually agreed upon by Seller and
Purchaser. For purposes hereof, the Property shall be deemed “materially damaged or destroyed” if the cost of repair
and restoration of such damage or destruction as estimated by the engineer or contractor selected by Seller and
Purchaser is greater than Two Hundred Fifty Thousand and No/100 ($250,000.00) Dollars or if such damage or
destruction will entitle any Tenant to terminate its Lease or abate its rent in whole or in part.

15.2  In the event proceedings to condemn the Property or any portion thereof are commenced
before the Closing, the Purchaser shall have the right to terminate this Agreement in which event, except for obligations
that the Agreement expressly states survive termination, neither party shall have any further rights against the other. In
the event the Purchaser does not elect to terminate this Agreement, Seller shall assign to Purchaser, at the Closing, all
of Seller’s rights, title and interest in and to any condemnation proceeds payable with respect to the Property or grant
Purchaser a credit against the Purchase Price equal to the amount of any condemnation award paid to Seller.
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Section 16. Reporting Requirements. Purchaser and Seller shall each deposit such other instruments
required to close the escrow and consummate the purchase and sale of the Property in accordance with the terms
hereof, including, without limitation, an agreement designating the Title Company as the “Reporting Person” for the
transaction pursuant to Section 6045(e) of the Internal Revenue Code and the regulations promulgated thereunder, and
executed by Seller, Purchaser and the Title Company, but in no event shall such instruments impose, create or
potentially create any liability for Seller or Purchaser not expressly provided for herein. Such agreement shall comply
with the requirements of Section 6045(e) of the Internal Revenue Code and the regulations promulgated thereunder.

Section 17. Miscellaneous.

17.1  This Agreement constitutes the entire Agreement between the parties and supersedes any
other previous agreement, oral or written, between the parties. This Agreement cannot be changed, modified, waived
or terminated orally but only by an agreement in writing signed by the parties hereto. This Agreement shall be binding
upon the parties hereto and their respective successors, assigns and legal representatives.

17.2 (a) If Purchaser defaults in closing under this Agreement, Seller shall have the right to
terminate this Agreement by giving written notice of termination to Purchaser, whereupon neither party shall have any
rights, obligations or liabilities under this Agreement except for any obligations or liabilities that expressly survive the
termination of this Agreement. It is agreed that Seller’s sole remedy shall be limited to the termination of this
Agreement and Seller unconditionally and irrevocably waives any right to specifically enforce this Agreement or to
assert any claim against Purchaser for monetary damages. The provisions of this Section 17.2(a) shall survive the
termination of this Agreement.

(b) Subject to the provisions of the last sentence of this Section 17.2(b), if Seller shall
default in its obligations under this Agreement or if there shall be a breach of any of Seller’s representations or
warranties, the parties hereto agree that Purchaser’s sole remedy shall be limited either (a) to the termination of this
Agreement, subject to Seller's obligations to reimburse Purchaser for its third party out-of-pocket expenses incurred in
connection with this Agreement and all due diligence costs incurred by Purchaser with respect to the Project or (b) to
specific performance of this Agreement. Notwithstanding anything herein to the contrary, in the event that Seller
willfully and intentionally defaults in its obligations under this Agreement for the intended purpose of preventing Seller
from purchasing the Property and the remedy of specific performance is not available to Purchaser, Purchaser shall
have the right to pursue any remedy at law or in equity including, without limitation, a claim for money damages.

(c) In the event of a default by either party hereto which becomes the subject of litigation,
the losing party agrees to pay the reasonable legal fees of the prevailing party. The provision of this subparagraph (c)
shall survive the Closing or the termination of this Agreement.
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17.3  This Agreement may be executed in any number of counterparts, all of which taken together
shall constitute one and the same original, and the execution of separate counterparts by Purchaser and Seller shall bind
Purchaser and Seller as if they had each executed the same counterpart.

17.4  This Agreement shall be governed, construed and enforced in accordance with the laws of the
State of California.

17.5 The headings used in this Agreement are for convenience only and do not constitute
substantive matters to be considered in construing same.

17.6  This Agreement may be assigned by the Purchaser to an affiliate of Purchaser without the
prior written consent of the Seller provided, that Seller, no less than two (2) days prior to Closing, shall have received
written notice of such assignment together with an executed copy of an assignment and assumption instrument pursuant
to which the Purchaser assigns all of its right, title and interest in and to this Agreement to the assignee and the assignee
assumes and agrees to be bound by all of the obligations of the Purchaser under this Agreement.

17.7  Submission of this form of Agreement for examination shall not bind Seller in any manner nor
be construed as an offer to sell and no contract or obligations of Seller shall arise until this instrument is executed and
delivered by both Seller and Purchaser.

17.8  Each of the parties agrees that upon request from the other party following the Closing and
without further consideration, such party shall do, execute, acknowledge and deliver or cause to be done, executed,
acknowledged and delivered all such further acts or instruments as shall be reasonably requested by a party in order to
effect or carryout the transactions contemplated herein provided same do not impose any obligations or liabilities upon
the party not contemplated in this Agreement. The provisions of this Section 17.8 shall survive the Closing.

17.9 CMP and MCC shall be jointly and severally liable for all of the obligations and liabilities of
the Seller under this Agreement.

17.10  Confidentiality. Purchaser will maintain strict confidentiality of all aspects of this
Agreement including, without limitation, any information obtained through the due diligence process. Except as may
be required by law, subpoena or other legal process, in order to comply with Purchaser’s disclosure obligations as a
public company or as may be necessary to evaluate the Property for Purchaser’s acquisition and financing therefor,
Purchaser will not divulge any such information to other person or entities including, without limitation, appraisers, real
estate brokers, or competitors of Seller. Notwithstanding the foregoing, Purchaser shall have the right to disclose
information with respect to the Property to officers, directors, employees, attorneys, accountants, environmental
auditors, engineers and other consultants (collectively, “Related Parties”) to the extent necessary for Purchaser to
evaluate its acquisition of the Property. The provisions of this Section 17.10 shall survive termination of this
Agreement.
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17.11 Publicity. Except as required by applicable law, Seller agrees that it shall not publicize this
transaction after the Closing without the prior written approval of Purchaser. This Section 17.11 shall survive the
Closing.

REMAINDER OF PAGE INTENTIONALLY LEFT BLANK

30




IN WITNESS WHEREOF, this Agreement has been entered into as of the day and year first above written.

SELLER:

CMP PHILLIPS ASSOCIATES, LLC
a California limited liability company
Federal Tax ID No.: 95-4820181

By: CMP Phillips SPE, Inc.,
a California corporation,

its manager

By:

Michael D. McCarthy, its president

MCC PHILLIPS, LLC
a Delaware limited liability company
Federal Tax ID No.:

By:

Name: Michael D. McCarthy
Title: Managing Director

As to Section 4.1 hereof only:

TITLE COMPANY:

FIRST AMERICAN TITLE INSURANCE COMPANY

By:

Name:

Title:

PURCHASER:

ROIC PHILLIPS RANCH, LLC
a Delaware limited liability company

By:
Name: John B. Roche

Title: CFO

Federal Tax ID No.: 27-1759436
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CONSENT AND JOINDER

MCC Realty III, LLC hereby executes this Agreement solely for the purpose of acknowledging and agreeing

to the provisions contained in Section 8.4 of this Agreement.
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MCC REALTY IIL, LLC

By:
Name: Michael D. McCarthy
Title: Manager




EXHIBIT "A"
DESCRIPTION OF LAND

Real property situate, lying and being in the City of Pomona, County of Los Angeles, State of California, described as
follows:

PARCEL 1:

PARCELS 2 THROUGH 11 INCLUSIVE, AND 13 THROUGH 16 INCLUSIVE, IN THE CITY OF
POMONA, AS SHOWMN ON PARCEL MAP MO, 13516, AS PER MAP FILED IN BOOK 145 PAGES 12
AND 15 OF PARCEL MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

PARCEL 2:

A NON-EXCLUSIVE EASEMENT FOR THE PURPOSE OF VEHICULAR AND PEDESTRIAN INGRESS
AND EGRESS AND FOR THE PURPOSE OF VEHICULAR PARKING IN THE PARKING SPACES
AVATLABLE AS SET FORTH IN THE DOCUMENT ENTITLED "RECIPROCAL EASEMENT AND
OPERATING AGREEMENT DECLARATION OF COVENANTS, CONDITIONS AND RESTRICTIONS"
RECORDED MAY 9, 1997 AS INSTRUMENT NO. 97-702755, OVER LOT 12 OF PARCEL MAP NO.
13516, IN THE CITY OF POMOMA, AS PER MAP FILED IMN BOOK 145 PAGES 12 AND 13 OF
PARCEL MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY,

APM: 8711-018-001 and 8711-018-002 and 8711-018-003 and 8711-018-004 and 8§711-018-005
and 8711-018-006 and 8711-018-007 and 8711-018-008 and 8711-018-009 and 8§711-018-010
and 8711-018-011 and 8711-018-012 and 8711-018-013 and 8711-018-014 and 8711-018-017
and B711-0018-018 and 8711-018-019 and 8711-018-020 and 8711-018-021 and 8711-018-022
and 8711-018-023




EXHIBIT "B"
GH L.OAN ESTOPPEL CERTIFICATE

Re: Promissory Note Secured by Security Agreement, dated July 16, 2006, made by Manisa, Inc., Jay J. Suh and
Yang Suk Ha (collectively, the “Borrower”), as borrower, in favor of CMP Phillips Associates, LLC (“CMP”)
and MCC Phillips, LLC (“MCC”; CMP and MCC are herein collectively referred to as the “Lender”), as
lender; Security Agreement, dated July 16, 2009, among Borrower, as borrower, and CMP, as secured party;
and Lease Guaranty, dated July ___, 2009, made by Jay J. Suh and Yang Suk Ha, jointly and severally as
guarantor, in favor of Lender (collectively, the “Loan Documents™)

Premises: Phillips Ranch Shopping Center
4,8, 10, 12, 14, 16 Village Loop Road
Pomona, California

To Whom It May Concern:

The undersigned understands that in connection with the sale of the Premises, Lender will assign all of its
interests, rights and obligations under the Loan Documents to ROIC Phillips Ranch, LLC (“Assignee”) and that in
connection therewith, Lender has requested that the undersigned, as parties to the Loan Documents, deliver this
Estoppel Certificate.

The undersigned hereby certify to Assignee and its successors and assigns the following:

1. The Loan Documents are valid and in full force and effect and have not been terminated or assigned,
modified, supplemented or amended in any way;

2. The undersigned are not in default of any of their obligations under the Loan Documents. Lender is not
in default of any of its obligations under the Loan Documents, including, without limitation, the obligation to make
advances thereunder (not to exceed, in the aggregate, $1,200,000.00);

3. As of the date hereof (a) Lender has advanced to Borrower the aggregate amount of $422,998.38 pursuant
to the Loan Documents and (b) there are no outstanding requests by any of the undersigned for an advance pursuant to
the Loan Documents that has not been advanced by Seller, except for

4. Each of the undersigned hereby consent to the assignment of the Loan Documents by Lender to Assignee;
and

5. The undersigned are duly authorized to execute this Estoppel Certificate.
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The undersigned understands that will be relying on this Estoppel Certificate and that the undersigned will be bound by
this Estoppel Certificate.

Manisa, Inc.
By:

Name:
Title:

Jay J. Suh

Yang Suk Ha

Date: , 2010




EXHIBIT "C"

FORM OF GRANT DEED

RECORDING REQUESTED BY
AND WHEN RECORDED RETURN TO:

ROIC Phillips Ranch, LLC

c/o Retail Opportunity Investments Corp.
3 Manbhattanville Road, 2nd Floor
Purchase, New York 10577

Attention: Richard Schoebel

AND MAIL TAX STATEMENTS TO THE ABOVE ADDRESS

(Space above line for Recorder’s Use)
GRANT DEED
The undersigned grantor declares:

In accordance with Section 11932 of the California Revenue and Taxation Code, Grantor has declared the
amount of the transfer tax by a separate statement which is not being recorded with this Grant Deed.

CMP PHILLIPS ASSOCIATES, LLC, a California limited liability company, and MCC PHILLIPS, LLC, a
Delaware limited liability company (collectively, the "Grantor"), for good and valuable consideration, the receipt and
sufficiency of which are hereby acknowledged, subject to the exceptions hereinafter set forth, hereby GRANTS to
ROIC PHILLIPS RANCH, LLC, a Delaware limited liability company (the "Grantee"), the following described real
property together with all buildings and improvements located thereon ("Property") in the City of Pomona, County of
Los Angeles, State of California:

See Exhibit A attached hereto and incorporated herein by reference.

SUBJECT TO those items expressly identified on Exhibit B attached hereto and incorporated herein by
reference.




IN WITNESS WHEREOF, Grantor has caused its duly authorized officer to execute this instrument as of the
date hereinafter written:

Dated: As of , 2010

CMP PHILLIPS ASSOCIATES, LLC,
a California limited liability company

By: CMP Phillips SPE, Inc.,
a California corporation,
its manager

By:

Michael D. McCarthy, its president

MCC PHILLIPS, LLC,
a Delaware limited liability company

By:

Name: Michael D. McCarthy
Title: Managing Director




ACKNOWLEDGMENT OF GRANTOR

STATE OF )
) SS:
COUNTY OF )
On , 2010 before me, (here insert name of the
officer), Notary Public, personally appeared , who proved to me on the basis of

satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on
the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph
is true and correct.

WITNESS my hand and official seal.

Notary Public
[Seal]
STATE OF )
) SS:
COUNTY OF )
On , 2010 before me, (here insert name of the
officer), Notary Public, personally appeared , who proved to me on the basis of

satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within instrument and acknowledged to
me that he/she/they executed the same in his/her/their authorized capacity(ies), and that by his/her/their signature(s) on
the instrument the person(s), or the entity upon behalf of which the person(s) acted, executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph
is true and correct.

WITNESS my hand and official seal.

Notary Public
[Seal]




Exhibit A

All that certain real property situate, lying and being in the City of Pomona, County of Los Angeles, State of California,
described as follows:

PARCEL 1:

PARCELS 2 THROUGH 11 INCLUSIVE, AND 13 THROUGH 16 INCLUSIVE, IN THE CITY OF
POMONA, AS SHOWN ON PARCEL MAP NO, 13516, AS PER MAP FILED IN BOOK 145 PAGES 12
AND 13 OF PARCEL MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

PARCEL 2:

A NON-EXCLUSIVE EASEMENT FOR THE PURPOSE OF VEHICULAR AND PEDESTRIAM INGRESS
AND EGRESS AND FOR THE PURPOSE OF VEHICULAR PARKING IN THE PARKING SPACES
AVAILABLE AS SET FORTH IN THE DOCUMENT ENTITLED "RECIPROCAL EASEMENT AND
OPERATING AGREEMENT DECLARATION OF COVENANTS, CONDITIONS AND RESTRICTIONS"
RECORDED MAY 9, 1997 AS INSTRUMENT NO. 97-702755, OVER LOT 12 OF PARCEL MAP NO.
13516, IN THE CITY OF POMONA, AS PER MAP FILED IN BOOK 145 PAGES 12 AND 13 OF
PARCEL MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

APN: 8711-018-001 and 8711-018-002 and 8711-018-003 and 8711-018-004 and 8711-018-005
and 8711-018-006 and 8711-018-007 and 8711-018-008 and 8711-018-009 and 8711-018-010
and 8711-018-011 and 8711-018-012 and 8711-018-013 and 8711-018-014 and 8711-018-017
and 8711-0018-018 and 8711-018-019 and 8711-018-020 and 8711-018-021 and §711-018-022
and 8711-018-023




Exhibit B
1. General and special taxes and assessments for the fiscal year 2010-2011, not yet due or payable.

2. An easement for public utilities and incidental purposes in the document recorded June 12, 1979 as Instrument No.
79-633557 of the official records of Los Angeles County, California (“Official Records™).

3. An easement for public utilities and incidental purposes in the document recorded January 28, 1981 as Instrument
No. 81-104346 of Official Records.

4. An easement shown or dedicated on the map filed or recorded in Book 145, Pages 12 and 13 of Parcel Maps of Los
Angeles County, California for sanitary sewer and water lines and incidental purposes.

5. Terms and provisions of an unrecorded lease dated October 9, 1981, by and between Westmar Development
Company, a Partnership as lessor and Union Oil Company of California, a California corporation (Union Oil) as lessee,
as disclosed by a Short Form Ground Lease recorded October 20, 1981 as Instrument No. 81-1030548 of Official
Records.

6. An easement for public utilities and incidental purposes in the document recorded September 2, 1982 as Instrument
No. 82-899646 of Official Records.

7. An easement for public utilities and incidental purposes in the document recorded May 7, 1984 as Instrument No.
84-545973 of Official Records.

8. The terms, provisions and easement(s) contained in the document entitled “Reciprocal Easement and Operating
Agreement and Declaration of Covenants, Conditions and Restrictions” recorded May 9, 1997 as Instrument No. 97-
702755 of Official Records.




EXHIBIT "D"
ASSIGNMENT AND ASSUMPTION OF LEASES

ASSIGNMENT AND ASSUMPTION OF LEASES (this “Assignment”) made as of the ___ day of

, 2010 by and between CMP PHILLIPS ASSOCIATES, LLC, a California limited liability company, and

MCC PHILLIPS, LLC, a Delaware limited liability company (collectively, “Assignor”), and ROIC PHILLIPS
RANCH, LLC, a Delaware limited liability company (“Assignee”).

WITNESSETH:

WHEREAS, Assignor and Assignee entered into that certain Purchase and Sale Agreement, dated
, 2010 (“Contract”) covering the Premises (as hereinafter defined); and

WHEREAS, Assignor has simultaneously herewith conveyed to the Assignee all of Assignor’s right, title and
interest in and to the premises commonly known as Phillips Ranch Shopping Center, and located at 4-16 Village Loop
Road, Pomona, California (the “Premises”), and in connection therewith, Assignor has agreed to assign to Assignee all
of Assignor’s right, title and interest in and to those leases described on the schedule attached as Exhibit “A” hereto and
the guaranties and other documents related thereto, if any (collectively, the “Leases”).

NOW, THEREFORE, in consideration of the sum of Ten Dollars ($10.00) and other good and valuable
consideration, the receipt and sufficiency of which is hereby acknowledged, the parties hereto hereby agree as follows:

1. Assignor hereby assigns unto Assignee, all of the right, title and interest of Assignor in and to the Leases,
TO HAVE AND TO HOLD the same unto Assignee, its successors and assigns from and after the date hereof, subject
to the terms, covenants and conditions of the Leases.

2. Assignee assumes the performance of all of the obligations of Assignor under the Leases to be performed
from and after the date hereof. Assignee agrees to indemnify, protect, defend and hold Assignor harmless from and
against any and all claims, demands, liabilities, losses, costs, damages or expenses including, without limitation,
reasonable attorneys’ fees and costs (collectively, “Claims”) arising out of or resulting from any breach or default by
Assignee in its obligations under the terms of the Leases first accruing from and after the date hereof, including,
without limitation, any breach or default by Assignee or failure by Assignee to comply with any applicable law from
and after the date hereof with respect to the security deposits under the Leases transferred to Assignee on the date
hereof.

3. Assignor hereby agrees to indemnify, protect, defend and hold Assignee harmless from and against any
and all Claims arising out of or resulting from any breach or default by Assignor in its obligations under the terms of
the Leases prior to the date hereof including, without limitation, any breach or default under the Leases or failure by
Assignor to comply with any applicable laws prior to the date hereof with respect to the security deposits under the
Leases




that are being transferred to Assignee on the date hereof; provided that any Claim against Assignor under the foregoing
indemnity shall be asserted in writing within one (1) year following the date hereof in a written notice by Assignee to
Assignor giving reasonable details of the Claim and if not asserted within such time, Assignor shall have no further
liability under the foregoing indemnity.

4. This Assignment shall be binding on and inure to the benefit of the parties hereto and their respective
successors, assigns and legal representatives.

5. This Assignment may be executed in separate counterparts, which, together, shall constitute one and the
same fully executed Assignment. The entities comprising Assignor shall be jointly and severally liable for the
obligations and liabilities of Assignor hereunder.

IN WITNESS WHEREOF, this Assignment has been duly executed as of the date first above written.
ASSIGNOR:

CMP PHILLIPS ASSOCIATES, LLC
a California limited liability company

By:

Name:
Title:

MCC PHILLIPS, LLC
a Delaware limited liability company

By:

Name:
Title:

ASSIGNEE:

ROIC PHILLIPS RANCH, LLC
a Delaware limited liability company

By:

Name: Stuart A. Tanz
Title: Chief Executive Officer




EXHIBIT "E"

TENANT NOTICE LETTER
, 2010

[Name]
[Company]
[Mailing Address]
[City, State, Zip]
Re: Lease dated (as amended, modified and supplemented from time to time, the

“Lease™) by and between (“Landlord”) and

- (“Tenant”) concerning the Demised Premises located in Phillips
Ranch Shopping Center, 12 Village Loop Road, Pomona, California (the “Shopping Center”)

Dear [ [:

Please be advised that, as of the date set forth above, the Shopping Center and Landlord’s interest in the Lease
were purchased by ROIC Phillips Ranch, LLC (“New Owner”). All security deposits, to the extent held by Landlord,
were transferred to New Owner. Landlord hereby irrevocably instructs and authorizes you to hereafter make all
payments, Rent and otherwise, payable to ROIC Phillips Ranch, LLC and deliver such payments to:

Retail Opportunity Investments Corp.
P.O. Box 100081
Pasadena, CA 91189-0081

For property management issues, and billing and collection issues, please contact Michael McCarthy at

G D S

For Notices and all other purposes under the Lease, the address for the landlord (“New Owner’s Address™) is:

Retail Opportunity Investments Corp.
3 Manhattanville Road, 2" Floor
Purchase, NY 10577
Attn: Rich Schoebel

Please revise your liability and property insurance coverages to have the New Owner listed as an additional
insured and loss payee, as applicable, and please provide a copy of such revised certificates of insurance promptly to
the New Owner at the New Owner Address.




The instructions set forth herein are irrevocable and are not subject to modification in any manner except that
New Owner and any successor landlord identified in writing by New Owner, may by written notice to you rescind or

revise the instructions contained herein.

Very truly yours,

CMP PHILLIPS ASSOCIATES, LLC
a California limited liability company

By:

Name:
Title:

MCC PHILLIPS, LLC
a Delaware limited liability company

By:

Name:
Title:




EXHIBIT "F"
BILL OF SALE

FOR GOOD AND VALUABLE CONSIDERATION, the receipt and sufficiency of which are hereby
acknowledged, CMP PHILLIPS ASSOCIATES, LLC, a California limited liability company and MCC PHILLIPS,
LLC, a Delaware limited liability company (collectively, “Seller”), does hereby sell, transfer and convey to ROIC
PHILLIPS RANCH, LLC, a Delaware limited liability company (“Purchaser”), all personal property owned by Seller
and used in connection with the operation of that certain real property more particularly described in Exhibit A attached
hereto (collectively, the “Personal Property”). Seller represents and warrants that it owns the Personal Property free
and clear of all liens and encumbrances.

PURCHASER ACKNOWLEDGES THAT SELLER IS SELLING AND PURCHASER IS PURCHASING
SUCH PERSONAL PROPERTY ON AN “AS IS WITH ALL FAULTS” BASIS AND THAT AND PURCHASER IS
NOT RELYING ON ANY REPRESENTATIONS OR WARRANTIES OF ANY KIND WHATSOEVER, EXPRESS
OR IMPLIED, FROM SELLER, ITS AGENTS, OR BROKERS AS TO ANY MATTERS CONCERNING SUCH
PERSONAL PROPERTY, EXCEPT AS SET FORTH ABOVE.

Dated: , 2010

CMP PHILLIPS ASSOCIATES, LLC
a California limited liability company

By:

Name:
Title:

MCC PHILLIPS, LLC
a Delaware limited liability company

By:

Name:
Title:




EXHIBIT "G"
ASSIGNMENT OF WARRANTIES, APPROVALS AND INTANGIBLES

ASSIGNMENT OF WARRANTIES, APPROVALS AND INTANGIBLES (this “Assignment”) made as of the

day of , 2010 by and between CMP PHILLIPS ASSOCIATES, LLC, a California limited liability

company, and MCC PHILLIPS, LLC, a Delaware limited liability company (collectively, “Assignor”), and ROIC
PHILLIPS RANCH, LLC, a Delaware limited liability company (“Assignee”).

WITNESSETH:

WHEREAS, Assignor has simultaneously herewith conveyed to the Assignee all of Assignor's right, title and
interest in and to the premises commonly known as Phillips Ranch Shopping Center, and located at 4-16 Village Loop
Road, Pomona, California (the “Premises), and in connection therewith, Assignor has agreed to assign to Assignee all
of Assignor’s right, title and interest in and to (i) any warranties and/or guaranties relating to the Premises to the extent
assignable including, without limitation, those warranties set forth on Exhibit A attached hereto (collectively,
“Warranties”), (ii) any governmental consents, authorizations, variances, waivers, licenses, approvals any permits
relating to the Premises to the extent assignable (collectively “Permits™), (iii) the trade name “Phillips Ranch Shopping
Center” or any variation thereof and all logos used in connection with the advertising and promotions of the Premises
and all telephone numbers and listings for the Premises (“Intangibles”), and (iv) all utility deposits, if any, with any
utility companies (“Deposits”).

NOW, THEREFORE, in consideration of the sum of Ten Dollars ($10.00) and other good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, the parties hereto hereby agree as
follows:

1. Assignor hereby assigns unto Assignee, all of the right, title and interest, if any, of Assignor in and to the
Warranties, Permits, Intangibles and Deposits;

TO HAVE AND TO HOLD the same unto Assignee, its successors and assigns from and after the date hereof.

2. This Assignment shall be binding on Assignor and its successors, assigns and legal representatives and
shall inure to the benefit of the Assignee and its successors, assigns and legal representatives.

3. This Assignment may be executed in separate counterparts, which, together, shall constitute one and the
same fully executed Assignment. The entities comprising Assignor shall be jointly and severally liable for the
obligations and liabilities of Assignor hereunder.




IN WITNESS WHEREQOF, this Assignment has been duly executed as of the date first above written.
ASSIGNOR:

CMP PHILLIPS ASSOCIATES, LLC
a California limited liability company

By:

Name:
Title:

MCC PHILLIPS, LLC
a Delaware limited liability company

By:

Name:
Title:




EXHIBIT "H"
ASSIGNMENT OF UNOCAL INDEMNITY AND LICENSE AGREEMENTS

ASSIGNMENT OF UNOCAL INDEMNITY AND LICENSE AGREEMENTS (this “Assignment”) made as
of the day of , 2010 by and between CMP PHILLIPS ASSOCIATES, LLC, a California limited
liability company, and MCC PHILLIPS, LLC, a Delaware limited liability company (collectively, “Assignor”), and
ROIC PHILLIPS RANCH, LLC, a Delaware limited liability company (“Assignee”).

WITNESSETH:

WHEREAS, Assignor has simultaneously herewith conveyed to the Assignee all of Assignor's right, title and
interest in and to the premises commonly known as Phillips Ranch Shopping Center, and located at 4-16 Village Loop
Road, Pomona, California (the “Premises”), and in connection therewith, Assignor has agreed to assign to Assignee (a)
all of Assignor’s right, title and interest in and to that certain Indemnity Agreement, dated as of October 27, 1992, by
Union Oil Company of California [d/b/a Unocal] (“Unocal”), as indemnitor, to Phillips Village Center, as indemnitee
(the “Unocal Indemnity”) and (b) all of Assignor’s right, title and interest in and to those certain license agreements
listed on Exhibit “A” attached hereto (“License Agreements”).

NOW, THEREFORE, in consideration of the sum of Ten Dollars ($10.00) and other good and valuable
consideration, the receipt and sufficiency of which is hereby acknowledged, the parties hereto hereby agree as follows:

1. Assignor hereby assigns unto Assignee, all of the right, title and interest, if any, of Assignor in and to the
Unocal Indemnity and the License Agreements;

TO HAVE AND TO HOLD the same unto Assignee, its successors and assigns from and after the date hereof.

2. This Assignment shall be binding on Assignor and its successors, assigns and legal representatives and
shall inure to the benefit of the Assignee and its successors, assigns and legal representatives.

3. This Assignment may be executed in separate counterparts, which, together, shall constitute one and the
same fully executed Assignment. The entities comprising Assignor shall be jointly and severally liable for the
obligations and liabilities of Assignor hereunder.




IN WITNESS WHEREQOF, this Assignment has been duly executed as of the date first above written.
ASSIGNOR:

CMP PHILLIPS ASSOCIATES, LLC
a California limited liability company

By:

Name:
Title:

MCC PHILLIPS, LLC
a Delaware limited liability company

By:

Name:
Title:




Exhibit “A”

License Agreement, dated February 1, 1994, between Ranch Center Properties and Union Oil Company of California
dba Unocal

License Agreement, dated April 26, 1999, between Phillips Village Associates, LP and Tosco Marketing Company
License Agreement, dated August 30, 1999, between F. J. Hanshaw and Tosco Marketing Company
License Agreement, dated October 19, 2007, between CMP Phillips Associates, LL.C and ConocoPhillips Company

Amendment to License Agreement, dated February 25, 2009, between CMP Phillips Associates, LL.C and
ConocoPhillips Company

Access Agreement Pursuant to License Agreement, dated January 25, 2010, among CMP Phillips Associates, LLC and
ConocoPhillips Company, and Delta Environmental Consultants, Inc.




EXHIBIT “H-1”

ESTOPPEL CERTIFICATE AND CONSENT

THIS ESTOPPEL CERTIFICATE AND CONSENT (“Estoppel”) is made as of the date set forth below by
CONOCOPHILLIPS COMPANY (“Conoco”).

RECITALS:
A. CMP Phillips Associates, LLC and MCC Phillips, LLC (collectively, “Seller”) own the real property commonly

known as Phillips Ranch Shopping Center, located at 4-16 Village Loop Road, Pomona, California (“Shopping
Center”).

B. Conoco leases a portion of the Shopping Center (“Leased Premises”) from Seller pursuant to that certain Ground
Lease, dated October 9, 1981, between Westmor Development Company, as landlord, and Union Oil Company of
California (“Unocal”), as tenant (as amended through the date hereof, the “Ground Lease”), which Leased
Premises are more particularly described in the Ground Lease.

C. Conoco is the indemnifying party pursuant to that certain Indemnity Agreement, dated October 27, 1992 (the
“Indemnity Agreement”), made by Unocal, the predecessor-in-interest to Conoco, in favor of Phillips Village
Center, a California limited partnership, a copy of which Indemnity Agreement is attached hereto as Exhibit A.

D. Seller is contemplating the sale of the Shopping Center to ROIC Phillips Ranch, LLC, a Delaware limited liability
company (“Buyer”).

E. In connection with its contemplated purchase of the Shopping Center, Buyer has requested that Conoco execute
this Estoppel.

NOW, THEREFORE, Conoco for itself and its successors and assigns hereby certifies to Buyer as follows:

1. Exhibit A hereto is a true, complete and correct copy of the Indemnity Agreement. There have been no
modifications, amendments or additions to the Indemnity Agreement, whether written or oral. The Indemnity
Agreement is in full force and effect and constitutes the valid and binding agreement of Conoco. None of the
obligations of Conoco under the Indemnity Agreement have been waived or terminated and Conoco has no claims
or offsets that would limit or affect the enforcement by Buyer of Conoco’s obligations under the Indemnity
Agreement.

2. Conoco hereby consents to the assignment, by Seller to Buyer, of the Indemnity Agreement, upon the sale of the
Shopping Center to Buyer. Conoco agrees that, upon Buyer’s acquisition of the Shopping Center (and the
assignment of the Indemnity Agreement by Seller to Buyer), Buyer shall (a) be deemed the indemnified party
under the Indemnity Agreement (as the successor to Phillips Village Center) and (b) enjoy all of the rights and
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benefits of the indemnified party under the Indemnity Agreement including the right to enforce the Indemnity
Agreement.

IN WITNESS WHEREOF, the undersigned, a duly authorized officer of Conoco, has caused this Estoppel to
be duly executed and delivered on behalf of Conoco this ___ day of January, 2010.

CONOCOPHILLIPS COMPANY

By:
Name:
Title:
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EXHIBIT A

INDEMNITY AGREEMENT
(See Attached)
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INDEMEITY ACREEMENT

Thiz Indemnity Agreement is made effective as af the date san
which the last party affixes its signature hereto by and between
Unicn 0il Company of california dba Unocal, a California
corporaticn (hereinafter "Unocal™) and Phillips Village Center, a
Callifornia Limited Partnership (hersinafter "owner™) .

WHEREAS, Owner currently owns property deseribed as Unecal
Service Station No. €734, lecated at 16 Village Loop Road, Pomana,
Califernia (hereinafter "Property”), and

WHEREAS, Unocal is and has been the Lessee of the Proparty,
under a Lease dated October 9, 1981, and

WHEREAS, taste indicate that the Proparty is contaminated by
patreleum hydrosarben caused by the activity of Unocal on the
Property; and

WHEREAS, Unocal will be remedisting the Property pursuant to
plane approved by the California Regional Water Quality Centrel
Board; and

HOW, THEREFORE, Unocal and Owner hereby premise and agqras as
fallows:

1, Unccal at ne cost to Owner, its successors i interest
and assigns, including their lenders and trust deed halders [all
together the "Indemnitees®), shall undertake, with due diligenca,
to remediate the petrolevs centaminstion located on the Property
to the level reguired by the govermmental agency with overszight

responsibility. Unocal shall defend, indemnify, and hold the
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¢ .

Indennities, and each of thew, free anéd harmless {including
attorney fees) frem all liability in commecticon with said petroleum
contamination and any and all aother damages o the Property, and
to the other property of the Indemnitees and other owners in thae
vicinity of the Property, caused by Unocal's activities on the
Property, at any time, including, but not limited to, during the
tarm of said Lease, dated October 9, 1981.

2. Unocal agress te obtain all necessary permits  and
approvals from such goverrmental agencies or departments. Owner
agreas that [t will provide Unocal with a1l reascsnable assistance
nacessary to enable Unocal to acguire such pernits and approvals,

3. Unocal agrees that the remediation will be performed in
8 gead and workmanlike manner in full compliance with all
fpplieabla  leecal, state, and federal laws, ord inances and
regulations,

4 Unccal agrees to leave Property in as clean, clear and
orderly condition as exiated Frior to Unccal's entry to affect the
remediation; to remove all equipment, =tructurss and facilities
emploved in connection with the remediation: to remove all debris
resulting from the remediation.

5, This Agreenent may be amended anly by a written document
signed by sach of the parties herecto.

G. Hotwithstanding the acceptance of the remediation werk
on the Property by the government agencies with responsikbility,
Unocal's indemnity as to all liability to Cwner, and its assigns

&nd successors in interest, for any such daméges caused by Urecal's
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activities on the Froperty, shall servive such acceptance.

7. Kothing contained hereip shall effect, limit or releass
Unocal from its obligations and covenants under said Lease af
Ostober 9, 1881,

a, The validity, meanirg and effect of this Agreement shall
be determined in accordance with the laws ef the State or
California.

9, EBach person executing this Agreement reprosents that the
axecution of this Agreement has been duly authorized by the party
on whose behalf the person is executing this Agreement and that
such person iz authorized ko axecute this Agreemant on behalf af
nuch party,

IN WITHESS WHEREOF, the partios have executad this hgreement
effactive as of the date lact executed.

Unooals UNKION OIL COMPANY OF CALIFORNEA,

dba UMOCAL, & California corporation
Refining and Marketing Division

. L]
Dated: Jﬂf-ﬂa!‘m_ By:
Scott ). Stevenson
HManzger Marketing Real Ectate
Cwner: FHILLIPS VILLAGE CENTER, a California

Limited Partnership,
By: Pical Properties, a California
limited partnership az Genaral
- ?Z-’" Partner
patea: =27 By: Pical, Inc.,

a California corporation,
a5 General Partner
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EXHIBIT “H-2”
ESTOPPEL CERTIFICATE AND CONSENT

THIS ESTOPPEL CERTIFICATE AND CONSENT (“Estoppel”) is made as of the date set forth below by
CONOCOPHILLIPS COMPANY (“Conoco”).

RECITALS:

A. CMP Phillips Associates, LLC and MCC Phillips, LLC (collectively, “Seller”) own the real property commonly
known as Phillips Ranch Shopping Center, located at 4-16 Village Loop Road, Pomona, California (“Shopping
Center”).

B. Conoco leases a portion of the Shopping Center (“Leased Premises”) from Seller pursuant to that certain Ground
Lease, dated October 9, 1981, between Westmor Development Company, as landlord, and Union Oil Company of
California (“Unocal”), as tenant (as amended through the date hereof, the “Ground L.ease”), which Leased
Premises are more particularly described in the Ground Lease.

C. Conoco is the indemnifying party pursuant to that certain Indemnity Agreement, dated October 27, 1992 (the
“Indemnity Agreement”), made by Unocal, the predecessor-in-interest to Conoco, in favor of Phillips Village
Center, a California limited partnership, a copy of which Indemnity Agreement is attached hereto as Exhibit A.

D. Conoco is the licensee under those certain License Agreements listed on Exhibit B hereto (the “License
Agreements”), which were executed to permit Conoco to access portions of the Shopping Center to perform certain
work described therein, in connection with Conoco’s obligations under the Indemnity Agreement.

E. Seller is contemplating the sale of the Shopping Center to ROIC Phillips Ranch, LLC, a Delaware limited liability
company (“Buyer”).

F. In connection with its contemplated purchase of the Shopping Center, Buyer has requested that Conoco execute
this Estoppel.

NOW, THEREFORE, Conoco for itself and its successors and assigns hereby certifies to Buyer as follows:

1. Exhibit B hereto is a true, complete and correct list of all agreements, whether oral or written (other than the
Ground Lease) relating to Conoco’s right to enter the Shopping Center for the purpose of certain environmental
remediation activities more particularly described therein. There have been no modifications, amendments or
additions to the License Agreements, whether written or oral. The License Agreements are in full force and effect
and constitute the valid and binding agreement of Conoco. None of the obligations on the part of Conoco under
the License Agreements have been waived or terminated and Conoco has no claims or offsets that would limit or
affect the enforcement by Buyer of Conoco’s obligations under the
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License Agreements. Conoco has not received any notice of a default under any of the License Agreements.

2. Conoco hereby consents to the assignment, by Seller to Buyer, of the License Agreements, upon the sale of the
Shopping Center to Buyer. Conoco agrees that, upon Buyer’s acquisition of the Shopping Center (and the
assignment of the License Agreements by Seller to Buyer), Buyer shall (a) be deemed the licensor under the
License Agreements and (b) enjoy all of the rights and benefits of the licensor under the License Agreements
including the right to enforce the License Agreements.

IN WITNESS WHEREQF, the undersigned, a duly authorized officer of Conoco, has caused this Estoppel to
be duly executed and delivered on behalf of Conoco this ___ day of January, 2010.

CONOCOPHILLIPS COMPANY

By:
Name:
Title:
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EXHIBIT A

INDEMNITY AGREEMENT
(See Attached)
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T ITY AG MENT

This Indemnity Agreement is made effective as of the date ah
which the last party affixes its signature hereto by and between
Union 0il Company of <alifornia dba Unscal, a Salifornia
corporaticn (hereinafter "Unccal®) and Phillips village Canter, a
falifernia Limited Partnership (hereinafter "owner™) .

WHEREAS, Owner currently awns property described as Unosesal
Gervice Statior Na. 6734, loeated at 16 Village Loop Road, Pomona,
California (hereinafter "Praperty"), and

WHEREAS, Unocal is and has been the Lesses of the Proparty,
under a Lease dated October 9, 1981, and

WHEREAS, teste indicate that she Froparty is contaminated by
petroloun hydrocarbon caused by tGhe activity of Unscal on the
Preparty: and

WHEREAS, Unoccal will be remediating the Froperty pursuant to
plane appreved by the California Regional Water Quality Contrel
Board: and

WOW, THEREFORE, Unocal and Gwner hereby premise and agree as
follows:

1, Unccal at ne cost te Owner, its successors in interest
and assigns, including thair lenders and krust deed helders [all
tegether the "Indemnitees"), shall undertake, with duas diligencs,
to remediate the petroleum contaminstion located sn the Droparty
to the level reguired by the governmental agancy with owversight

responsibility,  Unocal shell defend, indemnify, and hold the
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Indeanities, amd each of them, free and harmlese {including
attorney fees) frem all liability in connection with =aid petrolaum
contamination and any and all ather damages to the Property, and
to the other preperty of the Indemnitees and othar owners inm tha
vicinity of the Property, caused by Unocal's activities on the
Property, at any time, including, but not limited to, during the
tarm of said Lease, dated Dotober %, l981.

2. Unocal agrees to obtain all neces$ary permits and
approvals from such governmental agencies or departments. Cuwner
agrees that it will provide Unccal with all reassnable aseistance
nacessary te snable Unocal te acguire such permits and approvais,

3. Unocal agraes that tha romediation will be performed in
a4 good and workeanlike manmnar Ln  full compliance with al)l
applicable leocal, state, and federal laws, ordinances and
regulations.

4. Unceal agrees to leave Proparty in as clean, clear and
orderly condition as existed prior to Unccal's entry to affect the
remediation; te remove all eguipment, structurss and facilities
employed in connection with the remediation: to remowvs all debris
regulting frem the remediation.

5. This agreement may be amended cnly by a written decument
signed by sach of the parties hercto.

[ Hotwithstanding the acceptance of the remediarion werk
on the Preperty by the government agencies with responsibility,
Unocal 's indemnity as to all liahility to Owner, and itz azsigns

and successors in intersst, far any such damages caused by Unocal's
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activities on the Property, shall survive such aceceptance.

7. Kothing contained herein shall effect, limit or release
Unoeal from its obligations and covemants urder said Lease aof
October 9, 1081,

a, The validity, meaning and effect of this Agresment shall
be determined in accordance with the laws of the State of
California.

9, Each person executing this Agreement represents that the
execution of this Agreement hac basn duly authorized by the party
@n whose behalf the person is executing this Agreement and that
#uch person is authorized to exocuta this hgraemant on behalf of
such party.

INK WITHESS WHEREOF, the parties have executed this Agreemant
effective as of the date last executed.

Unocals UNION GIL COMPANY OF CALIFORMIA,

dba UNOCAL, & California corporation
Refining and Marketing Division

Dated: .’{:"-H'f?.i By _;—gm

Seott J. Stevenson
Mamager Marketing Real Estate

Dwner: FHILLIPS VILLAGE CENTER, a California
Limited Partneranip,
By: Pical Properties, a Califormia
limited partnership az General
- Partner
Dated: /‘9"2? ?:'f‘ By: Pical, Inc., .
a Califspnis corporation,
as Ganaral Partner

By .
E5 FES
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EXHIBIT B
License Agreement, dated October 19, 2007, between CMP Phillips Associates, LL.C and ConocoPhillips Company

Amendment to License Agreement, dated February 25, 2009, between CMP Phillips Associates, LL.C and
ConocoPhillips Company
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EXHIBIT "I"

[INTENTIONALLY OMITTED]




EXHIBIT “J-1”

ALLONGE TO GH NOTE

Allonge to Promissory Note Secured by Security Agreement, dated as of July 16, 2009, made by
Manisa, Inc., a California corporation, Jay J. Suh and Yahg Suk Ha, jointly and severally, in favor of MCC Phillips,
LLC, a Delaware limited liability company and CMP Phillips Associates, LLC, a California limited liability company,
in the original principal amount of $1,200,000.00.

ENDORSEMENT

Pay to the order of [Purchaser’s designee] ,a

Dated: , 2010

MCC PHILLIPS, LLC, a Delaware limited liability company

By:
Name:
Title:
CMP PHILLIPS ASSOCIATES, LLC, a California limited liability company
By:
Name:
Title:
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EXHIBIT “J-2”

ASSIGNMENT AND ASSUMPTION OF GH LOAN DOCUMENTS

ASSIGNMENT AND ASSUMPTION OF GH LOAN DOCUMENTS (this “Assignment”) made as of the

day of , 2010 by and between CMP PHILLIPS ASSOCIATES, LLC, a California limited liability

company, and MCC PHILLIPS, LLC, a Delaware limited liability company (collectively, “Assignor”), and ROIC
PHILLIPS RANCH, TRS, INC., a Delaware corporation (“Assignee”).

WITNESSETH:

WHEREAS, Reference is hereby made to that certain: (a) Promissory Note Secured by Security Agreement,
dated July 16, 2009, made by Manisa, Inc., Jay J. Suh and Yang Suk Ha (collectively, the “Borrower”), as borrower, in
favor of Assignor, as lender and (b) Security Agreement, dated July 16, 2009, among Borrower, as borrower, and CMP
Phillips Associates, LLC, as secured party (collectively, the “Loan Documents”).

WHEREAS Assignor and ROIC Phillips Ranch, LLC (“Purchaser”), an affiliate of Assignee, entered into that
certain Purchase and Sale Agreement, dated , 2010 (“Contract”) covering the Premises (as hereinafter
defined); and

WHEREAS, Assignor has simultaneously herewith conveyed to the Purchaser all of Assignor’s right, title and
interest in and to the premises commonly known as Phillips Ranch Shopping Center, and located at 4-16 Village Looop
Road, Pomona, California (the “Premises), and in connection therewith, Assignor has agreed to assign to Assignee all
of Assignor’s right, title and interest in and to the Loan Documents.

NOW, THEREFORE, in consideration of the sum of Ten Dollars ($10.00) and other good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, the parties hereto hereby agree as
follows:

1. Assignor hereby assigns unto Assignee, all of the right, title and interest of Assignor in and to the Loan
Documents, TO HAVE AND TO HOLD the same unto Assignee, its successors and assigns from and after the date
hereof, subject to the terms, covenants and conditions of the Loan Documents.

2. Assignee assumes the performance of all of the obligations of Assignor under the Loan Documents to be
performed from and after the date hereof. Assignee agrees to indemnify, protect, defend and hold Assignor harmless
from and against any and all claims, demands, liabilities, losses, costs, damages or expenses including, without
limitation, reasonable attorneys’ fees and costs (collectively, “Claims”) arising out of or resulting from any breach or
default by Assignee in its obligations under the terms of the Loan Documents first accruing from and after the date
hereof.

3. Assignor hereby agrees to indemnify, protect, defend and hold Assignee harmless from and against any
and all Claims arising out of or resulting from any breach or default by
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Assignor in its obligations under the terms of the Loan Documents prior to the date hereof (except for Claims arising
out of the “Unfunded Requests” [as defined in Section 8.1.27 of the Contract]), including, without limitation, any
breach or default under the Loan Documents; provided that any Claim against Assignor under the foregoing indemnity
shall be asserted in writing within one (1) year following the date hereof in a written notice by Assignee to Assignor
giving reasonable details of the Claim and if not asserted within such time, Assignor shall have no further liability
under the foregoing indemnity.

4. This Assignment shall be binding on and inure to the benefit of the parties hereto and their respective
successors, assigns and legal representatives.

5. This Assignment may be executed in separate counterparts, which, together, shall constitute one and the
same fully executed Assignment. The entities comprising Assignor shall be jointly and severally liable for the
obligations and liabilities of Assignor hereunder.

IN WITNESS WHEREOF, this Assignment has been duly executed as of the date first above written.
ASSIGNOR:

CMP PHILLIPS ASSOCIATES, LLC
a California limited liability company

By:

Name:
Title:

MCC PHILLIPS, LLC
a Delaware limited liability company

By:

Name:
Title:

ASSIGNEE:

ROIC PHILLIPS RANCH TRS, INC.
a Delaware corporation
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By:

Name:
Title:
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EXHIBIT “K”

ASSIGNMENT AND ASSUMPTION OF CONTRACTS

ASSIGNMENT AND ASSUMPTION OF CONTRACTS (this “Assignment”) made as of the ____ day of

, 2010 by and between CMP PHILLIPS ASSOCIATES, LLC, a California limited liability company, and

MCC PHILLIPS, LLC, a Delaware limited liability company (collectively, “Assignor”), and ROIC PHILLIPS
RANCH, LLC, a Delaware limited liability company (“Assignee”).

WITNESSETH:

WHEREAS, Assignor has simultaneously herewith conveyed to the Assignee all of Assignor’s right, title and
interest in and to the premises located as set forth on Exhibit “A” attached hereto, and in connection therewith,
Assignor has agreed to assign to Assignee all of Assignor’s right, title and interest in and to the agreements, instruments
and understandings listed on Exhibit “B” annexed hereto (“Contracts”).

NOW, THEREFORE, in consideration of the sum of Ten Dollars ($10.00) and other good and valuable
consideration, the receipt and sufficiency of which is hereby acknowledged, the parties hereto hereby agree as follows:

1. Assignor hereby assigns unto Assignee, all of the right, title and interest, if any, of Assignor in and to the
Contracts, TO HAVE AND TO HOLD the same unto Assignee, its successors and assigns from and after the date
hereof.

2. Assignee assumes the performance of all of the obligations of Assignor under the Contracts to be
performed from and after the date hereof.

3. Assignor agrees to indemnify, protect, defend and hold Assignee harmless from and against any and all
claims, demands, liabilities, losses, costs, damages or expenses including, without limitation, reasonable attorneys’ fees
and costs (collectively, “Claims”) arising out of or resulting from a breach or default by Assignor in its obligations
under the terms of the Contracts prior to the date hereof; provided that any Claim against Assignor under the foregoing
indemnity shall be asserted in writing within one (1) year following the date hereof in a written notice by Assignee to
Assignor giving reasonable details of the Claim and if not asserted within such time, Assignor shall have no further
liability under the foregoing indemnity.

4.  Assignee agrees to indemnity, protect, defend and hold Assignor harmless from and against any and all
Claims arising out of or resulting from a breach or default by Assignee in its obligations under the terms of the
Contracts first accruing from and after the date hereof.

5. This Assignment shall be binding upon and shall inure to the benefit of Assignor and Assignee and their
respective successors, assigns and legal representatives.
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6. This Assignment may be executed in separate counterparts, which, together, shall constitute one and the
same fully executed Assignment. The entities comprising Assignor shall be jointly and severally liable for the
obligations and liabilities of Assignor hereunder.




IN WITNESS WHEREQOF, this Assignment has been duly executed as of the date first above written.
ASSIGNOR:

CMP PHILLIPS ASSOCIATES, LLC
a California limited liability company

By:

Name:
Title:

MCC PHILLIPS, LLC
a Delaware limited liability company

By:

Name:
Title:

ASSIGNEE:

ROIC PHILLIPS RANCH, LLC
a Delaware limited liability company

By:

Name: Stuart A. Tanz
Title: Chief Executive Officer
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EXHIBIT “L”

VENDOR NOTICE LETTER
) 20_
[Name]
[Company]
[Mailing Address]
[City, State, Zip]
Re: Contract dated (as amended, the “Contract”) by and between
(“Vendor”) and relating to Phillips Ranch Shopping Center, 12

Village Loop Road, Pomona, California (the “Shopping Center”)
Dear [ ]:
Please be advised that, as of the date set forth above, the Shopping Center was purchased by ROIC Phillips

Ranch, LLC (“New Owner”), and Vendor’s interest in the Contract was assigned to New Owner. Hereafter, all invoices
and correspondence should be sent to:

Attn: Michael McCarthy
Telephone:

If you have any questions, please contact Michael McCarthy at:

Telephone: (__)__ -
Telecopier: (__)___ -

Very truly yours,

CMP PHILLIPS ASSOCIATES, LLC
a California limited liability company

By:

Name:
Title:

MCC PHILLIPS, LLC
a Delaware limited liability company
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By:

Name:
Title:




EXHIBIT “M”

OWNER'’S AFFIDAVIT AND GAP INDEMNITY

[see attached pages]




First American Title Insurance Company

Commercial Owner's Affidavit

STATE OF }

e

COUNTY OF

The ynderdgred affiant frct baing dely swom, 0eposes and says:

PARCEL 1:

PARCELS 2 THROUGH 11 TNCLUSIVE, AND 13 THROUGH 16 INCLUSIVE, TN THE CTTY OF
POMONA, AS SHOWN ON PARCEL MAF ND. 13516, AS PER MAP FILED I BOOK 145 PAGES 12
AND 13 OF PARCEL MAPS, IN THE DFFICE OF THE COUNTY RECORDER OF SATD COUNTY.

PARCEL 2:

A NON-EXCLUSTVE EASEMENT FOR THE PURPOSE OF VEHICULAR AND FECESTRIAN [NGRESS
AND EGRESS AMD FOR THE PURPOSE DF VEHICULAR PARKING IN THE PARKING SPACES
AVAILABLE AS SET FORTH 1M THE DOCUMENT ENTITLED "RECIPROCAL EASEMENT ARD
DPERATING AGREEMENT DECLARATION OF COYENANTS, CONGITIONS AHD RESTRICTIONS
RECORDED MAY ©, 1997 AS INSTRUMENT RO, 97-202755, OVER, LOT 12 OF PARCEL MAP WO,
13516, N THE CITY OF POMONA, AS PER MAP FILED 1N BOOK 145 PAGES 12 AND §3 OF
FARCEL MAPS, TN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY,

That there have been no monstrsction, epaiTs, aterations, Mnprovements made, ordered or wrtreded (o
be made on of 1o the Property, nor materials orderad within the iast & monthg (or 4 months afier
completion of work) miich harve not been paid for, nor e thene any ftures arached to the Property
which have not been peid for i full; and there are no outstanding or disputed claima for exry such wirk
o Ttam, micegt: Hone

That tre work of improvement, if anvy:
[ 1 Steredon

{ ] Wescompleted on
{1 Wil be comgeted on

That thers has been no WOtk dong, Nor ROBCe received thal work is I be oone by The murkcipatity (ciy,
borough, o bownship), or ot its direction, including but nof Bmited te e nstaiation of water Of sewer

e, of Tor Fmorevesents such as paving or nepaving of streets o alieys, or the skafiation of curbs o

sitgenalks

That there are 00 unvacordod Yeases or agreemants affecting the Property, and thare s RO ohe
i possesson of Or That has access (o the Property, other them; (enter /A I such |5 trug)

Fuge j ol 3
S TARTTO0S MR- A LA




Dete: December 08, 2008 Owwer's Afdeil - continued File ho.: NCS-4108%1-
LA2 (ja)

the undersgned

tenanis based on montivin month rentz] agreements

tessees based on ealsting leases, copees of which are sttached hereto

affiantis) plaase remamber o aiach copes of

leases based on existing leases shown on attached rent roll

— ey g —
:S.."_."_.-_l_l

Tﬂmotmutmriqﬂu Fiest refusal or options o purchase 2 or aimy part of the Property excapt:
ne.

(enter "none” or HiA i such b trus)

Thal tharg 270 10 Lnpald real 51208 s or assestments exept 35 Shown On TR cument ta roll, That
the undersigned has not received any supplemental b bl which is unpaid.

That no actions in bankrupicy heve meﬁmhmmamanﬁm
othir oot of competent unsdaciion.

That there are no matters pendng agawrst the Afiant Tt coulg gve rise o @ ben that would atmdh 1o
he property between the most recent, effective cate of the ote commitment and the recondng of the

interest o be insured, and mat the Affont has not and will not ececute sy Instrument thal woulkd
aclversaly aftect the Gle or interest tn be wsured,

mmmwummmummmwmwm
of any misTepresentaton andfor untrue sttements made heren and indemnify and hold harmiess FIRST
AMERICAN TITLE THSURANCE COMPANY agams! liatdiby oocesoned by reason of nelionos upon the
statmenents made heren,

Thvare are 0 koW vickaonrs nof Rave we NCENRO iy Robces of voigDONS i the Covenants, Conaitions
il Restricions isled 0 e above commEmant of Commamentiprhmnaly nepor.

CMP Phillips

Associates, LLC,

51% intarest and

MICC Philips, LLC

49%insterest




STATE OF J—

COUNTY OF 1]

on Ipelore me, Moty
Prbiic, personagy wihey

appesred .
proved t me on the basis of satrdbctony vidence 1o be the person(s) whose (s} e subscribed
1o the within instrumenl and acknowiedged 1o me that hefsho/they evecuted Bhe same in hiafhefthes
suthorized capactylie=), and that by his/mer/ther agnalure(s) on the instrument the peron(s), o e
ety wipon Detall of which the person(s) acied, execsied T srsLremend

1 cortify under PENALTY OF PERJURY under the laws of the Stale of Caltorni that the lorsgong
paragraph 5 moe and correct.

WITRESS oy hand and officd sosl

St

Py Comymisso Thes arew for GO nofarsal sl

[ - L ——

WLy -4

R Phane

Hotary Repetiston Counwy of Prwcpl Pasce of
STATE OF 55
COUNTY OF ]
On » Dl me, ey
Pubhc, persanally ed WO

prosied B ME on the basia of sahslactory ewdence to be the persony) whose name(s) ivane subsoibed
b the within instrument sk acknowiedged to me tat he/shefthey exerted the same n hig/her/ther
suthorized capacity(les), and thel by his/Ter/ther sgnature(s) on the Instrument the persan(s), or the
ety upon beholl of which the person(s) acted, eveamad (he nstrument.

| gartty under PENALTY OF FERJURY undes the laws of thi: State of Califormks that the feregeing
persoraph i tee bl corredt.

WITHESS my nand and offioal seal

FonataT

My Commesion s arv for offfoel notans] soid
3 T —

Wty Rty

i) ; iz

Hoday Repaivation oty ¢1 Prinopol Pace of

-1V = g1 H———
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HOLD HARMLESS “GAP" INDEMNITY

Re: Titie Order No.<>

Whereas FIRST AMERICAN TITLE INSURANCE COMPANY, lhe “Company’ has been

requesied 10 Issue its owneralioan policy or policies of title insurance referencad above in the amount (s)
set forth in the respactive commitments in favor of <>, the Insured;

AND WHEREAS the Company s unwilling to issue said policy or policies untll the closing
Inatrumentis) under which the insured acquires an interest in sald real property Is/are filed for record in
the appropriste recording office(s),;

AND WHEREAS the parties In the transaction have requested the Company to provide a so-
called "New York Style Closing” which provides for the unconditona delvery of the closing mstrument{s)
betwesn the parties and the passing of consideration thersfore.

NOW THEREFORE A is agreed that in consideration of the Company Issuing its policy or policies
without making exceplion therein of matters which may arise betwesn lhe most recent effective dale of
the title commitment (the last dale upon which the search of litle is effactive) and Lhe date the documents
creating the interest being insured have been fled for record and which matters may constitula an
gncumbrance on or gffect saikd litke, e undersigned oagrees Lo prompty defend, remove, bond or
otherwise dispose of any encumbrance, lien or objechonable matter Lo title (collectvely, "objection(s) to
fitie”) which may arise or be filed, as the case may be, againsl he caplioned premises during the period
of time between the mosl recent effectve dale of the commitment and date of recording of all closing
nstruments, end (o hoid harmless and indemnity Iha Company egainst sll expenses, costs and

reasonable sttormeys feas which may arise out of its failure 1o so remove, bond of otherwise dispose of
any sad objection]s) to lile.

Dated this <> day of <>, 20<>,
INDEMNITOR

CMP_Phillips Associates, LLC

L

MCC Phillips, LLC

STATE OF CALIFORNIA }
COUNTY OF 165

On § before me . notary public
. personally appeared
, personally known to me (Or proved to me on the basis of salisfactory evidence) to be the personis)
whose name(s) is/are subscribad 10 the within instrument and acknowledged 1o me that hefshelthey
execuled the same in hisfhorftheir authorized capacity(ies), and that by his/hentheir signatureis) on the
instrument the person(s) or the entily upon benalf of which the person(s) acied, execuled the instrument.

WITNESS my hand snd official sesl.

Signeture

GAP INTEM doc




EXHIBIT “N”

MANAGEMENT SERVICES AGREEMENT

This Management Services Agreement (this “Agreement”) is dated as of , 2010 by and between
ROIC Phillips Ranch, LLC, a Delaware limited liability company (“Owner”), and MCC Realty Management, Inc., a
California corporation, (“Manager”).

1) APPOINTMENT AND TERM:

a) Appointment. Owner appoints Manager to perform certain services (“Management Services”) relating to
the management, operation and maintenance of Phillips Ranch Shopping Center, located at 4-16 Village
Loop Road, Pomona, California (the “Project”). It is understood and agreed that Manager (and its principal,
Michael McCarthy) will regularly be in attendance on-site at the Project as reasonably required to perform
the Management Services.

b) Term. Subject to the following sentence, this Agreement is for a term of one year commencing on the date
hereof and ending on the first anniversary of the date hereof (the “Term”) or until the Owner sells the
Project, whichever occurs first. Either party may terminate this Agreement without cause by giving thirty
(30) days prior written notice of termination to the other party at any time, whereupon this Agreement shall
be deemed terminated and of no further force and effect as of the termination date.

c) Independent Contractor. Owner employs Manager as an independent contractor to provide the
Management Services for the Project. Manager’s authority to act on behalf of Owner is strictly limited to
those functions expressly set forth herein. Manager warrants that it has all requisite licenses and other
approvals required by law to carry out its duties hereunder. Manager shall provide Owner with copies of all
requisite licenses upon request.

2) MANAGER’S DUTIES:

a) Management Services.

i) Manager shall assist Owner in managing, operating and maintaining the Project in a good, proper and
efficient manner as a first quality retail neighborhood shopping center. Without limiting the
foregoing, the Management Services shall include the following:

(1) Arrange for the provision of utilities, cleaning, repair and maintenance services required to be
furnished by Owner, including identifying service vendors and other contractors and suppliers
and negotiating pricing and contract terms to be submitted to Owner for its approval;
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ii)
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iv)
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Day to day administration of Project’s leases including arranging for and supervising any
maintenance and repairs and any improvement work to be performed by the landlord;

Regular and consistent inspections of the Project, including, without limitation, direct
observation and inspection of all repairs, decorations and alterations during the progress thereof,
and final inspection of completed work;

Coordination and supervision of contracted services including maintenance and repairs, and field
tenant service calls and handle tenant relations;

Accounts payable coordination, including approval of all utility, maintenance, repair, service
vendor and contractor/supplier invoices and forwarding same to Owner for payment;

Assist Owner in leasing efforts and, if Owner approves in writing a particular space lease at the
Project, in form and substance, then Manager may sign such lease as agent for Owner;

24/7 emergency response including providing Owner and the tenants with a telephone number to
contact Manager 24/7;

Assist Owner as needed for annual asset management plans, budgets, etc., and

Manager shall submit a monthly management report and summary of activity, in form acceptable
to Owner, no later than ten (10) days after the end of each month. In addition, Manager shall
furnish such reasonable information as may be reasonably requested by Owner from time to time
with respect to the physical condition and operations of the Project in form reasonably acceptable
to Owner.

Solicit service and other agreements as necessary to provide for maintenance, repairs and operation of
the Project;

Advise Owner, to Manager’s knowledge, of compliance obligations with respect to all applicable
laws, ordinances, and regulations relating to the Project and provisions of all mortgages and ground
leases affecting the Project; and any reciprocal easement agreement or restrictive covenants or other
recorded instruments affecting the Project;

Promptly notify Owner of any matter that Manager reasonably believes would have a material
adverse effect on the Project, including but not limited to any actual or projected default by a tenant
of the Project or any information indicating that a tenant plans to vacate and/or close its store;

v) Assist Owner in placing and maintaining insurance coverage for the Project; and

N-2




b)

)

vi) After Owner’s approval of the Operating Budget (as hereinafter defined) or Capital Budget (as
hereinafter defined), assist Owner in implementing the same and make arrangements to carry out the
services, functions and obligations therein expressly provided for subject to Owner’s approval.
Manager shall not incur any obligation or expend any sum including, without limitation, for repairs,
improvements, alterations or construction unless (1) expressly consented to by Owner in writing, or
(2) in the reasonable judgment of Manager such expenditure is necessary because of an imminent or
actual emergency situation with regard to the Project, involving either damage to property or
potential personal injury, and Manager shall promptly notify Owner following such occurrence and of
the action taken with regard thereto.

Budgetary Process. With regard to budgetary matters and Project expenditures, Manager agrees to, at the
request of the Owner, prepare and submit to Owner for annual approval a budget for the Project for (1) day-
to-day operations and maintenance (the “Operating Budget”) and (2) any necessary capital expenditures
relative to the repair, maintenance, or improvement of the Project (the “Capital Budget”). All budgets shall
be in the form designated by Owner from time to time and shall be prepared and submitted for approval on a
schedule designated by Owner.

Related Party Service. If any service provided with respect to the Project is to be provided by a party
affiliated with Manager, Manager shall notify Owner thereof prior to recommending such service provider
(specifying in such notice all fees and compensation, direct or indirect, payable in connection therewith) and
shall submit the same to a competitive bidding process or otherwise obtain Owner’s express approval before
recommending such service provider. Manager shall identify and recommend independent contractors,
accountants, attorneys, architects, engineers and other persons to perform services for the benefit of Owner
and the Project, (“Service Providers”) provided that the same shall be provided for in the Operating Budget
or Capital Budget, as applicable, approved by Owner. All contracts with Service Providers shall be executed
by Owner unless Owner has given Manager express written authority to execute any contract on behalf of
Owner.

3) COMPENSATION

a)

b)

Management Fee. For management services hereunder, Manager shall be paid a monthly fee equal to one-
third (1/3) of all management fees actually received by Owner pursuant to the Project leases, which fees
shall be equitably prorated for any partial month during the term (the “Management Fee”). The applicable
monthly Management Fee shall be paid to Manager within thirty (30) days following Owner’s receipt of
monthly payments from the tenants in respect of management fees owing pursuant to the Project leases.

Reimbursement of Expenses. To the extent Owner expressly authorized Manager in writing to pay any

expense item(s) with respect to the Project or to the extent Manager incurred such expenditures pursuant to
clause (2) of Section 2(a)(vi) (as applicable,
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“Approved Manager Expenditures”) and Manager paid such item(s) out of its funds, Manager shall be
reimbursed for such approved expenditures incurred by Manager. Owner shall reimburse Manager for
Approved Manger Expenditures incurred by Manager within thirty (30) days of receipt of an invoice
therefor accompanied by reasonable supporting documentation.

4) INSURANCE AND INDEMNITY

a)

b)

)

Insurance. Manager shall require that any Service Provider performing work at the Project shall obtain and
maintain insurance satisfactory to Owner and all mortgagees of the Project, against liability for injury to
persons and property arising out of all such contractors’ operations and the use of owned, non-owned or
equipment in the pursuit of all such operations (which liability insurance shall name Owner as an additional
insured party). Manager shall timely obtain and deliver to Owner certificates evidencing the required
insurance. Manager shall be entitled to rely upon the terms of any contract signed by Owner with a Service
Provider to determine what insurance coverages such Service Provider shall maintain in satisfaction of this
Section 4(a).

Indemnity. Owner shall indemnify Manager against all claims, demands, or legal proceedings (including
costs, expenses, and reasonable attorney’s fees incurred in connection with the defense of any such matter)
that are brought against Manager arising out of the operation of the Project, except with respect to claims
arising out of matters outside the scope of Manager’s authority under this Agreement, or due to Manager’s
breach of this Agreement, gross negligence, or willful misconduct. Owner shall have the sole and exclusive
right to conduct the defense of any such claim, demand or legal proceeding. Manager shall indemnify
Owner from all claims, demands, or legal proceedings (including costs, expenses, and reasonable attorney’s
fees incurred in connection with the defense of any such matter) due to the gross negligence or willful
misconduct of Manager, or arising out of any action taken by Manager outside the scope of this Agreement
or in breach of this Agreement.

Limits of Liability. There shall be no liability on the part of any partner, member, shareholder or employee
of Owner for any obligations, liabilities, indebtedness or damages arising out of or accruing under this
Agreement and the terms hereof, it being understood that Manager’s recourse shall be limited to claims,
actions and suits against the Owner as an entity and the assets of Owner, without the right of contribution.

5) DEFAULT AND REMEDIES

a)

If either party defaults in performance of any of its obligations hereunder, which default continues for a
period of ten (10) days after written notice thereof (or such longer period if such default shall not be
reasonably susceptible to cure within such 10-day period, provided, however, the defaulting party shall be
diligently and continuously prosecuting such cure), then the non-defaulting party, in addition to pursuing all
other rights, remedies and recourses available at law, may terminate this Agreement by written notice to the
other party. Enforcement of the provisions of this Section 5 shall not
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diminish Manager’s obligations under Section 6. Notwithstanding anything herein to the contrary, in the event
of any failure by Owner to make any payment in violation of this Agreement or to fund any budget item
approved by Owner, to the extent such payment or funding is necessary for the fulfillment of an obligation
of Manager hereunder, Manager shall not be deemed to be in default of such obligation as a result of such
failure by Owner.

6) DUTIES UPON TERMINATION OR EXPIRATION

a)

b)

Manager’s Duties. Manager shall be available, without cost, for a period not less than thirty (30) days
following termination or expiration to consult with Owner concerning operation of the Project.

Effect of Termination or Expiration. Upon the termination or expiration of this Agreement in accordance
with its terms and conditions, Manager shall immediately: (i) deliver to Owner all materials, equipment,
tools and supplies, keys, contracts, documents, accountings, papers and records pertaining to the Project or
to this Agreement; (ii) assign to Owner any contracts and agreements relating to the operation and
maintenance of the Project which were made in Manager’s name as Owner shall require, provided that
Owner shall agree to assume all liability hereunder first accruing after the termination of this Agreement;
and (iii) furnish such information and take such action as shall be reasonably required by Owner to
effectuate an orderly and systematic termination of Manager’s duties and activities hereunder.

7) MISCELLANEOUS PROVISIONS

a)

b)

)

d)

Notices. All notices given hereunder shall be made in writing and given to the addressee at the address
specified on the signature pages hereof. Notices may be given by certified mail, return receipt requested or
via a national over-night delivery service which includes delivery confirmation. Notices shall be effective
upon receipt at the address of the addressee with confirmed receipt.

Assignment. Notwithstanding any other provision of this Agreement, Manager shall not be permitted to
assign all of its right, title and interest in and to this Agreement to any other person or entity unless approved
in writing in advance by Owner (in its sole discretion).

Governing Law. This Agreement shall be governed and construed in accordance with the laws of the State
of California.

Entireties, Beneficiaries. This Agreement represents the entire Agreement between Owner and Manager
with regard to management of the Project and all prior agreements are superseded hereby. This Agreement is
for the sole benefit of Owner and Manager and no other party is benefited hereby. This Agreement shall be
binding upon and shall inure to the benefit of Owner and Manager and their respective successors and
assigns subject to the restriction or assignment by Manager set forth in Subparagraph 7(b) above.
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e)

f)

g)

h)

i)

Severability. Whenever possible, each provision of this Agreement shall be interpreted in such manner as to
be effective and valid under applicable law, but if any provision of this Agreement shall be unenforceable or
invalid under applicable law, such provision shall be ineffective only to the extent of such unenforceability
or invalidity, and the remaining provisions of this Agreement shall continue to be binding and in full force
and effect.

Modifications. Waiver. No change, amendment or modification of this Agreement shall be valid unless the
same shall be in writing and signed by each of the parties. No waiver of any provision of this Agreement
shall be valid unless in writing and signed by the party to be charged.

Counterparts. This Agreement may be executed in any number of counterparts, each of which shall be
deemed to be an original and all of which when taken together shall be deemed to constitute a single
instrument.

Time of Essence. Time is of the essence in this Agreement and every provision hereof.

Subordination. Manager hereby acknowledges and agrees that any and all obligations, expenses and
indebtedness owing to the Manager pursuant to this Agreement (the “Junior Liabilities”) and any and all
existing liens or future rights to liens of the Manager or anyone claiming by, through or under the Manager
which arise from the Junior Liabilities shall be subordinated to the indebtedness, liabilities and obligations,
of any type or nature, of the Borrower to any lender(s) with respect to the Project.

MANAGER:

MCC Realty Management, Inc.,
a California corporation

By:

Its:

Address:

9595 Wilshire Boulevard, Suite 214
Beverly Hills, CA 90212
Attn: Michael D. McCarthy

OWNER:

ROIC Phillips Ranch, LLC,
a Delaware Limited Liability Company

Name: John B. Roche
Title: CFO

Address:
3 Manhattanville Road

Purchase, New York 10577
Attn: Richard Schoebel
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EXHIBIT “O”
NON-EXCLUSIVE LEASING AGREEMENT

THIS NON-EXCLUSIVE LEASING AGREEMENT, made this ___ day of , 2010 between ROIC
Phillips Ranch, LLC, a Delaware limited liability company, having an office c¢/o Retail Opportunity Investments Corp.,
3 Manhattanville Road, Purchase, New York 10577, (hereinafter referred to as “Owner”) and MCC Realty
Management, Inc., a California corporation, having an office at 9595 Wilshire Boulevard, Suite 214, Beverly Hills,
California 90212 (hereinafter referred to as “Agent”).

WITNESSETH:

WHEREAS, Owner is the owner of the Phillips Ranch Shopping Center, 4-16 Village Loop Drive, Pomona,
California (“Property™);

WHEREAS, Owner desires to employ Agent as a non-exclusive agent with respect to the leasing of the
Property on the terms and conditions hereinafter set forth; and

WHEREAS, Agent desires to be a non-exclusive agent for leasing the Property upon the terms and conditions
hereinafter set forth.

NOW, THEREFORE, in consideration of the premises and the sum of One and no/100 ($1.00) Dollar and
other good and valuable consideration, it is mutually agreed between the parties as follows:

1. Appointment and Duties.

(@) The Owner hereby appoints Agent as a non-exclusive agent to lease the Property. Agent
acknowledges and agrees that Owner may enter into leasing or brokerage agreements with other brokers for the leasing
of the Property (“Other Agents”) and no commission or other compensation shall be owing to Agent in connection with
any leases procured by any other Agents.

(b) The Agent hereby accepts such appointment and agrees to use its good faith efforts to lease the
Property on terms and conditions promulgated by Owner from time to time and approved by Owner.

(c) All advertising by Agent of the availability of the Property shall be approved in writing in
advance by Owner and paid by Owner. The design and location of all signs shall be subject to Owner’s approval and
shall be paid by Owner.

2.  Terms.

(a) Subject to the following sentence, the term (“Term”) of this Agreement shall be for a period of
1 (year) commencing on the date hereof. Either party may terminate this Agreement without cause by giving thirty
(30) days prior written notice of termination to the other party at any time, whereupon this Agreement shall be deemed
terminated and of no further
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force and effect as of the termination date (except as otherwise expressly provided in Section 2(b) hereof).

(b) Upon the expiration of this Agreement (“Expiration), Owner shall remain liable to pay Agent
any Commissions (as hereinafter defined) previously earned by Agent, as and when such Commissions shall become
due and payable pursuant to the terms of this Agreement. Within ten (10) business days following the Expiration,
Agent shall deliver to Owner a list of all potential tenants who have submitted signed letters of intent to lease space in
the Property (“LOIs”) for which Agent (or Agent with an approved Co-Agent pursuant to Section 4 hereof) is the sole
procuring broker, each of which LOI shall include the names of the potential tenants (or their principals), the proposed
space to be leased, the proposed material lease terms including, without limitation, the term of the proposed lease, the
price per rentable square foot to be paid by the proposed tenant, any rent concessions, allowances and/or free or
reduced rent to be given the proposed tenant, an abbreviated description of any landlord’s work to be performed, and
the name of any Co-Agent (as hereinafter defined) involved in the proposed transaction. Upon Owner’s verification of
the information contained in the LOIs, Owner shall, in the event a lease is signed with the tenant listed on a particular
LOI within six (6) months following the Expiration, pay to Agent all Commissions payable on account of such lease as
and when such Commissions are payable in accordance with the terms of this Agreement.

The LOIs shall be conclusive upon the Agent as to those tenants for which a Commission may be due
from Owner and Agent hereby waives any right to receive a Commission on account of a lease subsequently executed
by Owner with a tenant not listed on any LOI, or to receive any Commission on account of any lease subsequently
executed by Owner in the event Agent fails to deliver the LOIs to Owner within ten (10) business days of the
Expiration.

3. Compensation.

(@) Owner agrees to pay Agent and Agent hereby agrees to accept as full and complete
compensation with respect to any lease of space in the Property during the Term a commission calculated in accordance
with the commission rates set forth in Exhibit “A” annexed hereto and made a part hereof and shall be payable as set
forth on Exhibit A hereto.

(b) Any Commission due to Agent shall be payable upon the terms set forth in Exhibit “A” hereto.

(c) Notwithstanding anything to the contrary herein contained, no Commission shall be due or
owing to Agent in the event that the commencement date does not occur due to a default of the tenant thereunder or a
failure by such tenant to meet any conditions contained in the applicable lease.

4. Co-Agents.

Agent may engage other real estate brokers or salespersons (“Co-Agents”) in connection with the
leasing of space in the Property. No Co-Agent shall be used, employed or otherwise retained unless such Co-Agent is
reasonably approved by Owner and such Co-Agent first executes a brokerage letter agreement reasonably satisfactory
to Owner (the “Co-Agent




Letter Agreement”), whereby such Co-Agent shall agree that Agent shall be solely responsible for any and all payments
to such Co-Agent. Provided that Green Light Consulting Group Inc. shall deliver to Owner a Co-Agent Letter
Agreement, Owner shall approve Green Light Consulting Group Inc. as a Co-Agent. In all events, Agent shall be
solely responsible for any and all payments to any Co-Agent, except, that, in the event Owner has failed to timely pay
to Agent any commission sums due from Owner to Agent under this Agreement, Co-Agent may make a claim against
Owner for an amount not exceeding such commission.

5. Execution of Leases.

All proposed leases to be executed in connection with the Property shall be prepared by Owner’s
counsel and shall be executed by Owner. Owner may reject any prospective tenant and refuse to execute any proposed
lease and, in such event, no Commission shall be payable to Agent in connection with such proposed lease.

6. Assignment.

Agent shall not assign this Agreement without the prior written consent of the Owner, which consent
may be granted or withheld in Owner’s sole discretion. Any such assignment without Owner's prior written consent
shall be void.

7. Indemnity.

Agent hereby agrees to indemnify and hold Owner harmless from and against any loss, damage,
claim, suit, liability or expense (including, without limitation, attorneys’ fees and disbursements) incurred by Owner
relating to or arising out of (i) the acts or omissions of Agent or its agents or employees and/or (ii) any claim for a
commission or other compensation by any Co-Agent or any other person or party with whom Agent has dealt in
connection with the Property, provided, that, in any such case, Owner has timely paid to Agent any sums due Agent
under this Agreement. The foregoing shall not diminish the Agent’s indemnification of Owner hereunder as to any
claim for compensation by a Co-Agent or any other person or party against Owner in an amount in excess of the
applicable commission amount otherwise due Agent from Owner pursuant to this Agreement.

8. Notices.

Any written notices, approvals or consents (collectively, “Notices”) to be given by Owner or Agent
hereunder shall be deemed to be sufficiently given if in writing and sent by; United States certified or registered mail,
return receipt requested, facsimile transmission to the telephone number provided below (with a duplicate copy sent by
reputable overnight courier service with next business day delivery specified) or reputable overnight courier service
with next business day delivery specified, addressed to the party to whom the notice is directed at the addresses set
forth below, or to such alternative address or facsimile telephone numbers as may from time to time be designated by
notice given in the manner provided for in this Paragraph 8.

If to Owner: ROIC Phillips Ranch, LLC

c/o Retail Opportunity Investments Corp.
3 Manhattanville Road
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Purchase, NY 10677
Facsimile No.: (914) 272-8088
Attn: John Roche

If to Agent: MCC Realty Management Inc.
9595 Wilshire Boulevard, Suite 214
Beverly Hills, CA 90212
Facsimile No.: (310) 228-3059
Attn: Michael McCarthy

Notices shall be deemed received three (3) days after mailing if mailed as. provided herein, on the day of
facsimile transmission if sent by facsimile or on the next business day if sent by overnight courier.

9. Governing Law.

This Agreement shall be governed by and construed in accordance with the laws of the State of
California.

10. Representation of Agent.

Agent represents that it is a duly license real estate broker in good standing under the laws of the
State of California. Owner hereby acknowledges that an affiliate of Owner is a member of Owner.

11. Entire Agreement.

This Agreement contains the entire understanding of the parties with respect to the terms hereof and
all prior oral or written understandings and agreements between the parties with respect are merged into this Agreement
and are superseded hereby. This Agreement may not be changed or modified orally, but only by written instrument
signed by duly authorized individuals on behalf of the parties hereto.

12. Binding Effect.

Subject to Paragraph 6 above, this Agreement shall be binding upon and inure to the benefit of the
parties hereto and their respective successors, assigns and legal representatives.
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IN WITNESS WHEREQF, the parties hereto have executed this Agreement the day and year first set
forth above.

OWNER

ROIC PHILLIPS RANCH, LLC,
a Delaware limited liability company

By:

Name:
Title:

AGENT

MCC REALTY MANAGEMENT, INC.
a California corporation

By:

Name:
Title:




EXHIBIT “A”
COMMISSION RATES
On the base rent for all or any fraction of:

THE 1ST THROUGH 5TH YEARS*, INCLUSIVE, OF THE

INITIAL TERM OF THE LEASE. 6.0%
THE 6TH THROUGH 10TH YEARS*, INCLUSIVE OF THE
INITIAL TERM OF A LEASE. 3.0%

*For purposes of calculating the Commission solely with respect to any lease for which Green Light Consulting Group
Inc. shall be a Co-Agent (but not for any other lease, and not with respect to the GH Commission or Imperial
Commission), the first lease year shall be determined as having commenced upon the date on which full base rent is
first required to be paid, without regard to any prior free rent (or partially free rent) period, provided, that (i) Green
Light Consulting Group Inc. shall have been approved by Owner as a Co-Agent pursuant to Section 4 hereof, and (ii)
such lease shall provide for at least five (5) years of rent to be paid by the applicable tenant following any such free rent
period.

Commissions shall be payable in two (2) installments as follows:

1.  Fifty (50%) percent of the Commission shall be due and payable upon full execution and deliver of the
lease, occupancy and unconditional acceptance of the leased premises by the tenant, payment of the first month’s rent
and any security deposit owing under the lease and satisfaction of all contingencies to the effectiveness of the lease; and

2.  Fifty (50%) percent upon the rent commencement date under the lease and payment of the monthly
installment of rent owing following the rent commencement date.

Notwithstanding the foregoing (or anything to the contrary in this Non-Exclusive Leasing Agreement), with
respect to that certain Lease, dated July 31, 2009, with Manisa, Inc. as tenant (as such Lease may have been amended),
doing business at the Property as Great Harvest Market, Owner shall pay a Commission to Agent with respect to such
Great Harvest Market Lease, in the amount of $5.00 per rentable square foot (the “GH Commission”) of such Great
Harvest Market premises, as such premises may be fully measured pursuant to such lease, which GH Commission shall
be paid in the following two (2) installments:

(a) Fifty (50%) percent of the GH Commission shall be due and payable upon full execution and
deliver of the Great Harvest Market lease, occupancy and unconditional acceptance of the leased premises by the
tenant, and satisfaction of all contingencies to the effectiveness of the lease; and

(b) Fifty (50%) percent upon the rent commencement date under the Great Harvest Market lease
and payment of the monthly installment of rent owing following the rent commencement date.
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In addition, notwithstanding the foregoing (or anything to the contrary in this Non-Exclusive Leasing
Agreement), with respect to that certain Lease, dated November 11, 2009, with Howard Kea and Alex Kim, as tenant
(as such Lease may have been amended), doing business at the Property as Imperial Spa, Owner shall pay a
Commission to Agent with respect to such Lease, in the amount of $5.00 per rentable square foot (the “Imperial
Commission”) of such Imperial Spa premises, as such Imperial Spa premises may be fully measured pursuant to such
Lease, which Imperial Commission shall be paid in the following two (2) installments:

(a) Fifty (50%) percent of the Imperial Commission shall be due and payable upon full execution
and deliver of the Imperial Spa lease, occupancy and unconditional acceptance of the leased premises by the tenant,
such tenant having received all approvals and permits necessary for such tenant to open and operate at the Premises,
and payment of the first month’s rent and any security deposit owing under the lease and satisfaction of all
contingencies to the effectiveness of the lease; and

(b) Fifty (50%) percent upon the rent commencement date under the Imperial Spa lease and
payment of the monthly installment of rent owing following the rent commencement date.

With respect to the GH Commission and the Imperial Commision, to the extent the applicable premises shall
be remeasured pursuant to the applicable lease following the payment of the first 50% of the applicable commission,
then the balance of the commission due shall be adjusted based on such remeasurement (if applicable), as follows: (1)
to the extent such remeasurement shows an increase to the applicable premises from that used to determine the initial
50% commission payment, the balance of such commission shall be increased by an amount equal to the excess of
$2.50 per remeasured square foot of such premises over the initial 50% commission payment made and (2) to the extent
such remeasurement shows an decrease to the applicable premises from that used to determine the initial 50%
commission payment, the balance of such commission shall be decreased by an amount equal to the excess of the
amount of the initial 50% commission payment over $2.50 per remeasured square foot of such premises.

For purposes of calculating any Commission, all additional rent payments such as real estate taxes, common
area charges, insurance and promotional charges shall not be included. If a lease provides for “free” or “abated” base
rent for any portion of the initial term, the Commission shall be calculated only on the actual rental payments which the
tenant is obligated to pay and shall exclude the amount of any “free” or abated base rent in the calculating the
Commission.

Where the lease contains a right of cancellation, the Commission shall be paid for the period up to the date on

which said lease might be cancelled, but the landlord shall pay the balance of the commission on any further period of
the lease after the cancellation right expires.
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EXHIBIT “P”

FORM OF OPERATING AGREEMENT




LIMITED LIABILITY COMPANY AGREEMENT

OF

ROIC PHILLIPS RANCH, LLC
(ADELAWARE LIMITED LIABILITY COMPANY)

EXECUTED ON FEBRUARY 2, 2010

THE SECURITIES REPRESENTED HEREBY HAVE NOT BEEN REGISTERED UNDER THE UNITED STATES
SECURITIES ACT OF 1933, AS AMENDED (THE “SECURITIES ACT”), OR REGISTERED OR QUALIFIED
UNDER THE SECURITIES LAWS OF ANY STATE AND MAY NOT BE SOLD, TRANSFERRED, ASSIGNED,
PLEDGED OR HYPOTHECATED (A) ABSENT AN EFFECTIVE REGISTRATION THEREOF UNDER THE
SECURITIES ACT, OR (2) EXCEPT IN A TRANSACTION EXEMPT FROM THE REGISTRATION
REQUIREMENTS OF THE SECURITIES ACT.
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ROIC PHILLIPS RANCH, LI.C
LIMITED LIABILITY COMPANY AGREEMENT

This LIMITED LIABILITY COMPANY AGREEMENT of ROIC PHILLIPS RANCH, LLC, a Delaware limited
liability company (the “Company”), is made and entered into to be effective for all purposes as of February 2, 2010, by
and among the Company, those persons whose signatures appear below as Members (as such capitalized term and other
capitalized terms used herein are defined in Article I), and, solely for the purposes of Section 3.3, McCarthy. The
Company, the Members, and solely for the purposes of Section 3.3, McCarthy hereby agree as follows:

ARTICLE I

DEFINITIONS

Section 1.1.  Definitions. As used in this Agreement, the following terms shall have the following
meanings:

“Acquisition Date” shall mean the date on which the Company acquires the Property.

“Act” shall mean shall mean the Delaware Limited Liability Company Act, 6 Del. C. §18-101 et seq., as
amended, and any successor to such statute.

“Affiliate” shall mean, when used with reference to a specified Person, (i) any Person that directly or
indirectly through one or more intermediaries, Controls or is Controlled by or is under common Control with the
specified Person; (ii) any Person who, from time to time, is a spouse or immediate relative of a specified Person; (iii)
any Person who, from time to time, is an officer, director, general partner, Managing Member or other similar fiduciary
or authorized person of a specified Person; or (iv) any Person who, directly or indirectly, is the beneficial owner of 10%
or more of any class of equity securities or other ownership interests of the specified Person, or of which the specified
Person is directly or indirectly the owner of 10% or more of any class of equity securities or other ownership interests.

“Agreement” shall mean this Limited Liability Company Agreement as originally executed and as amended,
supplemented or restated from time to time.

“Associated Group” shall mean, as to any individual, any one or more of the following Persons: (i) the spouse
or lineal descendants (but not minor children) of such individual, (ii) any trust created solely for the benefit of such
individual, the spouse or lineal descendants of such individual, or such individual’s estate, and (iii) any corporation or
partnership in which such individual, the spouse and/or lineal descendants of such individual, are the direct and
beneficial owners of all of the equity interests (provided such individual, spouse and lineal descendants agree in writing
to remain the direct and beneficial owners of all such equity interests).

“Bad Conduct” shall mean, with respect to any Person, an act or omission by such Person that constitutes
fraud, bad faith, gross negligence, willful misconduct or criminal conduct (unless there was no reasonable cause to
believe the criminal action taken or omitted was unlawful).




“Business Day” shall mean each day other than a Saturday, Sunday or any other day on which banking
institutions in the State of New York are authorized or obligated by law or executive order to be closed.

“Certificate of Formation” shall mean the Certificate of Formation of the Company as filed with the
Secretary of State of Delaware pursuant to the Act and as may be amended from time to time.

“Claim” shall mean any claim of any kind or description, including demands, controversies, causes of action,
complaints, disputes, disagreements, charges, grievances, or rights of action or other similar rights. “Claim” also

includes any acts, omissions, circumstances or incidents which would give rise to any of the foregoing.

“Class A Company Interest” shall mean a Company Interest designated as a Class A Company Interest
pursuant to this Agreement.

“Class A Member” shall mean a Member who holds a Class A Company Interest.

“Class A Percentage” shall mean, with respect to a Class A Member, the fraction expressed as a percentage
the numerator of which is the aggregate Capital Contributions of such Class A Member and the denominator of which
is the aggregate Capital Contributions of all Class A Members.

“Class B Company Interest” shall mean a Company Interest designated as a Class B Company Interest
pursuant to this Agreement.

“Class B Member” shall mean a Member who holds a Class B Company Interest.

“Code” shall mean the Internal Revenue Code of 1986, as amended (or any corresponding provision of
succeeding law).

“Company_Assets” shall mean the assets and property, whether tangible or intangible and whether real,
personal, or mixed, at any time owned by or held, directly or indirectly, for the benefit of the Company.

“Company Expenses” shall mean the reasonable, out-of-pocket third party costs of organizing and operating
the Company.

“Company_Interest” shall mean, as to each Member, all of the interest of that Member in the Company
including, without limitation, such Member’s (i) right to a distributive share of Net Available Cash, depreciation,
depletion, amortization, gain and loss, (ii) right to a distributive share of Company Assets, (iii) rights, if any, to
participate in the management of the Company and (iv) obligations to comply with all the terms and provisions of this
Agreement and of the Act.

“Company _Year” shall mean the taxable year of the Company for federal income tax purposes.

“Control” (including the terms “Controlling,” “Controlled by” and “under common Control with”) shall
mean the possession, direct or indirect, of the power to direct or cause the direction of the management and policies of a
Person, whether through the ownership of voting securities, by contract or otherwise.

“Depreciation” shall mean, for each fiscal year or other period, an amount equal to the depreciation,
amortization, or other cost recovery deduction allowable with respect to an asset for such




fiscal year or other period, except that if the Gross Asset Value of an asset differs from its adjusted basis for federal
income tax purposes at the beginning of such fiscal year, Depreciation shall be an amount which bears the same ratio to
such beginning Gross Asset Value as the federal income tax depreciation, amortization, or other cost recovery deduction
for such fiscal year bears to such beginning adjusted tax basis; provided, however, that if the adjusted basis for federal
income tax purposes of an asset at the beginning of such fiscal year is zero, Depreciation shall be determined with
reference to such beginning Gross Asset Value using any reasonable method selected by the Managing Member.

“Duty Breach” shall mean, as to any Member, a material breach of a material obligation of such Member
under this Agreement, as determined in good faith by the Managing Member, which breach (a) has a material adverse
effect on the business, financial condition or prospects of the Company, taken as a whole, and (b) remains uncured for
ten Business Days after receipt by such Member from the Company of a notice of such material breach, provided, that
in the case of this clause (b), if such breach is curable on a reasonably commercial basis within 60 calendar days but not
ten Business Days, then a Duty Breach shall not be deemed to have occurred if the breaching Member diligently
commences such cure during such ten Business Day period and thereafter continuously, diligently and expeditiously
implements such curing to completion prior to the expiration of such 60 calendar day period.

“Encumbrance” means with respect to any asset (including, any security), any security interest, lien,
encumbrance, pledge, mortgage, claim, conditional or installment sales contract, title retention contract, community
property or other spousal partner interest, or other burden of any nature whatsoever attached to and materially adversely
affecting such assets.

“Equity Exchange Offer” means an offer from the ROI Member to the MM Member Group to exchange all,
but not less than all the MM Company Interests for equity interests in the ROI Member having a value, as determined
in the sole and absolute discretion of the ROI Member, equal to the Put/Call Purchase Price; provided, that such offer
may be subject to such other terms and conditions as may be determined in the sole and absolute discretion of the ROI
Member, including, without limitation, a condition that each person or entity comprising a part of the MM Member
Group execute and deliver to the ROI Member a joinder agreement, whereby, to the extent applicable, each such person
or entity becomes bound to the provisions of the limited liability company agreement, operating agreement, partnership
agreement or other constituent document(s) of the ROI Member.

“Excluded Income” shall mean, in respect of any period, any and all income received by the Company from
any tenant associated with the Property for which any unpaid Rent Deficiency (as defined in the Purchase Agreement)
exists during such period.

“Exit Event” means any of the following events or circumstances: (i) the death or permanent disability of
McCarthy; or (ii) any act or omission by the MM Member, any Affiliates of the MM Member or any of their respective
Representatives that (A) relates to, involves or otherwise affects the Company, the Property or any employee, other
Member, tenant or service provider of or to the Company or the Property and (B) constitutes Bad Conduct or a Duty
Breach.

“Great Harvest Note” shall mean the promissory note dated July 16, 2009 in the original principal amount of
$1,200,000 made by Manisa, Inc., Jay J. Suh and Yahg Suk Ha in favor of MCC Phillips, LLC and CMP Phillips
Associates, LLC. “Great Harvest Note” shall also mean the stock of any corporation to which the Company transfers
the Great Harvest Note.

“Gross Asset Value” shall mean with respect to any asset, the asset’s adjusted basis for federal income tax
purposes, except as follows:




@) The initial Gross Asset Value of any asset contributed by a Member to the Company shall be the
gross fair market value of such asset as determined by the contributing Member and the Company;

(ii) The Gross Asset Values of all Company assets shall be adjusted to equal their respective gross fair
market values (taking Code Section 7701(g) into account), as determined by the Manager as of the following
times: (A) the acquisition of an additional interest in the Company by any new or existing Member in exchange for
more than a de minimis Capital Contribution; (B) the distribution by the Company to a Member of more than a de
minimis amount of Company property as consideration for an interest in the Company (which the parties agree
includes, without limitation, any distribution to the Class B Member pursuant to Section 5.5, in which case the
adjustment shall be made immediately prior to such distribution); and (C) the liquidation of the Company within the
meaning of Treasury Regulation Section 1.704-1(b)(2)(ii)(g), provided that an adjustment described in clauses (A) and
(B) of this paragraph shall be made only if the Managing Member reasonably determines that such adjustment is
necessary to reflect the relative economic interests of the Members in the Company (which adjustment shall be deemed
necessary in the case of any distribution to the Class B Member pursuant to Section 5.5).

(iii) The Gross Asset Value of any item of Company assets distributed to any Member shall be adjusted
to equal the gross fair market value (without taking Code Section 7701(g) into account) of such asset on the date of
distribution as determined by the Managing Member and as determined in accordance with Section 5.5(e); and

@iv) The Gross Asset Values of Company assets shall be increased (or decreased) to reflect any
adjustments to the adjusted basis of such assets pursuant to Code Section 734(b) or Code Section 743(b), but only to the
extent that such adjustments are taken into account in determining Capital Accounts pursuant to Treasury Regulation
Section 1.704-1(b)(2)(iv)(m) and subparagraph (vii) of the definition of “Profits” and “Losses”; provided, however, that
Gross Asset Values shall not be adjusted pursuant to this subparagraph (iv) to the extent that an adjustment pursuant to
subparagraph (ii) is required in connection with a transaction that would otherwise result in an adjustment pursuant to
this subparagraph (iv).

If the Gross Asset Value of an asset has been determined or adjusted pursuant to subparagraph (ii) or (iv), such
Gross Asset Value shall thereafter be adjusted by the Depreciation taken into account with respect to such asset, for
purposes of computing Profits and Losses.

“Gross Income from Operations” shall mean, for any period, all rental income from the Property actually
received by the Company during such period (except that any prepaid rent received shall only be included in Gross
Income from Operations during the period to which such prepayment relates), including, but not limited to, base rent
and additional rent in respect of property taxes, insurance and common area maintenance costs but excluding the
following: non-recurring items of income, rental income from month-to-month tenants or licensees (unless such tenants
or licensees have been in occupancy for at least one (1) year) or tenants or licensees that are included in any bankruptcy
action (unless such tenants or licensees have affirmed their lease or license agreement), sales, use and occupancy or
other taxes on receipts required to be accounted for by the Company to any governmental authority, uncollectible
accounts, sales of furniture, fixtures and equipment, insurance proceeds and condemnation proceeds, payments received
in respect of the Great Harvest Note and any interest income received by the Company. Anything in this definition to
the contrary notwithstanding, Gross Income from Operations shall exclude Excluded Income.

“Guaranteed Payments” shall mean the payments to be made pursuant to Section 5.12.




“Interim Section 7.3 Distribution Amount” means the undisputed portion of the Section 7.3 Payment
adjusted downward, as determined in the sole and absolute discretion of the Managing Member, to take into account (i)
any portion of the purchase price not received in cash by the Company at the closing of the Relevant Property Sale and
(ii) reasonable reserves for Company Expenses, including, without limitation, any transaction fees and expenses
incurred in connection with the Relevant Property Sale, debt payments and contingencies, including, without limitation,
contingencies for any indemnification obligation or other post-closing obligation associated with or related to the
Relevant Property Sale.

“Losses” shall means any losses, liabilities, damages, and costs and expenses (including reasonable attorneys’
fees and expenses and litigation costs and expenses).

“McCarthy” means Michael McCarthy.

“Member” shall mean any Person admitted as a member of the Company pursuant to the provisions of this
Agreement for the period for which such Person shall remain a Member. Schedule A shall be revised from time to time
by the Managing Member to reflect the admission or permitted withdrawal of Members and/or the Transfer of
Company Interests by Members pursuant to the provisions of this Agreement.

“MM Member” means MCC Realty III, LLC.

“MM Member Group” means the MM Member together with each Person to whom any Company Interest
held the by MM Member on the date hereof is Transferred, whether by operation of law or otherwise, including,
without limitation, any such Person to whom such Company Interests is Transferred by a Person other than the MM
Member.

“Net Available Cash” means (i) the cash held by the Company as of any determination date, whether from
Company operations, sales or other dispositions or refinancings of Company Assets, including but not limited to, rents
and other operating revenues, dividends and interest, proceeds from the sale or other disposition and insurance and
condemnation proceeds relating to the Property less (ii) the portion of such cash used to pay or establish reserves for all
reasonably projected Company Expenses, debt payments, capital improvements, replacements, and contingencies. “Net
Available Cash” shall not be reduced by depreciation, amortization, cost recovery deductions or similar allowances, but
shall be increased by any reductions of reserves previously established.

“NOI” shall mean, for any period, the amount determined by the ROI Member obtained by subtracting
Operating Expenses for such period from Gross Income from Operations for such period.

“Operating Expenses” shall mean, for any period, the total of any and all costs and expenses that relate to the
operation, maintenance and/or management of the Property that are incurred on a regular monthly or other periodic
basis (appropriately prorated on a monthly basis over the applicable period for any expenditures such as real estate
taxes and assessments and insurance premiums that, although actually incurred in a particular period, also relate to
other periods), other than any of the foregoing that constitute a Project Costs described in clauses (a) through (f),
inclusive of the definition of Project Costs. By way of illustration and not limitation, Operating Expenses shall include,
without limitation, costs and expenses of utilities, ordinary repairs and maintenance, insurance, license fees, real estate
taxes and assessments, personal property taxes, advertising and marketing expenses, management fees (which for the
purposes of this Agreement shall be, and shall be deemed to be, four percent (4%) of Gross Income from Operations),
service contracts, equipment or other property lease (other than real property leases) or installment payments and other
similar costs. Anything in this definition to the contrary notwithstanding, Operating




Expenses shall exclude (i) the first $60,000 of advertising and marketing expenses incurred during the period commencing
on the date hereof and ending on the 18-month anniversary of the date hereof, (ii) depreciation, income taxes, debt service
(including amortization, if any), and capital expenditures, (iii) payroll and related taxes and (iv) any item of expense which
would otherwise be considered an Operating Expense pursuant to this definition but is paid directly by any tenant or
licensee of the Property and not included in Gross Income from Operations.

“Person” shall mean any individual, partnership, corporation, limited liability company, joint venture,
association, trust, unincorporated organization or other governmental or legal entity.

“Preferred Return” shall mean, with respect to a Class A Member, an amount determined by multiplying (i)
the weighted average daily balance of the Capital Contributions for such Class A Member with respect to its Class A
Company Interest (based on a 360-day year and 30-day month) by (ii) 12%, compounded annually.

“Proceeding” means any legal, administrative or other action, suit, arbitration, mediation, or other proceeding
of any kind or nature.

“Profits” and “Losses” shall mean, for each fiscal year of the Company, the Company’s taxable income or
loss determined in accordance with Code Section 703(a), with the following adjustments:

@) all items of income, gain, loss, deduction, or credit required to be stated separately under Code
Section 703(a)(1) shall be included in computing taxable income or loss; and

(ii) any tax exempt income of the Company, not otherwise taken into account in computing Profits or
Losses, shall be included in computing taxable income or loss; and

(iii) any expenditures of the Company described in Code Section 705(a)(2)(B) or treated as such under
Treasury Regulation Section 1.704 1(b)(2)(iv)(i) and not otherwise taken into account in computing Profits or Losses,
shall be subtracted from taxable income or loss; and

@iv) in the event the Gross Asset Value of any Company asset is adjusted pursuant to subparagraphs (ii)
or (iii) of the definition of Gross Asset Value, the amount of such adjustment shall be treated as an item of gain (if the
adjustment increases the Gross Asset Value of the asset) or an item of loss (if the adjustment decreases the Gross Asset
Value of the asset) from the disposition of such asset and shall be taken into account for purposes of computing Profits
or Losses; and

W) gain or loss resulting from any taxable disposition of Company property shall be computed by
reference to the Gross Asset Value of the property disposed of, notwithstanding the fact that the adjusted book value
differs from the adjusted basis of the property for federal income tax purposes; and

(vi) in lieu of the depreciation, amortization, or cost recovery deductions allowable in computing taxable
income or loss, there shall be taken into account Depreciation for such Fiscal Year computed in accordance with the
definition of Depreciation; and

(vii) to the extent an adjustment to the adjusted tax basis of any Company asset pursuant to Code
Section 734(b) is required, pursuant to Treasury Regulation Section 1.704-1(b)(2)(iv)(m)(4), to be taken into account in
determining Capital Accounts as a result of a distribution other than in liquidation of a Member’s interest in the
Company, the amount of such adjustment shall be treated as an item of gain (if the adjustment increases the basis of the
asset) or loss (if




the adjustment decreases such basis) from the disposition of such asset and shall be taken into account for purposes of
computing Profits or Losses; and

(viii) notwithstanding any other provision of this definition, any items which are specially allocated
pursuant to Section 4.3 through Section 4.6 of the Agreement shall not be taken into account in computing Profits or
Losses.

“Project Costs” as of any applicable date shall mean the sum of (a) the Company’s purchase price for the
Property ($7,390,000), (b) the original principal amount of the Great Harvest Note ($1,200,000) or such greater amount
if the REIT Investor, the ROI Member, the Company or any of their respective Affiliates (collectively, the “ROI
Group”) lends additional funds to the maker of the Great Harvest Note, (c) all costs paid or incurred by the ROI Group
in connection with the acquisition and closing of the purchase of the Property and related transactions (including,
without limitation, due diligence costs, title costs and related attorneys’ fees and expenses), (d) all hard costs
(including, without limitation, interior and exterior improvements) and soft costs (including, without limitation,
property related legal, accounting, up to $60,000 of advertising and marketing costs for the period commencing on the
date hereof and ending on the 18-month anniversary of the date hereof, architectural and engineering costs and permit
fees but excluding income taxes, debt service (including amortization, if any), loan fees and non-Property related legal
and accounting expenses) paid by the ROI Group in connection with the Property between the acquisition date of the
Property and the applicable date for calculating the Profits Interests Amount, (e) all (if any) Profits Interests Amount(s)
calculated pursuant to Section 4.2(d) as of the dates prior to the subject applicable date (without reduction for any
distributions made to the Class B Member in respect of its Class B Company Interest), (f) the aggregate amount of all
(i) Guaranteed Payments, (ii) capital investments made in connection with the Property, (iii) lease commissions and (iv)
tenant improvement or allowance costs, and (g) any other cost or expense related to the Property, other than any (i) any
Operating Expense or (ii) any cost or expense described in the last sentence of the definition of Operating Expenses and
not duplicative with any Project Costs described in the immediately preceding clauses (a) through (f),
inclusive. Project Costs shall be reduced by the following amounts to the extent they are received by the Company: (i)
principal payments of the Great Harvest Note, (ii) net proceeds derived from the sale of any Company Assets, and (iii)
subject to Section 5.5(e), the outstanding principal balance of the Great Harvest Note to the extent the same is
distributed to the Class B Member in respect of any Profits Interests Amount owing to the Class B Member.

“Property” shall mean the Phillips Ranch Shopping Center located at 4-16 Loop Drive, Pomona, California
together with the approximately 13.5 acres of land on which such shopping center is situated.

“Property_Sale” shall mean the sale of the Property to a third party. For the avoidance of doubt a Property
Sale is not the sale of the equity interests in the Company to a third party.

“Put/Call Closing” shall mean the closing of the purchase and sale of the MM Company Interests pursuant to
a Put/Call Exercise.

“Put/Call Notice” shall mean a written notice from the ROI Member or the MM Member, on behalf of
himself and the other Persons constituting a part of the MM Member Group, as the case may be (in such capacity, the
“initiator”), delivered to the other (in such capacity, the “recipient”) during the Put/Call Option Period which notice
contains the following statements binding on the initiator and enforceable by the recipient: (i) a statement to the effect
that, by such notice, it has irrevocably and, except as set forth in this Agreement, unconditionally exercised the Put/Call
Option, (ii) the Business Day during which the initiator elects to be the Put/Call Closing Date which Business Day shall
be 60 to 90 days after recipient receives such notice, and (iii) if the ROI Member is the initiator and elects to make an
Equity Exchange Offer, the terms and conditions of such Equity Exchange Offer.




“Put/Call Option” shall mean, subject to the terms and conditions of this Agreement, (i) the right of the MM
Member, on behalf of himself and the other Persons constituting a part of the MM Member Group, to Transfer to the
Option Purchaser at the Put/Call Closing all, but not less than all, the MM Company Interests of the entire MM
Member Group at the Put/Call Purchase Price, free and clear of all Encumbrances, and the corresponding obligation of
the Option Purchaser, at the Put/Call Closing, to purchase such MM Company Interests from the MM Member Group
at the Put/Call Purchase Price free and clear of all Encumbrances, and (ii) the right of the Option Purchaser to purchase
from the MM Member Group, at the Put/Call Closing, all, but not less than all, the MM Company Interests of the entire
MM Member Group at the Put/Call Purchase Price, free and clear of all Encumbrances, and the corresponding
obligation of the MM Member Group, at the Put/Call Closing, to Transfer such MM Company Interests to the Option
Purchaser at the Put/Call Purchase Price, free and clear of all Encumbrances.

“Put/Call Option Period” shall mean the period commencing July 1, 2013 and ending December 31, 2013;
provided, that if an Exit Event occurs prior to July 1, 2013, then the Put/Call Option Period shall mean the period
commencing on the date on which the first Exit Event first occurs and ending on December 31, 2013.

“Put/Call Purchase Price” shall mean (i) an amount equal to the positive Capital Account balance of the MM
Member Group at June 30, 2013 to the extent attributable to its Class A Member interest, plus (ii) an amount equal to
the cumulative Profits Interests Amount(s) of the Class B Member through and including June 30, 2013, minus (iii) the
aggregate amount of all distributions made to the MM Member Group in respect of the Class B Company Interest, if
any; provided, that if an Exit Event occurs prior to July 1, 2013, then, for the purposes of this definition of “Put/Call
Purchase Price” references to June 30, 2013 shall be replaced with a date that corresponds to the last day of the
calendar quarter during which such Exit Event occurs.

“Qualified Arbitrater” shall mean an individual, who shall be an independent, certified public accountant, an
investment banker, a licensed MAI appraiser or another comparable financial services professional providing advisory
services in the real estate industry, with at least ten years experience in valuing shopping center development projects.
Such individual shall be provided by JAMS and chosen by the MM Member and the ROI Member in accordance with
the rules of JAMS for choosing such an arbitrator, provided that if JAMS shall not have such an individual with such
qualifications to provide as an arbitrator, then the MM Member and the ROI Member shall instead agree upon such an
individual with such qualifications to serve as arbitrator pursuant to the same rules for choosing such individual as
would have applied if JAMS did have such an individual to provide. For the purposes of this definition, the word
“independent,” as applied to the Qualified Arbitrator, means, such individual shall not have been associated with or
performed any services for the ROI Member, the MM Member, McCarthy, any senior executive officer of the ROI
Member or any controlled Affiliates of such Persons for the past ten years.

“Representative” shall mean, with respect to any Person at any time, any current or former equityholder
(including, any member, partner, shareholder or other beneficial owner of such Person), manager, director, trustee,
officer, fiduciary, employee, agent or authorized representative of such Person at such time.

“REIT” means a real estate investment trust under Code Sections 856 et. seq.

“REIT Investor” shall mean Retail Opportunity Investments Corp., a Delaware corporation, which is a direct
or indirect investor in the ROI Member.




“ROI Member” shall mean Retail Opportunity Investments Partnership, LP. or any transferee of all the

Company Interests held by such Person.

“Tax Matters Member” shall have the meaning set forth in Code §6231(a)(7) for “tax matters partner” and

described in Section 9.4.

“Transferee” shall mean a Person to whom a Member Transfers Company Interests pursuant to this

Agreement.

The following capitalized terms are defined in the Section of this Agreement set forth opposite such term:
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ARTICLE 11
ORGANIZATION AND PURPOSE

Section 2.1. Formation. The Company was formed as a Delaware limited liability company
pursuant to the Act on January 4, 2010 by the filing of the Certificate of Formation for the Company with the Secretary
of State of the State of Delaware, and the Members hereby adopt and ratify the Certificate of Formation and all acts
taken in connection therewith.

Section 2.2. Name. The name of the Company is “ROIC Phillips Ranch, LLC”. The Company
business may be conducted under any other name or names approved by the Managing Member.

Section 2.3.  Places of Business. The Company may locate its place or places of business at any
place or places as the Managing Member may from time to time approve. The Company’s principal place of business
as of the date hereof is at c/o Retail Opportunity Investments Corp., 3 Manhattanville Road, Purchase, New York
10577. The Company may maintain offices at such other place or places as approved by the Managing Member.

Section 2.4.  Registered Office and Agent. The name of the Company’s registered agent for service
of process shall be Corporation Service Company, and the address of the Company’s registered agent and the address of
the Company’s registered office in the State of Delaware shall be 2711 Centerville Road, Suite 400, Wilmington,
Delaware 19808. The registered agent and the registered office of the Company may be changed from time to time by
filing the address of the new registered office and/or the name of the new registered agent with the Secretary of the
State of the State of Delaware pursuant to the Act.

Section 2.5. Term. The term of the Company (the “Term”) commenced on the date the Certificate
of Formation was filed with the Secretary of State of the State of Delaware and shall continue until the Company is
dissolved in accordance with the provisions of this Agreement or the Act and its wind-up is finally completed.

Section 2.6.  Purpose; Scope of Business. Subject to the terms of this Agreement, the purposes and
scope of business of the Company shall be to engage in (i) (A) the acquisition, sale, financing, development,
management, ownership, leasing and operation of the Property, (B) without limiting the generality of the immediately
preceding clause (A), (I) the making of loans or other advances to tenants or other third-parties and (II) the holding of
notes or other instruments memorializing such loans or other advances and (C) the acquisition or formation of one or
more subsidiaries that will engage in any of the activities described in this clause (i), and (D) any activities necessary or
incidental to the foregoing described in this clause (i) (such activities described in this clause (i) being referred to as the
“Principal Line of Business™), and (ii) (A) any lawful act or activity, other than those described in the immediately
preceding clause (i), for which limited liability companies may be formed under the Act and (B) any activities
necessary or incidental to the foregoing described in this clause (ii); provided, that, prior to the first to occur of an Exit
Event, a Property Sale and June 30, 2013, without the prior written
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approval of all the Members, the Company shall not engage in any activities other than the Principal Line of Business.

Section 2.7. Member Information. The name, type of Member (i.e., Class A Member or Class B
Member), address, and Percentage Interest of each Member are set forth on Schedule A. Schedule A shall be revised
from time to time by the Managing Member to reflect the withdrawal or admission of Members and the Transfer of
Company Interests by Members pursuant to the provisions of this Agreement and to reflect any other change in the
name, type of Member, address, or Percentage Interest of a Member (collectively, the “Member Information”).

Section 2.8. Ownership and Waiver of Partition. All Company Assets shall be held in the name of
the Company and deemed owned by the Company as an entity and no Member, individually, shall have any ownership
of or interest in such property or interests owned by the Company, except as a Member of the Company. Each of the
Members irrevocably waives, during the term of the Company and during any period of its liquidation (or deferral of
liquidation pursuant to Section 10.2) following any dissolution, any right that it may have to seek or maintain any
action for partition with respect to any Company Assets.

Section 2.9. REIT Matters. Each Member, other than the ROI Member, shall (and each shall cause
each of its Affiliates to) take any action (and refrain from taking any action) as reasonably requested by the ROI
Member, that the ROI Member, in good faith, believes is necessary or advisable in order to protect the status of the
REIT Investor as a REIT; it being agreed by each such Member that the REIT Investor and its Affiliates are third-party
beneficiaries of the provisions of this Section 2.9, and accordingly shall have, and be permitted to enforce, all
corresponding rights, interest and claims under and pursuant to this Section 2.9 and be entitled to any and all benefits
under and pursuant to this Section 2.9.

ARTICLE III
MEMBERS

Section 3.1. Members. Each Member on the date hereof and each Person admitted as a Member of
the Company pursuant to Section 3.2 and in accordance with the Act shall be Members of the Company until they cease
to be Members in accordance with the provisions of this Agreement. Each Member shall be either a Class A Member
and/or a Class B Member and such designation shall be set forth in Schedule A. Each Member, in its capacity as such,
shall have only those the rights, powers, duties, obligations, preferences and privileges set forth in this
Agreement. Without limiting the generality of the foregoing, no Member (solely in its capacity as such), other than the
Managing Member, shall have any voting rights (including, any voting rights, if any, relative to any merger, Property
Sale, reorganization or otherwise), any benefit of any protective provisions, any right to make any Capital Contribution
or any other right or benefit of any kind or nature whether by, under or in contract, law, equity or otherwise, except to
the extent expressly provided under this Agreement or as required under the Act; and to the extent any of the foregoing
is required under the Act and subject to being waived, the Members hereby irrevocably waive the same.

Section 3.2. Admission of New Members. The Managing Member may, from time to time, admit
additional Members to the Company upon such terms and conditions and for such Capital Contributions as the
Managing Member in its sole and absolute discretion may determine but subject to Section 11.5. The Managing
Member shall be permitted to admit a new Member to the Company only upon the execution and delivery by such
Member of a written undertaking to be bound by the terms and provisions of this Agreement (in form and substance
reasonably acceptable to the Managing Member), which will serve to make such Person a party hereto. Schedule A
shall be revised from time to time by

11




the Managing Member to reflect the withdrawal or admission of Members and the Transfer of Company Interests by
Members pursuant to the provisions of this Agreement and to reflect any other change in the name, address or Percentage
Interest of any Member.

Section 3.3. Regarding the MM Member Group.

(@) Aslong as the MM Member is a Member, it shall perform those asset management services and
other services listed on Schedule B, in each case relative to the Property, as may be reasonably requested by the
Managing Member or any Officer at any time or from time to time (the “MM Services™); it being agreed that (i) all
MM Services performed or contemplated to be performed by the MM Member pursuant to this Section 3.3(a) shall be
subject to the direction and authority of the Managing Member and each Officer, (ii) without limiting the generality of
the immediately preceding clause (i), (A) the Managing Member and each Officer shall have the right to terminate, in
whole or part, any MM Services being performed by the MM Member pursuant to this Section 3.3 immediately upon
demand, and upon receipt of such demand, the MM Member shall terminate such MM Services, and (B) nothing in this
Section 3.3(a) grants to or shall be deemed to grant to the MM Member or any of its Representations any authority to
bind the Company and (iii) except as otherwise provided in this Agreement, neither the MM Member nor any of its
Representatives shall receive or shall have no right to receive any fee, compensation or payment of any kind or nature
in consideration for its performance of any MM Services. For the avoidance of doubt, the parties acknowledge and
agree that if the Managing Member or an Officer terminates MM Services pursuant to this Section 3.3(a), then such
termination itself shall not result in the termination or modification of any other obligations, rights or remedies of the
MM Member under this Agreement. Without the prior written consent of the Managing Member, the MM Member
shall not and shall not permit any of its Representatives, other than McCarthy, to perform any MM Services on behalf
of the MM Member.

(b) Each Person constituting a part of the MM Member Group and McCarthy, jointly and severally,
represent, warrant and covenant to the Company and the other Members that: (i) the MM Member is and at all times
will be a limited liability company duly formed, validly existing and in good standing in the jurisdiction in which it was
formed; (ii) the MM Member has and will at all times maintain all requisite power and authority to own Company
Interests and perform the MM Services; (iii) the MM Member is and at all times will be 100 percent owned and
Controlled by McCarthy, provided, that, McCarthy shall have the right to Transfer less than 50 percent of the equity
interests in the MM Member to Persons comprising a part of his Associated Group if (A) after giving effect to such
Transfer, McCarthy remains in 100 percent Control of the MM Member and (B) at least five Business Days prior to
such Transfer the MM Member delivers to the Managing Member a notice to such effect which notice contains a
certification from McCarthy that such Transfer will be effected in compliance with this clause (iii); (iv) the MM
Member and each of its Representatives has and at all times will maintain all permits and other governmental
authorizations necessary to perform the MM Services; (v) the MM Member will and will cause each of its
Representatives to perform all MM Services at all times in material compliance with applicable law; and (vi) the MM
Member has not, and will not at any time, owned or own any asset of any kind or nature or conducted or conduct any
business of any kind or nature, other than the ownership of Company Interests, the conduct of the MM Services, and
the ownership of such other assets and conduct of such other business as may be necessary of incidental to the
ownership of the Company Interests and the conduct of MM Services.

(c) Each Person constituting a part of the MM Member Group and McCarthy, jointly and severally,
shall defend, indemnify and hold harmless the Company, its Affiliates and each of their respective Representatives
(collectively, the “Company Group”) from and against any and all Claims and Proceedings, and shall pay to the
Company Group on demand the amount of any and all Losses incurred or sustained by the Company Group, howsoever
arising out of or in any way related to any of the
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following: (i) any Claim or Proceeding made, filed or otherwise asserted by a third-party to the extent the same relates
to the MM Services performed or omitted to be performed by the MM Member or any of its Representatives and not
subject to indemnification by the Company pursuant to Section 8.1(a), and (ii) any Bad Conduct or Duty Breach by the
MM Member or any of its Representative to the extent same relates to any of the MM Services.

Section 3.4.  Other Business Activities of the Members and Managing Member. The Members and
their respective Representatives and Affiliates may have other business interests and may engage in other business
ventures of any nature or description whatsoever, whether presently existing or hereafter created, including, without
limitation, the development, ownership, leasing, management, and operation of real estate and may compete, directly or
indirectly, with the business of the Company; provided, that nothing in this Section 3.4 shall, or is intended to, limit or
otherwise modify the obligations of any Member or any such Representative or Affiliate set forth in any contract or
other binding arrangements, other than this Agreement.

ARTICLE IV
CAPITAL ACCOUNTS; ALLOCATIONS

Section 4.1.  Capital Accounts. A separate capital account (each a “Capital Account”) shall be
maintained for each Member in accordance with the rules of Treasury Regulations Section 1.704-1(b)(2)(iv), and this
Section 4.1 shall be interpreted and applied in a manner consistent therewith. Whenever the Company would be
permitted to adjust the Capital Accounts of the Members pursuant to Treasury Regulations Section 1.704-1(b)(2)(iv)(f)
to reflect revaluations of Company Assets, the Company may (and as provided in clause (ii) of the definition of "Gross
Asset Value" in Section 1.1, shall) so adjust the Capital Accounts of the Members. In the event that the Capital
Accounts of the Members are adjusted pursuant to Treasury Regulations Section 1.704-1(b)(2)(iv)(f) to reflect
revaluations of Company Assets, (i) the Capital Accounts of the Members shall be adjusted in accordance with
Treasury Regulations Section 1.704-1(b)(2)(iv)(g) for allocations of depreciation, depletion, amortization and gain or
loss, as computed for book purposes, with respect to such property, and (ii) the Members’ distributive shares of
depreciation, depletion, amortization and gain or loss, as computed for tax purposes, with respect to such property shall
be determined so as to take account of the variation between the adjusted tax basis and book value of such property in
the same manner as under Code Section 704(c). In the event that Code Section 704(c) applies to Company Assets, the
Capital Accounts of the Members shall be adjusted in accordance with Treasury Regulations Section 1.704-1(b)(2)(iv)
(g) for allocations of depreciation, depletion, amortization and gain and loss, as computed for book purposes, with
respect to such property.

Section 4.2.  Allocations.

(a) After giving effect to the special allocations set forth in Sections 4.3 through Section 4.6,
Profits shall be allocated to the Members as follows:

(i) first, to each of the Class A Members, pro rata relative to their respective
Class A Percentages, in an amount equal to the excess of (A) the cumulative amount of the Preferred Return of such
Class A Member over (B) the cumulative amount of all prior allocations made to such Class A Member pursuant to this
Section 4.2(a)(i);

(i) second, in the case of gain from the sale or other disposition of the Property,
to the Class B Member in an amount equal to the excess of (A) the cumulative amount of Profits Interests Amount(s)
over (B) the cumulative amount of Profits previously allocated to the Class B Member pursuant to this Section 4.2(a)
(ii) (and the Members acknowledge their intention that the amount
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of taxable gain to be allocated to the Class B Member by reason of the foregoing allocation of Profits shall be an
amount that gives to the Class B Member the entire benefit of the increase(s) to the tax basis of the Property resulting
from the election under Section 754 of the Code, described in Section 9.3 hereof, to the extent attributable to prior
distributions to the Class B Member, but any depreciation deductions attributable to such tax basis increases resulting
from the Section 754 election shall not be allocated to the Class B Member); and

(iii)  thereafter, to all of the Class A Members pro rata relative to their respective
positive Capital Account balances;

provided, that, anything in this Section 4.2(a) to the contrary notwithstanding, any item of Profits that constitutes gain
described in clause (iv) of the definition of “Profits” and “Losses” regarding certain Gross Asset Value adjustments
shall be allocated among the Members so as to reflect the manner in which the unrealized income or gain inherent in
the subject asset (that has not been reflected in the Capital Accounts previously) would be allocated among the
Members if there were a taxable disposition of such asset for its fair market value on the date of the Gross Asset Value
adjustment, except as otherwise provided in applicable Treasury Regulations.

(b) After giving effect to the special allocations set forth in Section 4.3 through Section 4.6, Losses
shall be allocated to the Members as follows:

(i) first, an amount equal to any Profits allocated to the Class A Members

(i) thereafter, to the Class A Members pro rata relative to their respective Class
A Percentages.

(c) No Class A Member shall be allocated a Loss that creates or increases a deficit in such
Member’s Capital Account as it relates to such Member’s Class A Company Interest. In the event some but not all of
the Class A Members would have deficit Capital Accounts as it relates to their Class A Company Interests as a
consequence of an allocation of Losses pursuant to this Section 4.2(c), such excess Losses shall be reallocated to the
other Class A Members who have positive Capital Account balances as it relates to their Class A Company Interests,
pro rata in accordance with their Class A Percentages. Anything in Section 4.2(a) to the contrary notwithstanding, if
any Losses are reallocated pursuant to this Section 4.2(c), subsequent Profits shall first be allocated to reverse the effect
of the reallocations made pursuant to this Section 4.2(c).

(d) The Profits Interests Amount shall be calculated as of December 31, 2010, December 31, 2011,
December 31, 2012 and June 30, 2013 and, if an Exit Event occurs prior to July 1, 2013, the last day of the calendar
quarter during which such Exit Event occurs. The “Profits Interests Amount” as of the applicable dates shall equal the
excess of (i) the relevant annualized NOI of the Company capitalized at a rate of (divided by) 11.8% over (ii) the
Project Costs as of such date. The relevant annualized NOI shall mean the NOI of the Company (i) for the December
31, 2010 computation-the Company’s NOI for the fourth calendar quarter of 2010 multiplied by four , (ii) for the
December 31, 2011 computation-the Company’s NOI for the fourth calendar quarter of 2011 multiplied by four, (iii) for
the December 31, 2012 computation-the Company’s NOI for the fourth calendar quarter of 2012 multiplied by four,
(iv) for the June 30, 2013 computation-the Company’s NOI for the second calendar quarter of 2013 multiplied by four
and (v) for an Exit Event which occurs prior to July 1, 2013-the Company’s NOI for the calendar quarter during which
such Exit Event occurs multiplied by (A) four, in the case of an Exit Event described in clause (i) of the definition
thereof (i.e., death or permanent
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disability) and (B) the number of calendar quarters that elapsed during the calendar year during which such Exit Event
occurred up to and including the calendar quarter during which such Exit Event occurred, in the case of any other Exit
Event . In no event shall the Profits Interests Amount be less than zero.

Section 4.3.  Qualified Income Offset. Any Member who unexpectedly receives an adjustment,
allocation or distribution described in Treasury Regulations Section 1.704-1(b)(2)(ii)(d)(4), (5) or (6) that causes or
increases a deficit balance in such Member’s Capital Account (increased by the amount of such Member’s obligation to
restore a deficit in such Member’s Capital Account, including any deemed obligation pursuant to the penultimate
sentences of Treasury Regulations Sections 1.704-2(g)(1) and 1.704-2(i)(5)) shall be allocated items of income and
gain in an amount and manner sufficient to eliminate, to the extent required by the Treasury Regulations, such deficit
balance as quickly as possible. This Section 4.3 is intended to comply with the alternate test for economic effect set
forth in Treasury Regulations Section 1.704-1(b)(2)(ii)(d) and shall be interpreted and applied in a manner consistent
therewith.

Section 4.4. Nonrecourse Deductions. Nonrecourse Deductions shall be allocated to the Members
in accordance with their Percentage Interests. For purposes of this Section 4.4, the term “Nonrecourse Deductions” has
the meaning set forth in Treasury Regulations Section 1.704-2(b)(1).

Section 4.5. Company Minimum Gain Chargeback. Notwithstanding any other provisions of this
Article IV, in the event there is a net decrease in Company Minimum Gain (as defined below) during any Company
taxable year, the Members shall be allocated items of income and gain in accordance with Treasury Regulations Section
1.704-2(f). For purposes of this Article IV the term “Company Minimum Gain” has the same meaning as “partnership
minimum gain” as set forth in Treasury Regulations Section 1.704-2(b)(2), and any Member’s share of Company
Minimum Gain shall be determined in accordance with Treasury Regulations Section 1.704-2(g)(1). This Section 4.5 is
intended to comply with the minimum gain chargeback requirement of Treasury Regulations Section 1.704-2(f) and
shall be interpreted and applied in a manner consistent therewith.

Section 4.6. Member Nonrecourse Debt. Notwithstanding any other provisions of this Article IV,
to the extent required by Treasury Regulations Section 1.704-2(i), any items of income, gain, deduction and loss of the
Company that are attributable to a nonrecourse debt of the Company that constitutes Member Nonrecourse Debt
(including chargebacks of Member Nonrecourse Debt Minimum Gain, as defined below) shall be allocated in
accordance with the provisions of Treasury Regulations Section 1.704-2(i). For purposes of this Article IV, the term
“Member Nonrecourse Debt” has the same meaning as “partner nonrecourse debt” as set forth in Treasury Regulations
Section 1.704-2(b)(4) and the term “Member Nonrecourse Debt Minimum Gain” has the same meaning as “partner
nonrecourse debt minimum gain” as set forth in Treasury Regulations Section 1.704-2(i)(2). This Section 4.6 is
intended to satisfy the requirements of Treasury Regulations Section 1.704-2(i) (including the partner nonrecourse debt
chargeback requirements) and shall be interpreted and applied in a manner consistent therewith.

Section 4.7. Compliance with Code Section 704(b). The allocation provisions contained in this
Article IV are intended to comply with Code Section 704(b) and the Treasury Regulations promulgated thereunder and
shall be interpreted and applied in a manner consistent therewith.

Section 4.8.  Other Allocation Provisions. Any elections or other decisions relating to the
allocations of Company items of income, gain, loss, deduction or credit shall be made by the Managing Member in any
manner that reasonably reflects the purpose and intention of this Agreement.
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Section 4.9. No Deficit Restoration by Members. No Member shall be required to contribute
capital to the Company to restore a deficit balance in its Capital Account upon liquidation or otherwise.

Section 4.10.  Taxation as a Partnership. It is the intent of the Company and its Members that the
Company be treated as a partnership for income tax purposes, and the terms of this Agreement shall be construed so as
to accomplish that goal. The Managing Member will use its reasonable best efforts to cause the Company to be so
treated.

Section 4.11.  Profits Interest.

(@) The Members agree that, in the event the Safe Harbor Regulation is finalized, the Company
shall be authorized and directed to make the Safe Harbor Election under any proposed or future regulations and the
Company and each Member (including any person to whom an interest in the Company is transferred in connection
with the performance of services) agrees to comply with all requirements of the Safe Harbor with respect to all interests
in the Company transferred in connection with the performance of services while the Safe Harbor Election remains
effective. The Tax Matters Partner shall be authorized to (and shall) prepare, execute, and file the Safe Harbor Election.

(b) “Safe Harbor” means the election described in the Safe Harbor Regulation, pursuant to which a
partnership and all of its partners may elect to treat the fair market value of a partnership interest that is transferred in
connection with the performance of services as being equal to the liquidation value of that interest.

(c) “Safe Harbor Election” means the election by a partnership and its partners to apply the Safe
Harbor, as described in the Safe Harbor Regulation and Internal Revenue Service Notice 2005-43.

(d) “Safe Harbor Regulation” means Proposed Treasury Regulations Section 1.83-3(1) published on

May 24, 2005.

(e) TItis the intent of the Company and all of its Members that the Class B Company Interest of the
Class B Member shall be a profits interest only and shall have a liquidation value of zero on the date of issuance. The
Class B Member shall commence membership in the Company with a Capital Account of zero with respect to its Class
B Company Interest although it will start with an aggregate Capital Account equal to the amount of its Capital
Contribution for its Class A Company Interest.

ARTICLE V
PERCENTAGE INTERESTS; CAPITAL CONTRIBUTIONS; DISTRIBUTIONS; LOANS; GUARANTEED
PAYMENTS

Section 5.1.  Percentage Interests. Each Member owns an initial percentage interest in the class of
Company Interests as is set forth opposite its name on Schedule A (each, a “Percentage Interest”).

Section 5.2.  Capital Contributions. The Members have contributed such capital (a “Capital
Contribution”) to the Company as is reflected on Schedule A; it being acknowledged by the Members that at any time
and from time to time Schedule A may not accurately reflect the Capital Contributions made by a Member and to the
extent the Capital Contributions by any one or more
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Members reflected in Schedule A and the financial books and records maintained by the Company conflict, the
financial books and records of the Company shall control.

Section 5.3.  Further Capital Contributions. The ROI Member shall make additional Capital
Contributions to the Company in such amounts as necessary to fund (a) the shortfall in any Approved Budget or (b) any
amount necessary for the Company to satisfy its distribution obligations set forth in Section 5.5. Except as set forth in
the immediately preceding sentence, no Member shall be required to make any additional Capital Contributions to the
Company or, without the prior written approval of the Managing Member, shall have the right to make any additional
Capital Contributions to the Company. The ROI Member represents and warrants to the MM Member that, on the date
hereof, substantially all the real estate assets of the REIT Investor are owned indirectly by it through the ROI Member.

Section 5.4.  Distributions. Subject to Section 5.5, the Company shall make distributions to the
Members of Net Available Cash at such times as may be approved by the Managing Member in its sole and absolute
discretion. Except for any distribution upon dissolution of the Company (which shall be governed by Article X) and
except as otherwise provided in this Agreement, distributions of Net Available Cash shall be made at in the following
order of priority:

(a) first, to each of the Class A Members, pro rata relative to their Class A Percentage Interests, in
an amount equal to the excess, if any, of (A) the cumulative amount of Preferred Return over (B) the cumulative
amount of all prior distributions made to such Class A Members pursuant to this Section 5.4(a); and

(b) thereafter, to the Class A Members, pro rata relative to their Class A Percentage Interests.
Section 5.5.  Class B Distributions.

(a) At the times and on the terms and conditions set forth in this Section 5.5, subject to Section 7.3,
the Class B Member shall be entitled to demand distributions from the Company.

(b) Between January 1, 2012 and February 2, 2012, the Class B Member may demand a
distribution in an amount not to exceed the amount of the Profits Interest Amount(s), if any, previously calculated as of
dates prior to January 1, 2012. If the Class B Member makes such a demand, then such distribution shall be made to it
on or before February 15, 2012.

(c) Between January 1, 2013 and February 1, 2013, the Class B Member may demand a
distribution in an amount not to exceed the amount of the Profits Interest Amount(s), if any, previously calculated as of
the dates prior to January 1, 2013 less any distributions made pursuant to Section 5.5(b). If the Class B Member makes
such a demand, then such distribution shall be made to it on or before February 15, 2013.

(d) Between July 1, 2013 and August 1, 2013, the Class B Member may demand a distribution in
an amount not to exceed the amount of the Profits Interest Amount(s), if any, previously calculated as of the dates prior

demand, then such distribution shall be made to it on or before August 15, 2013.

(e) Distributions demanded pursuant to this Section 5.5 shall be made to the Class B Member first
by distribution of the appropriate portion of the Great Harvest Note (a “GHN Distribution”)
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until the aggregate amount of such distributions equal the value of the Great Harvest Note, as determined in the
immediately succeeding sentence, and then in cash. For purposes of a GHN Distribution, the parties acknowledge and
agree that (i) the Class B Member shall bear 100 percent of the risk of any decrease in the fair market value of the Great
Harvest Note or any other risk of loss associated with or related to the same, and (ii) without limiting the generality of
the immediately preceding clause (i), (A) the amount of any GHN Distribution shall be equal to the distributed portion
of the unpaid principal balance on the Great Harvest Note (or in the case where the last sentence of the definition of
“Great Harvest Note” is applicable, the corresponding number of shares of stock) which the Members agree shall
constitute its fair market value, whether or not the Great Harvest Note is collectible, in whole or part, and (B) if the
Great Harvest Note is discharged or becomes void for any reason, in whole or part, other than by reason of the
indefeasible payment in whole of the obligations thereunder to the holder of the Great Harvest Note, whether in a
bankruptcy proceeding or otherwise, then, anything in this Agreement to the contrary notwithstanding, (I) the aggregate
amount of the distributions that the Company shall be obligated to distribute to the Class B Member shall automatically
be reduced by the amount so discharged or voided and (II) Project Costs shall automatically be reduced by an amount
equal to the reduction referenced in the immediately preceding clause (I).

Section 5.6.  Resignations; Withdrawals of Capital. Except upon dissolution of the Company or as
may be expressly set forth in this Agreement, no Member shall have the right to withdraw from the Company or
demand or receive the return of its Capital Contributions or any part of its Capital Account, or receive any interest on
its outstanding Capital Account balance or any distribution.

Section 5.7. Loan. Any Member may, at any time, make or cause a loan to be made to the
Company in any amount and on those terms upon which the Company and such Member agree.

Section 5.8.  In-Kind Distributions. With the approval of the Managing Member, distributions to
Class A Members may be made by the Company in kind. For all purposes of this Agreement, (i) any property (other
than the functional currency of the Company) that is distributed in kind to one or more Members with respect to a fiscal
year (including any in-kind distribution upon the dissolution and winding-up of the Company) shall be deemed to have
been sold for cash (in the functional currency) equal to its fair market value, (ii) the unrealized gain or loss inherent in
such property shall be treated as recognized gain or loss for purposes of Section 4.2, (iii) such gain or loss shall be
allocated to each Member's respective Capital Account pursuant to Article IV for such fiscal year, and (iv) such in-kind
distribution shall be made after giving effect to such allocation pursuant to Article IV.

Section 5.9. Limitations on Distributions. Notwithstanding anything expressed or implied to the
contrary in this Agreement, but nonetheless subject to Section 5.3(b), (a) the Company shall not make a distribution to
any Member (i) if such distribution would violate the Act or other applicable law or (ii) to the extent that the Managing
Member reasonably determines that such distribution, if made, would cause the Company (or any Affiliate of the
Company) to be or remain in default under any agreement with a third party, (b) the Company shall not be required to
distribute any amount to the extent that the Company could be subject to any liability to refund or repay such amount or
any liability arising out of the event giving rise to such amount except to Members who have agreed to assume such
liability to the extent of the amount to be distributed in connection with such event and (c) with the approval of the
Managing Member, the Company may retain amounts for the reasonable needs of the business as determined in good
faith by the Managing Member.

Section 5.10. Withholding. Notwithstanding anything expressed or implied to the contrary in this
Agreement, the Managing Member is authorized to take any action that it determines to be necessary or appropriate to
cause the Company to comply with any federal, state, local and foreign withholding requirement with respect to any
payment, allocation or distribution by the Company to any
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Member or other Person. All amounts so withheld and, in the manner determined by the Managing Member (in its sole
and absolute discretion), amounts withheld with respect to any payment, allocation or distribution by any Person to the
Company, shall be treated as distributions to the relevant Members under the applicable provisions of this Agreement. If
any such withholding requirement with respect to any Member exceeds the amount distributable to such Member under
this Agreement, or if any such withholding requirement was not satisfied with respect to any item previously allocated,
paid or distributed to such Member, such Member or any successor or assignee with respect to such Member's Company
Interest hereby indemnifies and agrees to hold harmless the Managing Member, the other Members and the Company for
such excess amount or such amount required to be withheld, as the case may be, together with any applicable interest,
additions or penalties thereon.

Section 5.11.  Interest. No interest shall be paid or credited to the Members with respect to their
Capital Contributions or Capital Accounts or upon any undistributed funds left on deposit with the Company.

Section 5.12.  Guaranteed Payments. Commencing on the fifth Business Day following the
calendar month during which Acquisition Date occurs and on the fifth Business Day of each of the subsequent eleven
calendar months thereafter (the “First 12-Month Period”), the Company shall pay to the MM Member a payment of
$8,000 (each such payment being referred to as a “Monthly Payment”); provided, that, on the fifth Business Day of
each of calendar month during the twelve (12) month period immediately following the First 12-Month Period, the
Company, in its sole and absolute discretion, shall have the right, but not the obligation, to make up to twelve (12)
additional Monthly Payments to the MM Member, subject to such terms and conditions as the Company and the MM
Member shall agree from time to time. Anything in this Section 5.12 to the contrary notwithstanding, the Company
shall have no obligation to make any Monthly Payment to the MM Member pursuant to this Section 5.12 any time after
(a) a Property Sale or (b) any Company Interest held by the MM Member is Transferred to any other Person, including,
without limitation, a Transfer resulting from the death of McCarthy. Payments made pursuant to this Section 5.12 shall
constitute “guaranteed payments” within the meaning of Section 707(c) of the Code.

Section 5.13.  Set Off of MM Member Group Distributions. The MM Member Group
acknowledges and agrees that any one more of the distributions required to be made to it under this Agreement are
subject to set off (a) pursuant to Section 8.4 of that certain Purchase and Sale Agreement, dated as of February 2, 2010
(the “Purchase Agreement”) among CMP Phillips Associates, LLC and MCC Phillips, LLC, as seller, and the
Company, as purchaser, relating to the Property, (b) to satisfy the obligations of the MM Member Group pursuant to
Section 3.3(c), and (c) to satisfy the obligations of the MM Member pursuant to Section 14.6 of the Purchase
Agreement. The parties agree that nothing in this Agreement shall, or is intended to, limit or restrict the right of the
MM Member Group to dispute any set off effected pursuant to this Section 5.13. If (y) any amount set off pursuant to
this Section 5.13 is distributed to the ROI Member and (z) such amount so set-off, in whole or part, is determined to be
improper by a court of competent jurisdiction after exhaustion of all appeals or by settlement by and among the parties
and, in each case, payable to the MM Member Group (the “Disallowed Set-Off Amount”), then, the ROI Member and
the Company shall be jointly and severally obligated to MM Member Group as to payment of the Disallowed Set-Off
Amount.

ARTICLE VI
MANAGEMENT

Section 6.1. Management by the Managing Member.
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(@) Except as expressly provided in this Agreement, the Company shall be managed by solely by
the Managing Member. At any time, the Managing Member shall be the Member holding the greatest Class A
Company Percentage, and in such capacity such Member shall be referred to as the “Managing Member.” As at the
execution of this Agreement, the Managing Member is the ROI Member. Except to the extent there are any limitations
expressly set forth in this Agreement, the Managing Member is hereby authorized and empowered on behalf and in the
name of the Company and in its own name, if necessary or appropriate), to carry out any and all of the purposes of the
Company. Except to the extent, if any, expressly set forth in this Agreement, no Member, other than the Managing
Member, shall have any rights relating to the management, Control, or operation of the Company.

(b) No Member (solely in its capacity as such), other than the Managing Member, shall have any
authority to bind the Company. To the extent a Responsible Party has, at law or in equity, duties (including fiduciary
duties) to the Company, any Member or any other Person bound by this Agreement, except as expressly provided in
this Agreement, all such duties are waived to the fullest extent permitted by applicable law. “Responsible Party” means
the Managing Member, any Authorized Person, any Officer, and to the extent applicable, each partner, stockholder,
officer, director, principal, employee and agent of the Managing Member an its Affiliates.

Section 6.2.  Authorized Persons. The Managing Member shall have the right in its sole and
absolute discretion to (i) delegate its authority in whole or part, to any one or more individuals (each an “Authorized
Person”) and (ii) as part of such delegation, assign to each Authorized Person corresponding titles and positions; it
being acknowledged and agreed that (A) each Authorized Person, acting in such capacity, shall be subject to the
authority of the Managing Member (B) any such delegation shall be on a non-exclusive and non-transferrable basis,
and (C) except as expressly provided in this Agreement, the Managing Member shall have the right, in its sole and
absolute discretion, to terminate any individual as an Authorized Person at any time and/or rescind in whole or part any
authority granted to such individual.

Section 6.3.  Officers. Subject to Section 6.1 and Section 6.2, the Managing Member hereby
appoints Stuart A. Tanz, Richard K. Schoebel , and John B. Roche respectively as the Chief Executive Officer, Chief
Operating Officer and Chief Financial Officer of the Company, and hereby delegates to the aforementioned parties in
this Section 6.3 (collectively the “Officers”) the right and authority to act on behalf of the Company in a manner
consistent with officers holding such titles in a Delaware corporation; provided that, for the avoidance of doubt, the
Officers shall be subject to the authority of the Managing Member.

ARTICLE VII
TRANSFER RIGHTS OF MEMBERS; PUT/CALL PROVISIONS; PROPERTY SALE

Section 7.1. Transfer Restrictions. Except as set forth in this Article VII and Section 3.3(b), no
Member shall (a) have the right to sell, assign, convey, transfer, encumber, pledge, hypothecate, gift, or otherwise
dispose of, whether directly or indirectly, voluntarily or by operation of law or otherwise (collectively, “Transfer” and
each grammatical variation of such capitalized such as “Transfers, ” and “Transferred” shall have the corresponding
meaning) its Company Interests or (b) permit the Transfer of its Company Interest, in each case, to any prospective
Transferee without the prior written consent of the Managing Member, which consent may be withheld or denied in its
sole and absolute discretion (including, without limitation, the exercise of such discretion with respect to itself); it being
agreed that upon the granting of such consent and the compliance with the other obligations set forth in this Section 7.1
relative to Transferees, such Transferee shall become a Member. Any Transfer or attempted Transfer of any Company
Interests in violation of any of the provisions of this Section 7.1 shall be void and of no effect. For the avoidance of
doubt, except as set forth in this Article VII and Section
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3.3(b), any Transfer or attempted Transfer of the beneficial ownership or other direct or indirect equity interest of a
Member shall constitute a Transfer or attempted Transfer of Company Interests in violation of the provisions of this
Section 7.1. The Company believes that the provisions of this Section 7.1 are valid and enforceable. However, to the
extent that the provisions of Section 7.1 are invalid or unenforceable, then, any Member desiring to Transfer its Company
Interest must provide a right of first refusal, at the lower of (i) 75% of fair market value, as determined in the good faith
but in sole and absolute discretion of the Managing Member, or (ii) the minimum price that the Member will sell to a third
party, in order, to (x) the Managing Member, (y) the Company, and (z) each other Member holding the same class of
Company Interests held by such Member, pro rata, and if none, to the Members holding the other class of Company
Interests, pro rata, all pursuant to a right of first refusal process that the Managing Member reasonably, but in its sole and
absolute discretion, implements. Anything in this Agreement to the contrary notwithstanding, any Transferee of Company
Interests shall execute and deliver a joinder agreement to this Agreement and such other instruments and documents as the
Managing Member may reasonably require.

Section 7.2.  Put/Call Option.

(@) The ROI Member and/or any one or more of its designees, including, without limitation, the
Company (collectively “Option Purchaser”) or MM Member shall each have the right to exercise the Put/Call Option
by delivering to the other of a Put/Call Notice during the Put/Call Option Period. If the Put/Call Notice is timely and
properly delivered and the Put/Call Option is thereby exercised, subject to Section 7.2(b), at the Put/Call Closing, the
Option Purchaser will purchase from the MM Member Group, and the MM Member Group will Transfer to the Option
Purchaser, all, but not less than all, the Company Interests (both Class A Company Interests and Class B Company
Interests) owned by the MM Member Group (the “MM Company Interests”) for the Put/Call Purchase Price, free and
clear of all Encumbrances. If the Option Purchaser is a Person other than the ROI Member, and the Option Purchaser
fails to satisfy its obligations in the immediately preceding sentence, then the ROI Member shall satisfy such
obligations.

(b) The Put/Call Closing will be effected on the date designated in the corresponding Put/Call
Notice as the Put/Call Closing Date (the “Put/Call Closing Date™); provided, that, the recipient of the Put/Call shall
have the right to defer the Put/Call Closing Date if, at least seven Business Days prior to the date designated as the
Put/Call Closing Date in the corresponding Put/Call Notice, such recipient delivers to ROI Member or the MM
Member, as the case may be, a notice to such effect which contains the new Put/Call Closing Date which date shall be a
Business Day that is no more than ten Business Days after the date designated in the corresponding Put/Call Notice as
the Put/Call Closing Date. The Transfer of the MM Company Interests subject of the Put/Call Option shall be
memorialized in an agreement substantially in the form of Exhibit A (the “Put/Call Document™”). At the Put/Call
Closing, (i) the ROI Member shall and/or shall cause the Option Purchaser to execute and deliver to the MM Member
Group the Put/Call Document and (ii) each Person comprising a part of the MM Member Group executed and deliver to
the Option Purchaser the Put/Call Document. The Put/Call Purchase Price for the MM Company Interests will be paid
in cash at the Put/Call Closing (the ‘Cash Consideration”); provided, that, (i) any time prior to the Put/Call Closing the
ROI Member shall have the right, but not the obligation, to make an Equity Exchange Offer to the MM Member Group
and (ii) if the MM Member Group accepts such Equity Exchange Offer, which acceptance shall be in the sole and
absolute discretion of the MM Member, then, in lieu of the execution and delivery of the Put/Call Document and the
Option Purchaser paying the Cash Consideration, the ROI Member and the MM Member Group shall implement the
terms and conditions of such Equity Exchange Offer at the Put/Call Closing.

Section 7.3.  Relevant Property Sale. Anything in this Agreement to the contrary notwithstanding,
the Managing Member shall have the right to effect a Property Sale at any time and on
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any terms or conditions agreed upon by the Managing Member. If a Property Sale occurs prior to the earlier to occur of
July 1, 2013 and the first date on which an Exit Event occurs (a “Relevant Property Sale”), then (a) the provisions of
Section 5.5 and Section 7.2 shall terminate without liability on the part of any Person and shall become void and (b)
immediately after the closing of such Relevant Property Sale, the ROI Member and the MM Member Group shall
negotiate in good faith to determine the distribution or payment, if any, to be made to the MM Member Group from the
proceeds of the Property Sale such that the MM Member Group will not be deprived of the distributions and payment that
would have reasonably be expected to have been made to it pursuant to Section 5.5 and Section 7.2 but for such Property
Sale (a “Section 7.3 Payment”); it being acknowledged and agreed that after a Relevant Property Sales, except as
expressly provided in this Section 7.3, no Person constituting a part of the MM Member Group shall have any economic
interest of any kind or nature in or to the Company or any Company Assets. If after 45 calendar days following such a
Relevant Property Sale the ROI Member and the MM Member are unable to resolve upon a Section 7.3 Payment, then
either the ROI Member or the MM Member shall have the right to submit such matter to arbitration. If such matter is so
submitted to arbitration and the ROI Member has received any cash distribution of the proceeds from the Relevant
Property Sale, then the Managing Member shall distribute to the MM Member Group an amount equal to the Interim
Section 7.3 Distribution Amount. Such arbitration shall be administered by Judicial Arbitration and Mediation Services
(“JAMS?”) in its New York City offices and the arbitrator shall be a Qualified Arbitrator. The award of the arbitrator shall
be binding, final and non-appealable; provided, that the arbitrator shall not have any power to alter, amend or modify or
change any of the terms of this Agreement nor to grant any remedy other than the Section 7.3 Payment, if any. The JAMS
administration fee, the arbitrator’s fee, the costs of the use of facilities during the hearings and other similar costs shall be
borne equally by the MM Member and the ROI Member, and each the MM Member and the ROI Member shall bear their
own costs and expenses for attorneys and other similar costs.

ARTICLE VIII
LIMITATION OF LIABILITY; INDEMNIFICATION; EXPENSE REIMBURSEMENT

Section 8.1.  Exculpation; Indemnification.

(a) Except as otherwise required by law or the provisions of this Agreement, no Member (including
the Managing Member), or any of the Company’s current or former owners, directors, managers, Affiliates, officers or
agents, (“Covered Persons”), if any, shall be liable to the Company or to any other Member for any debts, liabilities or
obligations of the Company, whether arising in contract, tort or otherwise, by virtue of such ownership relationship. In
addition, except as otherwise required by law or the provisions of this Agreement, no Covered Person shall be liable to
the Company and the Company shall indemnify such Persons for any action taken, or omitted to be taken, in good faith
and in a manner reasonably believed to be in or not opposed to the best interest of the Company and, with respect to
any criminal action or proceeding, for any action taken, or omitted to be taken, with no reasonable cause to believe that
the conduct was unlawful, in each case except to the extent of the Person’s Bad Conduct or to the extent such action
taken or omitted to be taken constitutes a Duty Breach or a material breach of other material contract between such
Person and the Company. Except as expressly set forth herein, no Member shall have to make any contributions or
deliver any letters of credit, guaranties or other property. Except as expressly set forth in Section 3.3(c), nothing in this
Agreement shall be construed to make any Member liable for any losses or debts of the Company in excess of such
Member’s Capital Contributions already made, or required to be made in accordance with this Agreement, to the
Company.

(b) No Affiliate of any Member (including, the Managing Member) shall have personal liability for
the obligations of such Member hereunder or otherwise, except as provided herein
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or under applicable law or in a written agreement, the parties to which include such Affiliate and the Company.

(c) Nothing in this Agreement, expressed or implied, is intended or shall be construed to give to
any creditor of the Company or to any creditor of any Member or any other Person whatsoever (other than (i) the
Members, (ii) the Company, (iii) the REIT Investor, in the case of Section 2.9, (iv) the Company Group, in the case of
Section 3.3(c), (v) Covered Persons, in the case of Section 8.1(a), (vi) Company Service Providers, in the case of
Section 11.14, and (vii) Sills Cummis, in the case of Section 11.17) any legal or equitable right, remedy or Claim under
or in respect of this Agreement or any covenant, condition or provisions herein contained, and, except as expressly set
forth in this Agreement, such provisions are and shall be held to be for the sole and exclusive benefit of the Members
and the Company.

(d) Inaccordance with the Act, a member of a limited liability company may, under certain
circumstances, be required to return to the Company for the benefit of Company creditors amounts previously
distributed to it as a return of capital. It is the intent of the Members that a distribution to any Member be deemed a
compromise within the meaning of Section 18-502(b) of the Act and not a return or withdrawal of capital, even if such
distribution represents, for income tax purposes or otherwise (in full or in part), a distribution of capital, and no
Member shall be obligated to pay any such amount to or for the account of the Company or any creditor of the
Company, except as provided in this Section 8.1. However, if any court of competent jurisdiction holds that,
notwithstanding the provisions of this Agreement, any Member is obligated to make any such payment, such obligation
shall be the obligation of such Member.

Section 8.2.  Expense Reimbursements. The Company shall reimburse the Members (including the
Managing Member) and each Authorized Person, from time-to-time, for reasonable and documented out-of-pocket
expenses incurred and paid by any of them in the conduct of the Company’s business. Such expenses shall not include
any expenses incurred in connection with a Member’s or Authorized Person’s exercise of its rights as a Member or an
Authorized Person apart from the authorized conduct of the Company’s business. Such reimbursement shall be treated
as expenses of the Company and shall not be deemed to constitute distributions to any Member of profit, loss or capital
of the Company. No Member shall receive any interest, salary or drawing with respect to its Capital Contribution or
Capital Account or for services rendered on behalf of the Company, or otherwise, in its capacity as a Member, except as
otherwise provided in this Agreement or in another agreement between the Member and the Company that has been
approved by the Managing Member.

ARTICLE IX
COMPANY BOOKS AND RECORDS; CERTAIN TAX MATTERS; APPROVED BUDGET

Section 9.1. Books, Records, Etc. The Company shall maintain, or cause to be maintained, a
comprehensive system of office records, books and accounts (which records, books and accounts shall be and remain
the property of the Company) in which shall be entered fully and accurately each and every financial transaction with
respect to the ownership and operation of the property of the Company. Such books and records of account shall be
prepared and maintained at the principal place of business of the Company. To the extent (and only to the extent)
required by the Act, each Member or its duly authorized representative, at the sole cost and expense of such Member,
shall have the right to inspect, examine and copy such books and records of account at the Company’s office during
reasonable business hours and to receive other material information about the Company and its operations; provided,
that, whether or not required by the Act, the Class B Member or its duly authorized representative, at the sole cost and
expense of the Class B Member, shall have the right to inspect, examine and copy those books and records of the
Company necessary to verify the calculation of the Profits Interests Amount for
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any applicable period or the Put/Call Purchase Price for purposes of Section 7.2. A reasonable charge for copying books
and records may be charged by the Company. To the extent (and only to the extent) required by the Act, each Member
shall have the right to audit such records and books of account by an accountant of its choice at its expense. The
Managing Member shall reasonably cooperate with any Member or its agents in connection with any such review or audit
of the Company or its records and books. The Managing Member shall retain all records and books relating to the
Company for a period of at least six years after the termination of the Company and shall thereafter destroy such records
and books only after giving at least 30 days’ advance written notice to the Members, and then only if no Member requests
that such books and records be transferred to it.

Section 9.2. Bank Accounts. All funds of the Company shall be deposited in its name in an
account or accounts maintained with a bank or other financial institution selected by the Managing Member. Checks
and wire transfers shall be drawn upon the Company’s account or accounts only for the purposes of the Company and
shall be signed by duly authorized representatives of the Company.

Section 9.3.  Tax Elections. Any and all federal, state or local tax elections for the Company shall
be made by the Managing Member in its reasonable discretion; provided, that the Managing Member shall cause the
Company to make the election under Section 754 of the Code, if such election is not already in effect, for the first
taxable year of the Company during which a distribution is made to the Class B Member pursuant to Section 5.5 hereof.

Section 9.4. Tax Matters Member. The Managing Member shall be the “Tax Matters Member” of
the Company within the meaning of Code § 6231(a)(7) and in any similar capacity under applicable state or local law
and shall have all of the power and responsibilities of such position as provided in the Code. Any reasonable expenses
incurred by the Managing Member while acting in such capacity shall be paid or reimbursed by the Company.

Section 9.5.  Tax Information. The Company shall cause the Managing Member to deliver to the
Members within a reasonable period of time after the end of each Company Year, any information necessary for the
preparation by the Members of their federal, state and local income tax or other tax returns (including Schedule K-1s)
and shall deliver to the Members any other information reasonably required to be furnished to the Members by law
within the time period for furnishing such information.

Section 9.6.  Approved Budgets. The annual budget for the Company for calendar year 2010 is set
forth on Schedule C hereto. The Managing Member shall prepare a commercially reasonable annual operating budget
for the Company for each of calendars years 2011, 2012 and 2013 prior to the commencement of each such calendar
year. Inits sole and absolute discretion, the Managing Member shall have the right to make any one or more
modifications to any annual budget referenced in this Section 9.6 at any time and from time to time. Each annual
budget referenced in this Section 9.6, as may be modified pursuant to the provisions of this Section 9.6, shall be
referred to as an “Approved Budget.”

ARTICLE X
DISSOLUTION AND TERMINATION

Section 10.1.  Dissolution.

(@) The Company shall be dissolved upon the occurrence of any of the following events:
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(i) (x) the filing by the Company of a voluntary petition for relief under Title 11 of the
United States Code or any successor or amendatory provisions thereto, or (y) 90 days after the filing of an involuntary
petition against the Company for relief under Title 11 of the United States Code or any successor or amendatory
provisions thereto, or (z) 90 days after the appointment of a trustee or receiver of the Company or the assignment of the
Company Assets or any material part of the Company Assets for the benefit of creditors by, of, or with respect to the
Company, unless any such event referred to in subsection (a)(i)(y) or (a)(i)(z) is remedied within 90 days of its
occurrence or unless within 90 days after the occurrence of an event referred to in subsection (a)(i)(x) or the expiration
of the 90-day period referred to in subsection (a)(i)(y) or (a)(i)(z), the Members jointly determine to continue the
Company;

(ii) at the election of the Managing Member to dissolve the Company;

(iii) subject to Section 10.1(b), any other event causing the dissolution of the Company
under the Act after a Property Sale or Put/Call Closing.

(b) The Company shall be dissolved in accordance with Section 10.2. Notwithstanding any
provision of the Act to the contrary, the Company shall, except as expressly provided herein, continue and not dissolve
as a result of the death, retirement, resignation, expulsion, bankruptcy or dissolution of any Member or any other event
that terminates the continued membership of any Member.

Section 10.2. Winding Up, Liquidation and Distribution of Assets.
(a) Upon dissolution, the Managing Member shall immediately proceed to wind up the affairs of
the Company as expeditiously as business circumstances allow and proceed within a reasonable period of time to sell or
otherwise liquidate the Company Assets. In the event that the Managing Member shall, in its discretion, determine that
a sale or other disposition of part or all of the Company Assets would cause undue loss to the Members or otherwise be
impractical, the Managing Member may either defer liquidation of any such Company Assets and withhold
distributions relating thereto for a reasonable time, or distribute part or all of such Company Assets to the Members.

(b) Upon any liquidation, dissolution or winding up of the Company, proceeds from the Company
Assets shall be distributed as follows:

(i) first, to creditors, including Members who are creditors in satisfaction of liabilities of
the Company (whether by payment or the making of reasonable provision for payment thereof) other than liabilities for
which reasonable provision for payment has been made, and for the expenses of winding up or liquidation;

(ii) the balance to the Members in accordance with Section 5.4 and Section 5.5.

The Members intend that the allocation of Profits and Losses pursuant to Article I'V shall produce final Capital Account
balances (including by reason of adjustments to the Gross Asset Value as provided in the definition thereof) that would
cause liquidating distributions to be made to the Members in a manner identical to that described in Section 5.4 and
Section 5.5. To the extent that such allocation provisions would fail to produce such final Capital Account balances, (i)
such allocations shall be amended if and to the extent necessary to produce such result, and (ii) if necessary, items of
gross income and deduction shall be allocated in a manner to achieve such result.
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Section 10.3.  Certificate of Cancellation. When all debts, liabilities and obligations have been paid
and discharged or adequate provisions have been made therefor and all of the remaining property and company assets
have been distributed to the Members, a certificate of cancellation shall be prepared, executed and filed by Managing
Member in accordance with the Act.

ARTICLE XI
MISCELLANEOUS

Section 11.1.  Specific Performance; Other Rights. The parties recognize that various of the rights
granted under this Agreement are unique and, accordingly, the parties shall, in addition to such other remedies as may
be available to them at law or in equity, have the right to enforce their rights under this Agreement by actions for
injunctive relief and specific performance. Except to the extent provided in this Agreement, all rights and remedies of
the Company or any Member hereunder shall be independent and cumulative and may be exercised concurrently or
separately. The exercise of any one right or remedy shall not constitute an election of such right or remedy or preclude
or waive the exercise of any other right or remedy.

Section 11.2.  Notices. All notices or other communications required or permitted to be given
hereunder shall be in writing and shall be delivered by hand or sent, postage prepaid, by registered, certified or express
mail or reputable overnight courier service or by email to the address as set forth in Schedule A or to such other
address, individual or electronic communication number as may be designated by notice given by any Member to the
others and shall be deemed given (a) if delivered by hand, when so delivered, (b) if mailed, three Business Days after
mailing (one Business Day in the case of express mail or overnight courier service) or (c) if emailed, when so emailed
and confirmed by the recipient by reply email or otherwise in writing.

Section 11.3.  Construction; Entire Agreement.

(a) This Agreement, constitutes the entire agreement of the parties with respect to the subject
matter hereof, and supersedes all prior agreements and understandings between them as to such subject matter and all
such prior agreements and understandings are merged herein and shall not survive the execution and delivery hereof.

(b) The headings contained in this Agreement are included for purposes of convenience only, and
do not affect the meaning or interpretation of this Agreement. Any reference to the singular in this Agreement also
includes the plural and vice versa. The use herein of the masculine, feminine or neuter forms shall also denote the other
forms, as in each case the context may require. All references in this Agreement to any numbered Article or Sections
are, unless otherwise indicated, references to the Articles or Sections, as the case may be, of this Agreement that are so

numbered. The words “including”, “include” and “includes” mean, respectively, “including without limitation”,
“include without limitation” and “includes without limitation.”

(c) The MM Member and the ROI Member agree that for all purposes of this Agreement they shall
be deemed to have participated jointly in the negotiation and drafting of this Agreement. If any ambiguity or question
of intent or interpretation arises, then (i) this Agreement shall be construed as if drafted jointly by the MM Member and
the ROI Member and (ii) no provision shall be construed more severely against the Company or any Member. Without
limiting the generality of the preceding sentence, no presumption or burden of proof shall arise or apply favoring or
disfavoring the Company or any Member by virtue of the authorship of any one or more provisions of this Agreement.
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Section 11.4. No Waiver; No Assignment; Etc.. The waiver of any breach of any term or condition
of this Agreement shall not operate as a waiver of any other breach of such term or condition or of any other term or
condition, nor shall any failure to enforce any provision hereof operate as a waiver of such provision or of any other
provision hereof. Except as expressly set forth in this Agreement, the rights and obligations of the Members under this
Agreement may not be assigned or delegated; it being agreed that any attempted assignment or delegation in violation
of this Agreement shall be void.

Section 11.5. Amendments. This Agreement may not be amended or modified except with prior
written consent of the Managing Member, provided that, no amendment or modification to this Agreement shall be
implemented without the prior written consent of all the MM Member if such amendment or modification (a)
constitutes an adverse change to (i) the distribution or allocations rights of the MM Member hereunder relating to its
Class B Company Interest, (ii) the limited liability of the MM Member hereunder or (iii) Section 3.3(a), Section
5.12, Section 7.2, Section 7.3 or this Section 11.5, in each case, detrimental to the MM Member or (b) results in the
addition of any material obligation or restrictive covenant binding on the MM Member, including, without limitation,
any additional Capital Contribution obligation.

Section 11.6.  Severability. If any provision of this Agreement shall be held or deemed by a final
order of a court of competent authority to be invalid, inoperative or unenforceable, such circumstance shall not have the
effect of rendering any other provision or provisions herein contained invalid, inoperative or unenforceable, but this
Agreement shall be construed as if such invalid, inoperative or unenforceable provision had never been contained
herein so as to give full force and effect to the remaining such terms and provisions.

Section 11.7. Counterparts. This Agreement may be executed in one or more counterparts, all of
which shall be considered one and the same agreement, and shall become effective when one or more such counterparts
have been signed by each of the Members and delivered to each of the other Members.

Section 11.8.  Applicable Law; Jurisdiction.

(a) This Agreement shall be governed by and construed in accordance with the laws of the State of
Delaware.

(b) Each Party hereby irrevocably submits to the exclusive jurisdiction of the state courts of the
State of New York and any United States District Court located in the Southern District of New York (“Agreed to
Court”) for the sole purpose of any Proceeding between or among two or more Members and/or the Company relating
to this Agreement in whole or in part. Each Member and the Company hereby agrees not to commence any Proceeding
relating to this Agreement other than before an Agreed to Court except to the extent otherwise set forth in this Section
11.8. “Procedural Claim” means a claim that (i) such Party is not subject personally to the jurisdiction of the Agreed to
Courts, (ii) such Party’s property is exempt or immune from attachment or execution, (iii) any such Proceeding brought
in an Agreed to Court should be dismissed on grounds of forum non conveniens, should be transferred or removed to
any court other than an Agreed to Court, or should be stayed by reason of the pendency of some other Proceeding in
any court other than an Agreed to Court, or (iv) this Agreement or the subject matter hereof may not be enforced in or
by an Agreed to Court. Each Party hereby waives to the extent not prohibited by applicable Law, and agrees not to
assert by way of defense or otherwise in any Proceeding relating to this Agreement, any Procedural Claim.

(c) Anything in this Section 11.8 to the contrary notwithstanding, a Member or the Company may
commence any Proceeding in a court other than an Agreed to Court (i) for the purpose of
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enforcing an order issued by an Agreed to Court, (ii) to seek injunctive relief to enjoin a breach of this Agreement or
(iii) if an Agreed to Court concludes it does not have jurisdiction (subject matter jurisdiction, personal jurisdiction or
otherwise).

Section 11.9.  Waiver Of Jury Trial. THE MEMBERS HEREBY IRREVOCABLY AND
UNCONDITIONALLY WAIVE TRIAL BY JURY IN ANY LEGAL ACTION OR PROCEEDING RELATING TO
THIS AGREEMENT AND FOR ANY COUNTERCLAIM THEREIN.

Section 11.10. No Rights of Third Parties. This Agreement is made solely and specifically
between and for the benefit of the Members hereto and their respective members, successors and assigns subject to the
express provisions hereof relating to successors and assigns, and, except as expressly set forth in this Agreement, no
other Person whatsoever shall have any rights, interest, or claims hereunder or be entitled to any benefits under or on
account of this Agreement as a third party beneficiary or otherwise.

Section 11.11.  Further Assurances. In connection with this Agreement, as well as all transactions
contemplated by this Agreement, each Member agrees to execute and deliver such additional documents and
instruments and to perform such additional acts as may be necessary or appropriate to effectuate, carry out and perform
all of the terms, provisions and conditions of this Agreement, and all such transactions.

Section 11.12.  Survival. The covenants contained in this Agreement which, by their terms, require
performance after the expiration or termination of this Agreement shall be enforceable notwithstanding the expiration
or other termination of this Agreement.

Section 11.13. No Broker. Each Member represents and warrants that it has not dealt with any
broker in connection with this Agreement and agrees to indemnify, defend and hold harmless each other Member and
its Affiliates from all claims or damages as a result of this representation and warranty being false.

Section 11.14.  Services to Members. Each Member hereby acknowledges and recognizes that the
Company has retained, and may in the future retain, the services of various professionals, including, without limitation,
general and special legal counsel, accountants, architects and engineers, for the purposes of representing and providing
services to the Company in the investigation, analysis, acquisition, development, renting, marketing and operation of
the Company Assets, or otherwise (each such Person being referred to herein as a “Company Service Provider”). Each
Member hereby acknowledges that each Company Service Provider may have in the past represented and performed
and currently and/or may in the future represent or perform services for certain of the Members or their
Affiliates. Accordingly, each Member and the Company consents to the performance by each Company Service
Provider of services for the Company and waives any right to claim a conflict of interest based on such past, present or
future representation or services to any of the Members or their Affiliates.

Section 11.15.  Currency. Any exchange of funds between the Company and its Members shall be
made in United States dollars, including, without limitation, any distribution, reimbursement or fee payable to Members
and any Capital Contributions made by Members. In addition, all calculations shall be based on United States dollars.

Section 11.16.  Attorneys’ Fees. Except as set forth in Section 7.3, should any litigation be
commenced between the Members or their representatives, or should any Member institute any proceeding in a
bankruptcy or similar court which has jurisdiction over any other Member hereto or any or all of its property or assets
concerning any provision of this Agreement or the rights and duties of any
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Person in relation thereto, the Member prevailing in such may be granted, a reasonable sum as and for its attorneys’
fees and court and other costs in such matter, which amount shall be determined by the judicial referee, a court in such
litigation or in a separate action brought for that purpose.

Section 11.17.  Representation; Waiver and Indemnification. All the parties hereto acknowledge
their knowledge and understanding of, and agreement to, the fact that the ROI Member and Company have been
represented by the law firm of Sills Cummis & Gross P.C. (“Sills Cummis”) with respect to this Agreement and further
that Sills Cummis is representing only such Persons and no other Member. All of the parties further acknowledge that
Sills Cummis has in the past and continues to represent the ROI Member, certain of its Affiliates, and the
Company. The parties understand and accept responsibility for the fact that they have substantial conflicting
interests. They have been advised by Sills Cummis of their right to and need for independent counsel. The parties have
read and fully understand the terms, conditions and provisions of this Agreement. They acknowledge that all the terms,
conditions and provisions of this Agreement have been accepted by them without any influence whatsoever by any
attorney associated with Sills Cummis. The parties acknowledge and understand that this Agreement is necessary to
preserve harmony and continuity with respect to the management of the Company. As part of the consideration for the
Company’s representation by Sills Cummis in this matter, and for performing the legal work necessary to implement
this Agreement, the parties hereby waive any conflicts of interest on the part of Sills Cummis, and all its past, present
and future shareholders, members, directors, officers and employees and release, hold harmless and indemnify such
firm and its past, present and future shareholders, members, directors, officers and employees from any claims of or
relating to any conflict of interest made by any of the parties or any of their heirs, assignees, administrators, legal or
personal representatives, executors or successors based upon such firm’s representation of the ROI Member, certain of
its Affiliates and the Company and involvement in the transactions which are the subject of this Agreement. This
waiver, release and indemnification shall be binding upon the parties hereto and their respective heirs, executors,
administrators, successors and assignees, and shall inure to the benefit of Sills Cummis and all of its past, present and
future shareholders, members, directors, officers and employees and all such shareholders’, members’, directors’,
officers’ and employees’ heirs, executors, administrators, successors and assignees.

[signature page follows]
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IN WITNESS WHEREOF, the parties have executed and delivered this Agreement as of the date first above

written.
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COMPANY

ROIC PHILLIPS RANCH, L1L.C

By:
Name/Title: John B. Roche, Authorized Person

MEMBERS:

RETAIL OPPORTUNITY INVESTMENTS
PARTNERSHIP, LP, Class A Member and Managing
Member

By: Retail Opportunity Investments GP, LLC, its

general partner

By:
Name/Title: John B. Roche, Authorized Person

MCC REALTY III, LLC, Class A Member and Class
B Member

By:
Name/Title: Michael McCarthy, Manager

Solely for purposes of Section 3.3:

Michael McCarthy, in his individual capacity




SCHEDULE A

MEMBER NAME AND TYPE OF Capital CLASS A CLASS B

IADDRESS COMPANY Contributions PERCENTAGE PERCENTAGE
INTEREST INTEREST* INTEREST

Retail Opportunity Class A Company

Investment Partnership, LP Interest $7,965,000 99.97%

3 Manhattanville Road 0%

Purchase, New York

10577

IMCC Realty III, LLC Class A Company

ic/o Michael McCarthy Interest $2,400

9595 Wilshire Boulevard 0.03% 0%

Suite 214

Beverly Hills, California

90212

IMCC Realty III, LLC Class B Company

ic/o Michael McCarthy Interest

9595 Wilshire Boulevard o

Suite 214 — 100%

Beverly Hills, California

90212

TOTAL $7,967,400 100.0% 100%

* Anything in this Schedule A to the contrary notwithstanding, the Class A Percentage Interest of a Member at any
time shall be a percentage based upon a fraction the numerator of which equals the aggregate Capital Contributions
made by such Class A Member through and including such time and the denominator of which shall be the aggregate
Capital Contributions made by all of the Members with respect to their Class A Company Interests through and
including such time.
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SCHEDULE B
MM Services

Advise regarding entitlements and approvals being sought by tenants.

Advise regarding recommended upgrades to the property.

Advise regarding marketing and advertising.

Advise regarding tenant mix

Advise regarding selection of specific tenants.

Advise regarding leasing strategy for ethnic/Asian project branding.

Advise regarding lease rates and concessions on a space by space basis.

Advise regarding design and implementation of the overall sign program for the property
Advise regarding signage for individual tenants.

Advise regarding collection strategy for tenant arrearages.

Advise regarding community relations and publicity for the repositioning of the property.
Advise regarding vendor selection and pricing.

Advise regarding tax appeal for previous and future periods of ownership.

Advise regarding insurance placement and scope.

Advise regarding general repair and maintenance protocol.

Advise regarding any potential acquisition of any portion of the property by any tenant.
Advise regarding environmental matters, including administering the Conoco relationship.
Advise regarding operating expenses and project costs.




EXHIBIT A
AGREEMENT

This Agreement (this “Agreement”) is made as of [*], 20[**] (the “Execution Date”), by and between each
Person (as such capitalized term and each other capitalized term used herein and not otherwise defined herein are
defined in the LLC Agreement (as defined below)) identified on the signature page hereto as the “Option
Purchaser”(collectively, “Purchaser”), on the one hand, and each Person identified on the signature page hereto as
comprising a part of the MM Member Group (collectively “Seller”), on the other hand. “Parties” mean Option
Purchaser and Seller.

PRELIMINARY STATEMENT

The ROI Member and Seller are parties to the Limited Liability Company Agreement of ROIC Phillips Ranch, LLC,
dated as of February 1, 2010 (as same may be amended from time to time, the “LLC Agreement”y = This Agreement is the
Put/Call Document and is being executed and delivered by the Parties for the purposes of Section 7.2(b) of the LLC
Agreement. [The Option Purchaser is a designee of the ROI Member pursuant to Section 7.2(a) of the LLC
Agreement].1

Now, therefore, the parties hereby agree as follows:

1. Purchase and Sale of MM Company Interests. Seller hereby Transfers to Purchaser, and Purchaser
hereby accepts and purchases from Seller, all the MM Company Interests free and clear of all Encumbrances, in
consideration for a payment by Purchaser to Seller of $[*] (the “Purchase Price”). Simultaneous with the execution and
delivery of this Agreement, Purchaser shall wire transfer to Seller the Purchase Price in immediately available funds to
the following account(s):

[insert wire transfer instructions]

2. Representations and Warranties of the Parties. Each Party hereby represents and warrants to each other
Party that (a) if it is an entity, (i) it is existing and in good standing in the jurisdiction in which it was form and (ii) it
has all requisite power and authority, corporate and otherwise, to execute and deliver this Agreement and to
consummate the transactions contemplated hereby (the “Transactions”) (b) he, she or it has duly and validly executed
and delivered this Agreement; (d) this Agreement constitutes his, her or its valid and binding obligation enforceable
against him, her or it in accordance with its terms; (c) the execution and delivery of this Agreement and the
consummation of the Transactions does not require the consent of, or notice to, any Person, except those that have been
obtained, or breach any agreement to which he, she or it is a party, subject or otherwise bound; and (d) he, she or it
reviewed this Agreement with his, her or its advisors to the extent he, she or it deemed it advisable.

3. Additional Representations, Warranties and Covenants of Seller. Seller represents, warrants and
acknowledges to Purchaser as follows: (a) Seller is the sole owner, beneficial, of record and otherwise, of the MM
Company Interests; (b) all MM Company Interests are free and clear of any Encumbrances; (c) any and all outstanding
membership certificates to the extent evidencing the MM

1 Insert if Purchaser is a Person other than the ROI Member.




Company Interests, if any, in the possession or control of Seller (including the possession or control of attorneys) have
been delivered to, and properly endorsed in favor of, as applicable, Purchaser, and if any such certificates have not been so
delivered, the same are hereby cancelled and have no further force or effect; (d) there is no pending or threatened litigation
or other Claim against Seller that will or could have any adverse effect on the MM Company Interests, and (e) upon giving
effect to the Transactions, Seller (i) shall cease to have any interest of any kind or nature in MM Company Interests or the
Company and (ii) hereby, irrevocably and unconditionally, fully and forever, releases and discharges the Company, the
ROI Member, the REIT Investor and each of their respective Affiliates and Representatives (collectively, “Releasees”)
from any and all Claims, obligations and liabilities that exist of the date hereof to the extent the same relate to the MM
Company Interests, the LLC Agreement or the Company, provided, that the foregoing release and discharge shall not
apply to any written contract, other than the LLC Agreement, between Seller, on the one hand, and any one or more
Releasees, on the other hand.

4. General Indemnity. Seller, on the one hand, and Purchaser, on the other hand (in such capacity, Seller or
Purchaser, as the case may be, being referred to herein as “Indemnitor”) hereby agree to indemnify, defend and hold
harmless the other and each of the other’s equityholders, officers, directors, Affiliates, Representatives, successors and
assigns (each an “Indemnitee”), from and against any Losses incurred by any Indemnitee that arise out of or otherwise
relate to any breach or violation of any representation, warranty or agreement of Indemnitor set forth in this
Agreement. “Losses” means all liabilities, losses, damages, costs or expenses (including reasonable attorneys’ fees and
expenses), Claims, orders or proceedings of any kind or nature.

5. Other Provisions.

(a) Preparation of this Agreement shall for all purposes be deemed to be the joint efforts of the
Parties. No provision of this Agreement shall be construed more severely against any Party.

(b) Without limiting the generality of any provision hereof, each Party shall, from time to time, do
any and all acts and things as may reasonably be required to carry out the terms hereof and to consummate the
Transactions.

(c) This Agreement shall inure to the benefit of, be binding upon and be enforceable by and against
the Parties and their respective successors and assigns.

(d) Except to the extent otherwise provided in this Agreement, all rights and remedies of the Parties
under any provision hereof shall be in addition to any other rights and remedies provided for by any law, including
equitable remedies. All such rights and remedies shall be independent and cumulative. All such rights and remedies
may be exercised concurrently or separately. The exercise of any one right or remedy shall not directly or indirectly
preclude or waive the exercise of any other right or remedy.

(e) Titles of Sections or Subsections are for convenience only. Such titles shall not modify rights
or obligations hereunder. All references herein to a Section or Subsection refer to the corresponding Section or
Subsection of this Agreement unless specific reference is made to a Section or Subsection of another document. The
singular includes the plural, and vice versa.

(f) If any provision hereof or the application thereof to any Person(s) or circumstance(s) is invalid
or unenforceable to any extent, (i) the remainder of this Agreement and the application of such provision to other
Person(s) or circumstance(s) shall not be affected thereby, and (ii) each such provision that is not wholly unenforceable
shall be enforced to the greatest extent permitted by applicable law.




(g) This Agreement may be executed in two (2) or more counterparts, and may be delivered by fax,
PDF or otherwise.

(h) This Agreement is solely for the benefit of the Parties and no other Person is intended to be or
is a third party beneficiary of this Agreement, provided that a Party may in addition exercise rights for the benefit of
one or more Indemnitees.

(i) Each Party will pay the fees and expenses of his or its advisors.

(G) All representations and warranties made by the Parties in this Agreement shall survive, without
limitation as to time, regardless of any investigation made by any other Party.

(k) This Agreement, and the respective rights and obligations of the Parties hereunder, shall be
construed under and be governed by the laws of the State of Delaware without regard to its conflicts of laws
provision. All disputes under this Agreement shall be litigated exclusively in state or federal courts located in borough
of Manhattan, City of New York, State of New York (the “Agreed to Courts”), except that a Party shall not be limited to
the use of the Agreed to Courts if no such Agreed to Court has jurisdiction.

(I) Each Party hereby waives to the extent not prohibited by applicable law, and agrees not to assert
by way of defense or otherwise in any proceeding relating to this Agreement, any Procedural Claim. “Procedural
Claim” means a claim that (i) such Party is not subject personally to the jurisdiction of the Agreed to Courts, (ii) such
Party’s property is exempt or immune from attachment or execution, (iii) any such proceeding brought in an Agreed to
Court should be dismissed on grounds of forum non conveniens, should be transferred or removed to any court other
than an Agreed to Court, or should be stayed by reason of the pendency of some other Proceeding in any court other
than an Agreed to Court, or (iv) this Agreement or the subject matter hereof may not be enforced in or by an Agreed to
Court

(m) EACH PARTY HEREBY WAIVES TRIAL BY JURY WITH RESPECT TO ANY MATTER
RELATING TO THIS AGREEMENT.

(n) This Agreement contains the entire understanding of the Parties with respect to the subject
matter hereof. This Agreement supersedes all prior or contemporaneous communications, whether oral or written,
between or among the Parties as to the subject matter hereof. No amendment or modification of, or waivers relating to,
this Agreement shall be valid or binding upon any Party unless made in writing and executed by such Party.

[Signature Page Follows]




IN WITNESS WHEREOF, the undersigned have executed this Agreement on the date first above set forth.

OPTION PURCHASER/PURCHASER
[insert name(s) of Purchaser]
By:

Name:
Title:

MM MEMBER GROUP/SELLER
[insert name(s) of Seller]
By:

Name:
Title:




EXHIBIT “Q’

ASSIGNMENT OF PENDING TAX APPEAL

ASSIGNMENT OF PENDING TAX APPEAL (this “Assignment”) made as of the day of
2010 by and between CMP PHILLIPS ASSOCIATES, LLC, a California limited liability company, and MCC
PHILLIPS, LLC, a Delaware limited liability company (collectively, “Assignor”), and ROIC PHILLIPS RANCH,
LLC, a Delaware limited liability company (“Assignee”).

WITNESSETH:

WHEREAS, Assignor has simultaneously herewith conveyed to the Assignee all of Assignor's right, title and
interest in and to the premises commonly known as Phillips Ranch Shopping Center, and located at 4-16 Village Loop
Road, Pomona, California (the “Premises”), and in connection therewith, Assignor has agreed to assign to Assignee all
of Assignor’s right, title and interest in and to that certain pending Application for Changed Assessment 2009/10
(Application Number 2009 002252), submitted by Robert Katkowski of MCC Realty Management, Inc. to the County
of Los Angeles Assessment Appeals Board on July 24, 2009 (the “Pending Tax Appeal”).

NOW, THEREFORE, in consideration of the sum of Ten Dollars ($10.00) and other good and valuable
consideration, the receipt and sufficiency of which is hereby acknowledged, the parties hereto hereby agree as follows:

1. Assignor hereby assigns unto Assignee, all of the right, title and interest, if any, of Assignor in and to the
Pending Tax Appeal;

TO HAVE AND TO HOLD the same unto Assignee, its successors and assigns from and after the date hereof.

2. Assignor hereby designates Assignee as the petitioner pursuant to the Pending Tax Appeal and hereby
agrees to promptly execute, acknowledge and deliver such consents, authorizations, affidavits and other documents
requested by Assignee or the City of Pomona to effectuate such designation and to cause Assignee to be substituted as
the petitioner under the Pending Tax Appeal (in place of Robert Katkowski, MCC Realty Management, Inc. or such
other current petitioner) and/or to confirm the foregoing assignment of the Tax Appeal to the Assignee. Assignor
hereby agrees that, from and after the date of this Assignment, Assignee shall have the sole right to act as the petitioner
of the Pending Tax Appeal and to direct and/or settle, in its sole discretion, the Pending Tax Appeal.

3. Assignor hereby represents to Assignee that, except for the July 24, 2009 Application referenced in the
recital of this Assignment, there have been no subsequent filings, hearings or appearances by Assignor (or Robert
Katkowski or MCC Realty Management) related to the Pending Tax Appeal.

4. Subject to the rights of any tenants of the Premises under their respective leases to any tax refund
received in respect of
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the Pending Tax Appeal, any refund received in respect of the Pending Tax Appeal shall be shared by Assignor and
Assignee in proportion to the respective number of days in the underlying tax fiscal year that each party owned the
Premises.

5. This Assignment shall be binding on Assignor and its successors, assigns and legal representatives and
shall inure to the benefit of the Assignee and its successors, assigns and legal representatives.

6. This Assignment may be executed in separate counterparts, which, together, shall constitute one and the
same fully executed Assignment. The entities comprising Assignor shall be jointly and severally liable for the
obligations and liabilities of Assignor hereunder.

7.  Without limiting the foregoing, Assignor agrees to do such other and further acts and things, and to
execute and deliver such instruments and documents as Assignee may reasonably request from time to time, whether on
or after the date hereof, in furtherance of the purposes of this Assignment.

[Signatures appear on the following page.]

Q-2




IN WITNESS WHEREOF, this Assignment has been duly executed as of the date first above written.

ASSIGNOR:

CMP PHILLIPS ASSOCIATES, LLC
a California limited liability company

By: CMP Phillips SPE, Inc.,
a California corporation,
its manager

By:

Michael D. McCarthy, its president

MCC PHILLIPS, LLC
a Delaware limited liability company

By:

Name: Michael D. McCarthy
Title: Managing Director
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EXHIBIT “R”

BLOCKBUSTER L EASE AMENDMENT

AMENDMENT TO LEASE

THIS AMENDMENT TO LEASE (this “Amendment”) is made as of , 2010 between
ROIC PHILLIPS RANCH, LLC (“Landlord”) and PHILLIPS HOME ENTERTAINMENT, LLC d/b/a Blockbuster
Video (“Tenant”).

WITNESSETH:

WHEREAS, Tenant and Landlord’s predecessor in interest have entered into that certain Lease dated as of
November 5, 2003, as amended by that certain Amendment to Lease dated as of November 11, 2004 (collectively, the
“Lease”) pursuant to which Landlord leases to Tenant and Tenant leases from Landlord certain premises known as Unit
14A located in Phillips Ranch Shopping Center, Pomona, California, as more particularly described in the Lease (the
“Premises™); and

WHEREAS, in Tenant has been in arrears with respect to rent payable under the Lease since January, 2008;
and

WHEREAS, Landlord has not heretofore exercised its remedies under the Lease with respect such arrearage
(the “Forebearance”);

WHEREAS, Landlord and Tenant are desirous of modifying and amending the Lease upon the terms and
conditions hereinafter set forth;

NOW, THEREFORE, in consideration of the Forebearance and other valuable consideration, the receipt and
sufficiency of which are hereby acknowledged, it is agreed as follows:

1. The preamble and recitals to this Amendment are hereby incorporated herein by reference and made a
part of this Amendment.

2. Notwithstanding any provision of the Lease to the contrary, Landlord shall have the option (“Termination
Option”) to terminate the Lease at any time by delivering ten (10) days’ written notice of such termination to Tenant, in
which event the term of the Lease shall come to an end and expire on the date set forth in Landlord’s notice as if such
date were the expiration date of the Lease. Upon such termination, Tenant shall deliver the Premises to Landlord in the
condition required under the Lease on the expiration of the term thereof, and neither party shall have any rights or
obligations under the Lease except those that expressly survive termination.

3. Nothing contained herein shall be deemed to require Landlord to exercise the Termination Option or to
continue the Forebearance; nor shall any provision hereof be deemed a
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waiver of any of Landlord’s rights and remedies under the Lease, at law and in equity, all of which are hereby expressly
reserved.

4. Except as herein modified and amended, the Lease is hereby ratified and confirmed and remains in full
force and effect, subject to and in accordance with the terms, covenants, conditions and provisions therein set forth.

5. This Amendment may be executed in any number of counterparts, provided each of the parties hereto
executes at least one counterpart. Each such counterpart hereof shall be deemed to be an original instrument, but all
such counterparts together shall constitute but one agreement.

[Signatures appear on the following page.]
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IN WITNESS WHEREOF, the parties hereto have hereinto set their hands and seals as of the date first written
above.

LANDLORD:

ROIC PHILLIPS RANCH, LLC

By:
Name: John B. Roche
Title: CFO

TENANT:

PHILLIPS HOME ENTERTAINMENT,
LLC d/b/a Blockbuster Video

By:
Name:
Title:
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EXHIBIT “S”

TENANT ESTOPPEL CERTIFICATE

TENANT:

STORE NO: (“Premises”) at Phillips Ranch Shopping Center (“Shopping Center”)
ADDRESS: Pomona, California

The undersigned hereby certifies the following:

(@) The undersigned is the present tenant of the Premises pursuant to that certain Lease dated as set
forth on Exhibit A hereto, by and between , as Landlord, and
, as Tenant (“Lease”). The Lease is in full force and effect and has not been
modified or amended except as set forth on Exhibit A hereto. Except for the documents listed on Exhibit A, there are
no written or oral agreements between landlord and the tenant relating to the Premises [except for an oral arrangement
wherein until the sooner of the date that a new anchor grocery store (“Anchor Store”) opens for business at the Center
or March 1, 2010 (“Deferred Rent Expiration Date”), the Tenant agrees to pay what it can afford per month in respect
of the monthly rent owing under the Lease. Effective the Deferred Expiration Date, full monthly rent payments as set
forth in the Lease shall resume]. The undersigned has not subleased or licensed any portion of the Premises.

(b) The current term of the lease expires on Said Lease contains no renewal
options.

(c) The current monthly base rental of $ and estimated additional rental for
operating expenses and taxes of $ have been paid through

20__. No advance rental has been paid.
(d) A cash security deposit of $ has been paid and is still held by the landlord.

(e) As of the date hereof, the Landlord is not in default in the performance of its obligations under
the Lease, nor does any condition exist which with the giving of notice of the passage of time, or both, would constitute
a default by Landlord under the Lease; and there are no claims, disputes or defenses outstanding with respect to the
Lease.

(f) The undersigned has accepted possession of the Premises and is now occupying the
Premises. Any improvements to be made by the Landlord have been completed to the satisfaction of the undersigned
and the lease term has commenced and full rental is now accruing thereunder. All tenant inducements and/or
allowances owing to the undersigned have been paid in full. All improvements and/or build-out obligations with
respect to the Premises, if any, required to be made by the landlord have been completed and are satisfactory to the
Tenant.
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(g) The undersigned is entitled to no credit, offset or deduction in rent except as provided in the
Lease.

(h) The undersigned has no rights or options to expand the Premises except as may be set forth in
the Lease.

(i) No assignments, subleases, mortgages, hypothecation, or other transfers or any of Tenant’s
interest in the Lease are currently in effect except as set forth on Exhibit A hereto.

(G) The undersigned has no right to remove any property from the Premises except as set forth in
the Lease including its trade fixtures and personal property.

(k) Said Lease contains no option to purchase, nor are there any covenants contained in said Lease
or any other instrument whereby the undersigned has a right to acquire, an interest in and to said land and
improvements.

(1) The person signing this Estoppel Certificate is duly authorized to sign this Certificate on behalf
of Tenant.

The information contained in this Certificate may be relied upon by Retail Opportunity Investments Corp. or
its assignee (“Buyer”) and any lender of Buyer in connection with the contemplated sale of the Shopping Center to

Buyer.

TENANT:

By:
Name:
Title:

Date: 20

_
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EXHIBIT “T”

REA ESTOPPEL CERTIFICATE

Re: Reciprocal Easement and Operating Agreement and Declaration of Covenants, Conditions and Restrictions,
dated as of April 14, 1997, between Phillips Village Associates, L.P. (“Phillips Village”) and Liborio and Ruby
J. Turriciano (“LRT”) recorded May 9, 1997 in the Recorder’s Office of Los Angeles County, California, as
Instrument No. 97 702755 (the “REA™)

Premises: Phillips Ranch Shopping Center
4,8, 10, 12, 14, 16 Village Loop Road
Pomona, California

To Whom It May Concern:

The undersigned understands that CMP Phillips Associates, LLC and MCC Phillips, LLC (collectively,
“Owner”) contemplate the sale of Seller’s interest in the Premises to ROIC Phillips Ranch, LLC (“Buyer”) and that in
connection therewith, Owner has requested that the undersigned, as a party to the REA, deliver this Estoppel
Certificate. Owner is the successor in interest to Phillips Village as the owner of the Premises and the undersigned is
the successor in interest to LRT under the REA.

The undersigned, as the owner of the parcel other than the Premises which is benefited and/or burdened by the
REA (the “Graziano’s Parcel”), hereby certifies to Buyer and its successors and assigns in connection with the
contemplated sale of the Premises to Buyer, the following:

1. The REA is in full force and effect and has not been assigned, modified, supplemented or amended in any
way, except as set forth above;

2. Neither Owner nor the undersigned is in default of any of their respective obligations under the REA;

3. The undersigned currently pays the monthly sum of $ to Seller in respect of its share of the
cost of operating and maintaining common areas of the Graziano’s Parcel and the Premises. All payments due pursuant
to the REA have been paid through , 20__; and no such charges have been paid more than one (1)
month in advance of their due date. No amounts are owing by Owner to the undersigned under the REA; and

4. The undersigned is duly authorized to execute this Estoppel Certificate.




The undersigned understands that Buyer will be relying on this Estoppel Certificate and that the undersigned
will be bound by this Estoppel Certificate.

RUBY JEAN TURRICIANO, Trustee of
Turriciano Living Trust, dated May 17, 2010

Date: _,2010
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EXHIBIT “U”

CONOCOPHILLIPS NOTICE LETTER

, 2010
[Name]
[Company]
[Mailing Address]

[City, State, Zip]

Re: License Agreement, dated October 19, 2007, between CMP Phillips Associates, LLC and ConocoPhillips
Company, as amended by Amendment to License Agreement, dated February 25, 2009, between CMP Phillips
Associates, LLC and ConocoPhillips Company (collectively, the “License Agreement”)

Dear|[ |:

Please be advised that, as of the date set forth above, the real property commonly known as Phillips Ranch
Shopping Center located at 4-16 Village Loop Road, Pomona, California (“Shopping Center”) was purchased by ROIC
Phillips Ranch, LLC (“New Owner”).

For property management issues, please contact Michael McCarthy at (__ ) __ -

For notices and all other purposes under the License Agreement, the address for the New Owner is:

Retail Opportunity Investments Corp.
3 Manhattanville Road, 27d Floor
Purchase, NY 10577
Attn: Rich Schoebel

The instructions set forth herein are irrevocable and are not subject to modification in any manner except that
New Owner and any successor owner of the Shopping Center identified in writing by New Owner, may by written
notice to you rescind or revise the instructions contained herein.

Very truly yours,

CMP PHILLIPS ASSOCIATES, LLC
a California limited liability company

By: CMP Phillips SPE, Inc.,

a California corporation,
its manager
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By:

Michael D. McCarthy, its president

MCC PHILLIPS, LLC
a Delaware limited liability company

BY:

Name: Michael D. Mccarthy
Title: Managing Director
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EXHIBIT “V”

REA PARTY NOTICE LETTER

, 2010
[Name]
[Company]
[Mailing Address]

[City, State, Zip]

Re: Reciprocal Easement and Operating Agreement and Declaration of Covenants, Conditions and Restrictions,
dated as of April 14, 1997, between Phillips Village Associates, L.P. and Liborio and Ruby J. Turriciano
recorded May 9, 1997 in the Recorder’s Office of Los Angeles County, California, as Instrument No. 97
702755 (the “REA”)

Dear [ ]:

Please be advised that, as of the date set forth above, the real property commonly known as Phillips Ranch
Shopping Center located at 4-16 Village Loop Road, Pomona, California (“Shopping Center”) was purchased by ROIC
Phillips Ranch, LLC (“New Owner”). The undersigned hereby irrevocably instructs and authorizes you to hereafter
make all payments that are due to the owner of the Shopping Center under the REA payable to ROIC Phillips Ranch,
LLC and deliver such payments to:

Retail Opportunity Investments Corp.
P.O. Box 100081
Pasadena, CA 91189-0081

For property management issues, and billing and collection issues, please contact Michael McCarthy at

D B

For notices and all other purposes under the REA, the address for the New Owner (“New Owner’s Address”)
is:

Retail Opportunity Investments Corp.
3 Manhattanville Road, 2" Floor
Purchase, NY 10577
Attn: Rich Schoebel

Please revise your liability insurance coverage to have the New Owner listed as an additional insured, and
please provide a copy of such revised certificate of insurance promptly to the New Owner at the New Owner Address.
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The instructions set forth herein are irrevocable and are not subject to modification in any manner except that
New Owner and any successor owner of the Shopping Center identified in writing by New Owner, may by written
notice to you rescind or revise the instructions contained herein.

V-2

Very truly yours,

CMP PHILLIPS ASSOCIATES, LLC
a California limited liability company

By: CMP Phillips SPE, Inc.,
a California corporation,
its manager




EXHIBIT “W”

HOLDBACK ESCROW AGREEMENT

This HOLDBACK ESCROW AGREEMENT (“Escrow Agreement”) is dated as of , 2010,
between CMP PHILLIPS ASSOCIATES, LLC, a California limited liability company and MCC PHILLIPS, LLC, a
Delaware limited liability company (collectively, “Seller”), ROIC PHILLIPS RANCH, LLC, a Delaware limited
liability company (“Purchaser”), and FIRST AMERICAN TITLE INSURANCE COMPANY (“Escrow Agent”).

WITNESSETH:

WHEREAS, Seller and Purchaser entered into that certain Purchase and Sale Agreement dated as of February
1, 2010 (“Purchase Agreement”) with respect to the sale by Seller to Purchaser of that certain shopping center known
as Phillips Ranch Shopping Center, located at 4-16 Village Loop Road, Pomona, California, as more particularly
described in the Purchase Agreement (the “Property”); and

WHEREAS, those certain groundwater monitoring wells installed at the Property in connection with the
Village Cleaner SLIC Case No. 0442 require abandonment in accordance with applicable local and state regulations
(“Well Abandonment Work”); and

WHEREAS, in connection with the closing and conveyance of the Property by Seller to Purchaser, Seller and
Purchaser have agreed that Purchaser shall, at Seller’s cost, engage a duly qualified and licensed environmental
consultant or engineer (“Environmental Consultant”) to perform the Well Abandonment Work in accordance with a
final, written proposal to be provided by Environmental Consultant to Purchaser (“Proposal”); and

WHEREAS,; in order to provide the funds to pay for the Well Abandonment Work to be performed pursuant
to the Proposal, the parties are entering into this Escrow Agreement whereby Seller is depositing with the Escrow
Agent the sum of Thirteen Thousand Five Hundred and No/100 Dollars ($13,500.00) (together with any undisbursed
interest thereon, the “Escrow Fund”) to be held and disbursed in accordance with the provisions of this Escrow
Agreement;

NOW, THEREFORE, in consideration of Ten and No/100 ($10.00) Dollars and other good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, Seller, Purchaser and Escrow Agent
hereby agree as follows:

1. Receipt of the Escrow Fund is hereby acknowledged by Escrow Agent. Escrow Agent agrees to hold the
Escrow Fund in escrow and disburse the Escrow Fund in accordance with the terms of this Escrow Agreement.

2. Purchaser shall provide copies of the Proposal to Seller and Escrow Agent promptly following
Purchaser’s receipt of same.

3.Purchaser shall have the right to requisition payment out of the Escrow Fund in the amount of any invoice
received by Purchaser from Environmental Consultant for Well Abandonment Work rendered pursuant to the Proposal
by sending a written notice to Escrow Agent and Seller specifying the amount being requested (the “Requisition
Notice”) accompanied




by a copy of Environmental Consultant’s invoice for the requisitioned payment amount. Within seven (7) days after
receipt of a Requisition Notice, provided that Seller has not within such seven (7) day period given Escrow Agent any
written objection thereto made in good faith and supported by a reasonably detailed explanation for such objection,
Escrow Agent shall disburse out of the Escrow Fund the amount shown on the invoice included with such Requisition
Notice either (a) directly to Environmental Consultant (and provide evidence of payment made to Environmental
Consultant to Seller and Purchaser) or (b) to Purchaser if Purchaser includes with its Requisition Notice evidence that
Purchaser has paid to Environmental Consultant the amount shown on the invoice for which reimbursement is being
requisitioned.

4. Within seven (7) days after receipt of written notice from Purchaser that all Well Abandonment Work
under the Proposal has been performed and paid for in full, Escrow Agent shall pay the undisbursed portion of the
Escrow Fund, if any, to Seller.

5. In the event that the Escrow Fund shall be insufficient to cover all costs associated with the Well
Abandonment Work, Purchaser shall pay such excess cost and the amount thereof shall be offset against any
distributions in respect of Profits Interest owing to MCC Realty III, LLC under the Operating Agreement.

6. Escrow Agent shall invest the Escrow Fund in an FDIC insured account at a commercial bank having an
office in the State of California. The rate of interest or yield need not be the maximum available and Escrow Agent
shall have no liability whatsoever therefor. Seller shall be responsible for paying all taxes on any interest earned on the
Escrow Fund. The obligations in this paragraph shall survive the disbursement of the Escrow Funds.

7. In the event that a dispute shall arise as to the disposition of the Escrow Fund or any other funds held
hereunder in escrow, Escrow Agent shall have the right, at its option, to either hold the same or deposit the same with a
court of competent jurisdiction pending a final non-appealable decision of such court, and Escrow Agent shall be
entitled to rely upon the decision of such court.

8. Escrow Agent shall have no liability whatsoever arising out of or in connection with its activity as escrow
agent provided it does not act in bad faith, gross negligence or in willful disregard of the terms of this Escrow
Agreement and Seller and Purchaser jointly and severally agree to indemnify and hold harmless Escrow Agent from all
loss, cost, claim, damage, liability and expenses (including reasonable attorneys’ fees) which may be incurred by
reason of its acting as escrow agent unless caused by Escrow Agent’s bad faith, gross negligence or willful disregard of
the terms of this Escrow Agreement.

9. Escrow Agent shall be entitled to rely upon any judgment, certification, demand or other writing
delivered to it hereunder without being required to determine the authenticity or the correctness of any fact stated
therein, the propriety or validity thereof, or the jurisdiction of a court issuing any such judgment. Escrow Agent may
act in reliance upon (x) any instrument or signature believed to be genuine and duly authorized, and (y) advice of
counsel in reference to any matter or matters connected therewith.




10. In the event of a dispute concerning disposition of the Escrow Fund, the party to whom the Escrow Fund
is finally awarded by a court of competent jurisdiction shall be entitled to be reimbursed by the other party for its
reasonable legal fees incurred in the dispute.

11.  This Escrow Agreement shall be governed by and construed in accordance with the laws of the State of
California.

12.  This Escrow Agreement shall be binding upon and inure to the benefit of Seller, Purchaser, Escrow
Agent and their respective successors, assigns and legal representatives.

13. This Escrow Agreement sets forth the entire understanding of the parties with respect to the subject
matter hereof and shall not be modified or amended without the express written consent of the parties hereto. This
Escrow Agreement may be executed in counterparts.

14.  All notices or other communications hereunder to either party shall be (i) in writing and shall be deemed
to be given or made (as the case may be) on the earlier to occur of (a) actual receipt or (b) the third (3') business day
after deposit of both the original and copy as provided below in a regularly maintained receptacle for the United States
mail, by registered or certified mail, return receipt requested, postage prepaid, addressed as provided hereinafter, and
(ii) addressed as set forth on the signature page of this Escrow Agreement. Notices and other communications may
also be given by overnight courier service or United States Express Mail, in which event, the notice shall be deemed
delivered on the next business day in the event overnight courier service or United States Express Mail (in each case
with next business day delivery specified) is used. The attorneys for Seller and Purchaser may give notices and/or
communications on behalf of their respective clients.

15. Except as defined herein, all capitalized terms used in this Escrow Agreement shall have the meanings
given to such terms in the Purchase Agreement.

[REMAINDER OF THIS PAGE IS INTENTIONALLY LEFT BLANK]




IN WITNESS WHEREOF, this Escrow Agreement has been duly executed as of the date above written.

SELLER:

CMP PHILLIPS ASSOCIATES, LLC
a California limited liability company

By: CMP Phillips SPE, Inc.,
a California corporation,
its manager

By:
Michael D. McCarthy, its president

MCC PHILLIPS, LLC
a Delaware limited liability company

By:
Name: Michael D. McCarthy
Title: Managing Director

PURCHASER:

ROIC PHILLIPS RANCH, LLC
a Delaware limited liability company

By:
Name:
Title:

[Signatures continue on following page.]




ESCROW AGENT:

FIRST AMERICAN TITLE
INSURANCE COMPANY

By:
Name:
Title:

MCC Realty III, LLC hereby executes this Escrow Agreement solely for the purpose of acknowledging and agreeing to
the provisions contained in Paragraph 5 of this Escrow Agreement.

MCC REALTY III, LLC
By:

Name: Michael D. McCarthy
Title: Manager

Address for Notices to Escrow Agent:
First American Title Insurance Company
777 S. Figueroa St., Suite 400

Los Angeles, California 90017

Attn: Barbara Laffer

Address for Notices to Purchaser: Address for Notices to Seller:

c/o Retail Opportunity Investments Corp. c/o MCC Realty Management

3 Manhattanville Road, 2" Floor 9595 Wilshire Boulevard, Suite 214

Purchase, New York 10577 Beverly Hills, California 90212

Attn: Richard Schoebel Attn: Michael McCarthy
with a copy to: with a copy to:

Sills Cummis & Gross, P.C. Resch Polster & Berger LLP

One Rockefeller Plaza 9200 Sunset Boulevard, 9th Floor

New York, NY 10020 Los Angeles, California 90069

Attn: Edwin Weinberg, Esq. Attn: Real Estate Notices (RMR/NR)




Premises

6-CD Village Loop Road
Tables and Chairs
Refrigeration systems
POS System

10 Village Loop Road

14-C Village Loop Road
Coffee Dispensers & Supplies
Computer

POS System

Furniture, Chairs, Tables, etc.

SCHEDULE “1.3”

PERSONAL PROPERTY

Personal Property

Yogurt Machines

Refrigeration systems

Cappuccino Machine

Schedule "1.3"




SCHEDULE “1.5”
SCHEDULE OF LEASES

1. Aim Mail Center
Lease dated June 7, 2006
Amendment No. 1 dated July 13, 2006
Oral Arrangements: Tenant is to pay what it can afford, balance owed to accrue

2. New Community Church

Lease dated July 20, 2004

Amendment No. 1 dated November 2, 2004

Lease Extension dated August 11, 2008
TI Allowance: Replacement of Carpet, New Door Sign. No dollar amounts were assigned. Bid/Proposal
requires Landlord's approval

3. Sahara Café

Lease dated September 1, 2003

Assignment No. 1 dated May 12, 2004

Assignment No. 2 dated September 30, 2005

Oral Arrangements: Tenant is to pay $6,000 gross rent/month, balance owed to accrue
TI Allowance: Remaining - $2,087.68

4. Ranch Liquor

Lease undated (Year 2004)

Guaranty of Lease, dated September 28, 2005
Assignment of Lease dated October 31, 2005

Option to Renew Letter dated April 28, 2009

5. Pro Nails and Spa

Lease dated June 22, 2004

Amendment No. 1 dated October 2004

Amendment No. 2 dated December 11, 2004

Sublease Agreement, dated September 25, 2007

Landlord's Consent to Sublease dated October 1, 2007

Landlord's Consent to Sublease No. 2 dated May 29, 2008

Oral Arrangements: Tenant is to pay $2,600 gross rent/month, balance owed to accrue

6. Phillips Ranch Youth World
Lease undated
Options: Two (2) options, Five (5) years each

7. Precise Christian Academy

Lease dated January 5, 2009

Amendment No. 1 dated January 8, 2009

Oral Arrangements: Tenant is to pay what it can afford, balance owed to accrue
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8. Phillips Ranch Pharmacy
Lease dated April 22, 2005
Occupancy Notice dated August 6, 2005

9. ConocoPhillips

Ground Lease dated October 9, 1981

Option to Extend Letter dated December 10, 1991

Option to Extend Letter dated January 24, 1997

Option to Extend Letter dated January 29, 2002

Option to Extend Letter dated January 22, 2007

Indemnity Agreement dated October 22, 1992
Environmental Indemnity Agreement dated March 4, 1993
License Agreement dated February 1, 1994

License Agreement dated April 26, 1999

License Agreement dated October 19, 2007

Amendment to License Agreement dated February 25, 2009
Tenant has gone dark, still is to pay rent.

Tenant is to pay a CPI Increase annually in January

10. Casa Jimenez
Lease dated June 22, 2004
Options: One (1) option, Five (5) years

11. Angel's Animal Care
Lease dated February 11, 1997
Tenant is currently Month to Month
Oral Arrangements: Tenant is to pay $1,800 gross/month, balance does not accrue for Tenant.

12. Lawrence Pirrone/State Farm

Lease dated July 7, 2004

Amendment No. 1 dated October 29, 2004
Confirmation of Option Letter dated October 12, 2005
Lease Extension dated June 18, 2008

Tenant is currently Month to Month.

13. Dr. Howard Glassman

Lease dated October 14, 2004

Amendment No. 1 dated December 13, 2004
Amendment No. 2 dated June 14, 2005

14. Elite Dental Specialties
Lease dated June 14, 2005
Oral Arrangements: Tenant is to pay what it can afford, balance to accrue

15. H&R Block
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Lease dated May 31, 2006

Start Date Agreement dated June 16, 2006
Options: One (1) option, Five (5) years
Tenant has gone dark, is still to pay rent.

16. SuperWok

Lease dated June 23, 2004

Amendment No. 1 dated April 25, 2005

Amendment No. 2 dated October 30, 2006

Assignment No. 1 dated April 25, 2005

Assignment No. 2 dated November 8, 2006

Options: One (1) option, Five (5) years

Oral Arrangements: Tenant is to pay what it can afford, balance to accrue

17. Style Cuts

Lease dated November 1, 2004

Occupancy Notice dated April 28, 2005
Assignment of Lease dated August 25, 2005
Options: Two (2) options, Five (5) years each

18. Village Cleaners

Lease dated October 13, 2000

Assignment of Lease dated December 31, 2002

Assignment of Lease dated April 3, 2006

Tenant is to pay a CPI increase annually in November, floor of 4% and ceiling of 6%.
Options: Two (2) options, Five (5) years each

19. Blockbuster

Lease dated November 5, 2003

Amendment No. 1 dated November 11, 2004
Tenant currently is not paying rent.

20. Great Harvest

Lease dated July 31, 2009

Lease Guaranty dated July __, 2009

Promissory Note Secured by Security Agreement dated July 16, 2009
Security Agreement dated July 16, 2009

State and County UCC-1 Financing Statements

Occupancy Notice dated August 1, 2009

Occupancy Notice Amendment dated January 25, 2009

Amendment dated January 26, 2010

Leasing Commission: $5/rsf, as finally measured

21. Imperial Spa

Lease dated November 11, 2009
Occupancy Notice dated November 12, 2009
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Leasing Commission: $5/rsf, as finally measured
Tenant Improvement Allowance: $50/rsf, as finally measured

22. Graziano's
Reciprocal Easement and Operating Agreement dated April 14, 1997

Schedule "1.5"
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Culabase:  MCCPROP Aged Delngunces Page 1
MCC Production Dalabases Dl V0
ENTITY: Q20101 CMP Phillkgs Associates, LLC Tiene 458 PM
Period: 0110
involce Dale  Calegary Source Amouri Curmenl 1 Moaith 1 Mianiihe IMonihs 4 Months
02101-000093  AIM Mail Certer #126. ‘DayDue: - 1 DelgDay &
; m&mm l‘.-tﬂnuml. ﬂ‘lﬂﬂlﬂﬂ 1.!!&.00
62009 ANT BASE RENT CH 17500 000 000 0o ET 175,00
G000 TAX  PROPERTY TAX REIME CH 14388 000 (1] 0.00 0.00 149,89
WIS009  WAT WATER REIMBURSEMENT CH 14318 0,00 000 .00 00 143.18
TIZ000  CAM  COMMON AREA MAINTENA CH .87 0,00 000 .00 0.00 1187
TIZ009 INS  INSURAMNCE REIMBURS CH 10825 000 000 0.00 000 108.25
TR0 RNT BASE RENT CH 292500 Q.00 L1} 0.00 000 262500
TNZO0A  TAX  PROPERTY Tax REIME CH II8TT 0.00 000 0.00 0.00 226,77
AN008  CAM  COMMOM AREA MAINTENA CH 21187 0.00 0.00 0.0 0o 211.87
AN2009 NS INSURANCE REIMEURS CH 10925 0.00 000 Q.00 ] 109.25
AM2008  RNT  BASE RENT CH 292500 0.00 0.00 0.00 000 2.925.00
BP0 TAX PROPERTY TAX REIMB CH ETT 0.00 0.00 0.0 0.00 6.TT
BE009  WAT WATER REIMBURSEMENT  CH 13712 0.00 0.00 0.00 0.00 13712
W00 CAM COMUON AREA MAINTENA CH 21187 0.00 Lili o) .00 000 21187
W08 INS  INSURANCE REIMBURS CH 10925 0.00 000 000 0.00 10025
W2008  RANT  BASE RENT CH 292500 0.00 000 000 0.00 2.925.00
WE002  TAY PROPERTY TAX REIME CH 228.77 000 0.00 000 0.00 2607
1172008 CAM  COMMOM AREA MAINTEMA CH a1.87 000 0.0 (i 291.87 0.00
1WIZ008  INS  INSURANCE REIMBURS CH 108.28 oo 0.00 0.00 10825 000
W00 BMT  BASE RENT cH 2.825.00 oo 0.00 0.00 292500 0.00
WWIEO08  TAX  PROPERTY TAX REIME CH HETT 000 0.00 .00 2877 0.00
1VETE00E  WAT  WATER REIMBURSEMENT CH 143.48 0.00 0.00 0.00 14348 000
112009 CAM  COMMON AREA MAINTEMA CH 1.8 000 0.00 21187 0.00 000
TARD0E  INS  INSURANCE REIMBURS CH 109,28 0.00 0.00 10025 0.00 000
11MI2008  RNT  BASE RENT CH 2,926.00 000 0.00 2,925.00 0.00 000
11172008 TAX PROPERTY TAX REMB CH X877 [ 0.00 27T 0.00 000
122008 CAM  COMMON AREA MAINTEMA CH 21187 L) 2187 0.00 0.00 0.00
112008 NS INSURANCE REMBURS CH 109.2% 0uog 10928 Q.00 0.00 0.00
121120080 RNT BASE RENT CH 2,52%5.00 0.00 292500 0.00 000 0.00
20000 TAX  PROPERTY TAX REIME CH 29877 0.00 2RIT 0.00 0.00 000
123 NE000 WAT WATER REIMBURSEMENT CH 11458 000 115.58 oo 000 000
VIR0 CAM  COMMON AREA MANTENA CH Mm.a 2187 0.0d 0.00 il 000
VIR NS INSURANCE REIMBURS CH 10825 100.25 00 0.00 000 .00
12610 RNT  BASE REMT CH 2.825.00 2.025.00 .00 0.00 0.00 000
WOt TAX  PROPERTY TAX REIME CH 22677 6.r7 000 0.00 0.00 000
AIM Mail Center 8126 Total: 25.474.48 3,472 80 3,588 47 347280 IS6IT 102386
i Massor Occupdnt I Angels-1. 4 DayOuel 1 DelgDay: 2
Vs BBz Gument | 0 - st Payment: . T152010 1.800.00
L (eomy 28817 e S L s G
1217008 WAT  WATER HEMBURSEMENT CH .62 0.00 4482 000 000 0.00
Angels Animal Case Total: 4482 0.00 44 62 0.00 0.00 oo
020101-000048 . Blockbuster - i Master Ootupant ki Blockbus-1 : Dq'hu' “f DelgOoy: . 9
S0 Michael McCarthy A Cument Pﬂmﬂ-‘ CVRR00E T HTES
172008 CAM  COMMON AREA MAINTENA CH 85355 0.00 000 Q00 803,55
WIR0ME NS INSURANCE RETMBURS CH 268,81 0.00 Don 000 6051
101 20 HMT HASE RENT CH 581403 0.00 L] 0.0 5.814.03
112008 TAX PROPERTY TAX REIMB EH 550083 000 000 0.00 550,63
H1Z008  CAM  COMMON AREA MAINTENA CH B93.55 000 009 0.00 89385
HUZOOE NS INSURANCE REIMBURS CH 26661 000 1] 0.00 269,61
ZUZ00E  RNT  BASE RENT CH 6,412 43 000 000 0.00 541243
P08 TAX  PROPERTY TAX REIME CH 55863 0.00 0.0 0.00 559,63
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Dawbase.  MOCPROP Agod Delnquancies Fage: 2

MCC Proguction Dalabases Data: w010

ENTITY: a201m CAE Philips Associates, LLC Time: 0458 FM

Period: 0110

Ivwcsce Date Calegary Sournce Amgunt Ciurend 1 Month I Montha 3 Months & Monthe
A lrFine] CAM  COMMON AREA MAINTEMA CH 89355 0.00 Q.00 0.0 Q.00 B93.55
Elranei] ING  INSURANCE REIMBURS CH Pt LA 000 Q0d 000 0,00 9681
W00 RNT BASE RENT CH G.412.43 0.00 (i) 000 0.00 E.417.43
108 TAY PROPERTY TAX REIMB CH 55983 000 o0 000 0.00 555,83
412008 CAM  COMMON ARER MAINTENA CH 803,55 0.00 [ <1] 0.00 000 B03.55
412008 NS INSURANCE REIMBURS CH 269.61 000 []=+] o.o0 000 269.61
A2o0a ENT BASE RENT CH B41243 a0 .00 oo0 000 6.412.43
a12008 TAX PROPERTY TAX REIMB CH 55863 0.00 000 0,00 [+] 1] L5 Tk
SM2008 CAM  COMMON AREA MAINTEMA CH B33 55 Q.00 000 0,00 g 893.55
SHR008 NS INSURANCE REIMBURS CH 26581 000 000 .00 0.00 206861
5172008 RMT BASE RENT CH GAIZ AT 000 000 0.00 0.00 641243
SRH008 TAX PROFPERTY TAX REIME CH 550083 000 0.0 0.on 0.00 55083
Lalrins ) CAM  COMMON AREA MAINTENA CH B3 55 00D 0o .00 0.0 B33 55
1008 NS INSURANCE REIMBURS CH 26981 00D Q.00 000 0.0 G081
81r2008 RNT BASE RENT CH 641243 000 Q.00 00 0.00 B.412.43
612008 TAX  PROPERTY TAX REIMB CH 558,63 <] Q.00 0o 0.00 55883
Flalrdi o] CAM  COMMOMN AREA MAMTENA CH 85355 il } Q.00 000 0.00 89355
TMZpOs INS INSLIRANCE REIMBLRS CH 20981 1 1a’i } 000 non 0.00 Fi-1 L3
rrzoo8 RNT BASE RENT CH fa12.43 .00 0.00 o090 0.00 641743
THI2008 TAX PROPERTY TAX REIMB CH S508Y [i1ii] 0.00 0.0a 0.00 25983
Brrzo08 CanM  COMMOMN AREA MAINTENA CH 833,55 000 0.00 oo 0.00 EB3 S
BAI2008 INS  INSURAMNCE REIMBURS CH JE0081 oo 0.00 D.00 000 Ha@
BA2008 RMT BASE RENT CH 641243 oo 000 0.00 0.00 B412.43
Ari2008 Tax PROPERTY TAX REIMA CH 50083 ooo 000 0.00 0,00 55083
2112008 Carl  COMMON AREA MAINTENA CH EB3.55 oo 000 .00 0.00 BRI SE
2112008 M5 INSURANCE REIMBURS CH 26861 Q.00 0.00 0.00 0.00 26081
BAI2008 RMT  BASE REMT CH 641243 0.00 0,00 0.00 0.00 B417.43
84172008 TAX PROPERTY TAX REIMB CH 55063 0.00 0,00 000 0.00 S5963
oneeds  CAM  COMMON AREA MANTEMA CH 803 55 0.00 L] 0o0 0.00 BD3 85
W2iE NS INSURANCE REIMBURS CH 26081 000 000 0.0 000 26381
102008 RNT  BASE RENT CH B41243 0.00 000 0.00 0.00 41243
1012008 TaX PROPERTY Tax REIMB GH £59.63 0.00 000 0.00 0.00 55083
TME00E  CAM  COMMORN AREA MAINTENA CH ED3.55 0.00 .00 .00 0.00 B93.55
M08 INE  INSURAMCE REIMBURS CH R 0,00 a.00 .00 0,00 26881
12008 RNT  BASE RENT CH B41243 0.00 .00 000 0.0 Ba1243
128 TAX PROPERTY TAX REIMB cH 55863 0.0 0.00 000 0.00 558083
1212008 CAM  COMMON AREA MAINTENA CH #93.55 0.00 0.00 000 0.00 BA355
1202008 INS  INSURANCE REMBURS GH 268.61 Q.00 0.00 0o 0.0 28981
122008 RNT  BASE RENT CH BA12.43 0.00 000 0,00 GO0 GA1243
1HIRME  TAX  PROPERTY TAX REIMB CH 550,63 0.00 0.00 Do a00 5963
1MFRE00H CapM  COMMON AREA MAINTEMA CH TEI B 000 000 0,00 00 TRy
1ATEDOR S INSURANCE REIMEURS CH 6T 04 Qoo 000 000 G.00 T4
12009 RMT BASE RENT CH 6,412.43 000 000 o0 Q00 E412.42
112009 TAX PROPERTY TAX REIME CH 554.29 0.00 0.00 0.00 000 55429
22009 CAM  COMMON AREA MAINTENA CH 793,99 0.00 0,00 0.00 200 783,59
2D IS  INSURAMCE REIMBLURS CH 26704 0.00 0.0 0.00 00 2ET.04
2IZD0R RHNT BASE REMT CH 6.412.43 0.00 0.00 000 Do B.412.43
2112009 Tax PROPERTY TAX REIMB CH 55429 0.00 0.00 0.00 Do 55420
32009 CAM  COMMON AREA MAINTENA CH 793.99 0.00 .00 0.00 noo 793.99
009 IMS  INSURANCE REIMBURS CH 267.04 ¢.00 Q.00 0.00 [l <] 267.04
2009 ANT  BASE RENT CH B.412.43 000 0.00 .00 .00 841242
IR0 Tax PROPERTY TAX REIME CH 54439 000 0.00 000 .00 55435
&1720049 CAM  COMMOMN AREA MAINTEMA CH Tas g Doa 000 00 [aluli } Tea9g
400 INS  INSURANCE REIMBURS CH 704 LR} 000 000 i1 T
A0 RHT BASE RENT CH B.412.43 000 000 000 000 B.412.43
47300 TAYX  PROPERTY TAX HEIME CH 5541 0.00 oo o.00 oo 55479
SMI009 CaM  COMMOMN AREA MAINTENA CH .59 0.00 o000 o.00 000 TH.99
SN0 INS  INSURANCE REIMBURS CH 26704 a.o0 0.00 0.00 00 26704
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Dotobase:  MCCPROP Aged Delinguencies

1 3
MCC Production Databases Date: W0
ENTITY: (20101 CMP Prillipe Associahes, LLC Tirea D458 P
Period 0110
Invoice Date  Cabegory Source Amsun Current 1 Moath 2 Marithe IMonithe 4 Monthe
52009  RNT  BASE RENT CH 541243 0.00 000 0,00 0.00 B.412 43
LME009  TAX  PROPERTY TAX REIME CH 55429 0.00 1] 0,00 0.00 554 79
BF009  CAM  COMMOM AREA MAINTENA CH 79369 0.00 000 0,00 0.00 9069
BZ009 NS INSURANCE REIMBURS CH 28704 0.00 000 000 0.00 267.04
62009  RNT  BASE RENT CH BA12.43 0.00 000 000 0.00 8412 43
6172000 TR  PROPERTY TAX REIMB CH 55428 .00 0.00 0.0 0.00 554.28
THIZ000  CAM  COMMON AREAMAINTENA CH 793,99 000 0.00 0.00 0.00 79309
THIZ000 NS INSURANCE REIMBURS CH 26704 000 0.00 0.00 0.00 287.04
TIZO0S  RNT  BASE RENT CH 41243 000 0.00 0.00 0.00 B.412.43
TH2009 Tax PROPERTY TAX REIME CH 554 3% 0.00 000 0.00 L] 554.749
2009 Cal COMMOR AREA MAINTEMA CH Tal 63 Q.00 [Lii] .00 0.0 T82.99
B008 NS INSURANCE REIMBLURS CH 267,04 000 000 0.00 0.00 267.04
W12000  RNT  BASE RENT cH 541243 0.00 000 0.00 0.00 8,412 43
B2000  TAX PROPERTY TAX REIMB CH 55430 000 0.00 0.00 0.00 554 29
W1r2000 CAM  COMMON ARESAMAINTENS CH 19398 ] 0.00 0.00 000 19300
F12000 INS  INSURANCE REIMBURS CH 267,04 0,00 0.00 L1 0.00 26704
W1E008  RNT  BASE RENT CH B.412.43 0.00 0.00 0.00 0.00 5.412.43
112009 TAX  PROPERTY TAX REIMS CH 55429 0.00 0.00 049 0.00 564.20
10M/2008  CAM  COMMON AREA MAINTEMA CH 793,09 0.00 0460 0.00 o089 0.00
WI2008  INS  INSURAMCE REIMBURS CH 267.04 000 000 0,00 267.04 000
12008 RNT  BASE RENT cH 6.412.43 0o 0.00 0.00 8.412.43 L]
ANFR008 TAX  PROPERTY TAX REIME CH 55408 000 .00 Q.00 554 29 L]
1172000 CAM  COMMON AREA MAINTENA CH e300 0.00 ] THH0 000 000
TA2003 NS INSURANCE REIMEBURS CH T4 Q.00 o 26704 a0 000
102009 RNT  BASE RENT CH B.A12.43 0.00 000 641243 .00 0.0
1NR008  TAX  PROPERTY TAX REIME cH 554,29 0.00 000 554 29 0.00 0.0
122008 CAM  COMMON AREA MAINTENA ©CH 793,69 0.00 78399 0.0 0.og oo
12009 NS INSURANCE REIMBURS &H 26T 04 0.00 T 0.0 0.c0 .00
1292008 RNT BASE RENT CH GA12.43 0.0 641243 .00 0.00 000
122008 TAX  PROPERTY TAX REIME CH 55429 0.00 554,20 0.00 000 0.00
VUEOIG CAM  COMMON AREA MAINTENA CH 793,09 793,59 o0 .00 000 0.0
VUG NS INSURANCE REIMBURS CH 67.04 267.04 000 .00 0,00 0.00
VARDIG  RNT  BASE RENT =] 5412 43 6.412.43 L1] 0.00 oD 0.0
R0 TAX PROPERTY TAX REIMS GH 55420 554.29 noo o 0Le Q.00
Blockbuster Total: 01,384 59 B.027.75 BOZT.TS BOZT.TS BOETTS 108273
020101000040 Casa Jbmensz o0 Mawtwr Occupant id: Coen Jm-1 P77 'DayDuec | 1 DelgDay: - 8-
S Aionse & Dana Jimernz. - BAB . Cumenl : i Last Pryment: | 12010 2,588 07
7 e T “1M1Q 4 A § - Y T o e .
1RG0 CaM  COMMON AREA MAINTENA CH 537.83 53783 0,00 0.00 0.00 0.00
VIR0 INS  INSURANCE REIMBURS CH 2733 27133 (L] 0.0 0.00 0.00
Y2010 RNT  BASE RENT CH 4,200.20 4,200.20 000 000 0.00 0.00
VIE0ID  TAX  PROPERTY TAX REIMB CH 575.84 575,64 000 000 0.00 0.00
Casa Jimensz Total: 5.,600.00 £ 600.00 000 0.00 000 0.00
020101000058 ‘Conoco Phillips Company - . . Mawet Occupant Id: Conoco P1 Doy Due: -~ 1 DelgDayr @ :
T CaryRamsay. i E 16 . Cumem g Last Payment: ' 1772010 - BEUO.TE
: (500} BT-B785 : [aceiaie ST :
1027000 WAT  WATER REMBURSEMENT  CH 307 43 00 000 000 307.43 0.00
127117000 UTL  UTILITIES REIMBURSEMEN CH B A2 000 9582 000 0.00 000
12IVEOR  UTL  UTILTIES REMBURSEMEN CH 63 58 0.00 9388 000 0.00 .00
12000 WAT WATER REIMBURSEMENT  CH 32250 0.00 322.50 0.00 0.00 0.00
1MWI010  RNT  BASE RENT CH 20228 202.25 0.00 0.00 0.00 000
Conoco Phillips Comgpany Total: 1,021 88 202 25 51220 0,00 07 .43 0.00
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Caisbase. MCOCPROF Aged Debrguincies Page: 4

M Producton Dulabasss Drate. R AL Fad 1]

ENTITY: 020101 CHP Philips Associaws, LLC Tirrsa: 458 PM
Period: 01110

Irvice Diabe Category Source Aamouni Curment 1 Maonth 2 Months. 3 Months 4 Mpnahs.

. . i :
MISCELLANEQLUS CHARGE 25.00
LATE FEE CH 61518 0.00

|1m;m
12122008

104152009 BASE RENT CH 4,458 53 0.00

AHH0D TAX  PROPERTY TAX REIMB CH #0545 000

WWZTE008 UTL  UTILITIES REMBURSEMEN CH %20.70 .00

ML CAM  COMMOMN AREA MAINTERA CH 540,30 000

1R INS INSURANCE REIMBURS CH 18533 000

1112008  RWNT  BASE RENT CH 4,902 B8 00

M08 TAX PROPERTY TAX REIMB CH A0S 45 .00

1202008 Cast  COMMON AREA MAINTEMA CH 540,30 0,00 ) 1

12MI008 INS  INSURANCE REIMBURS CH 195,33 0.00 195.33 Q.0 0,00 0.00

12A/2008  RNT  BASE RENT CH 4 902 88 0.00 4,902 B8 0.0 0,00 0.00

122008 TAX PROPERTY TAX REIME CH 40545 0.00 405 45 0.00 0.00 000

122172009 UTL  UTILITIES REIMBURSEMEN CH 51048 0.00 510,48 0.00 0.00 0.00

12212009 UTL  UTILITIES REIMBURSEMEN CH 498,50 (L] 458.50 000 0.00 0.00

200 CAM  COMMOMN AREA MANTENA CH 540,30 £40.30 Q.00 o0 0.00 0.00

Ll Bivd ] NS INSURANCE REMBURS CH 1.1 195,33 0.00 oo 0.00 .00

0 RNT BASE RENT CH 4,902 B8 4,002 68 0.00 0.00 0.00 0o

1MZNn Tax PROPERTY TAX REmB CH 405.4% a5 45 0.00 000 0.00 000
Dr. Glaseman, DOE Totak: 25,573.19 €,0a3 78 T052. 74 B,04378 5Te3.T4 2010

1 WR00R

CH
W00 CAM  COMMON AREA MAINTENA CH
‘Graziano’s Total:

G01-00007T - Glasarnan Specialty Office

121008 MSC MISCELLANEQUS CHARGE CH 25.00 000 000 [1E44] 0.00 2500
2M1/2008 LAT LATEFEE CH 458.88 000 .00 0.00 Q.00 45885
3172008 LAT  LATEFEE CH 458808 Q.00 0.00 0.00 Q.00 45088
41172008 LAT LATE FEE CH 45880 000 0.00 000 Qo0 45888
SMA2008 LAT LATE FEE CH 45888 0.00 000 000 LEE U] 458.38
172008 LAT LATEFEE TH 458.88 0.00 boo Q.00 woa 458 38
TH1/2008 LAT LATE FEE CH 458.88 <] L] 000 0uod 45088
AM12008 LAT LATE FEE CH 43088 Q.00 (K1) 0.00 0.0 458,88
W11/2008 LAT LATEFEE CH 48483 0.00 0.0 0.00 0.00 45483
1222008 LAT LATEFEE CH 46065 000 0.0 Lule ] o.00 46965
2009 ENT BASE HENT CH 2,203.83 000 000 000 Q.00 220283
009 CAM  COMMON ARCA MAINTENA CH 4an Ty L] .00 Lilis] 0,00 8177
IMR009 IS INSURANCE REIMBLURS CH 155,30 FLL] .00 oo .00 155.30
2009 FNT BASE REMT CH 350450 Q.00 Q.00 o0 0.00 2945
009 TAX PROPERTY TAX REIME CH anw 000 0.00 Ll 0.00 3238
ANR00e Canl  CONMOMN AREA MANTENA CH 481,77 a.00 EL ] Qo0 000 45177
il 1IN INSURANCE REIMBURS CH 155.30 oo 000 a0 0.00 15530
Arra0e ANT  BASE RENT CH 3694 51 fie] 000 oo 0,00 3,684 51
L] TAX PROPERTY TAX REIMB CH 32236 0o 0.00 oo 0.00 3213
A4S WAT WATER REIMBURSEMENT CH 10608 L] o.00 000 0,00 106 08
AR08 WAT WATER REMBURSEMENT CH 10315 oo Q.00 oo 0.00 10318
SM2009 CaM  COMMON AREA MAINTEMA CH 118 ooo Q.00 L] 0.00 .8
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Schedule "1.5"

Dalabase:  MCCEROP Aged Delinguancies Paga: 5
MECC Production Databases Date 11 EF00
ENTITY: 020101 CMP Philips Associates, LLC Tima: 04:58 P
Period. 0110
Irvolcs Date Cagory Sourcs Amaunt Current 1 Month 2Maonths 3 Moaths 4 Monlhs
SMI009  INS  INSURANCE REIMBURS — CH 155.30 0.00 0.00 L1 0.00 155 30
SMI2000 RNT  BASE RENT CH 3,504.51 0.00 0.00 000 0.00 3854 51
Y008 TAX  PROPERTY TAX REIMB CH 7. 0.00 .00 000 0.00 32236
BMI2009 CaM  COMMON AREA MAINTENA CH 30119 0u0d 000 0.ad 0.00 0118
BHI2008 ING  INSURANCE REIMBURS CH 15530 000 000 0.0 Q.00 154,30
G009 RNT  BASE RENT CH 3,694 51 0.00 0.00 0.00 000 350451
EMIZ008  TAX  PROPERTY TAX REIME CH 322 38 0.00 0.00 000 0.00 32238
TAFO09  CAM  COMMOM AREA MAINTENA CH 301.19 0.00 0.00 000 0,00 301.19
THRO08  INS  BNSURANCE REIMBURS — CH 155.30 0.00 000 000 0.00 155.30
THIR2000 RNT BASE RENT CH 654 51 000 L] 0.ca 0.00 159451
THR2006 TAX  PROPERTY TAX REME CH 2. 0,00 oo 0.00 000 32238
BR200%9 CAaM  COMMON AREA MAINTEMA CH 308 0.0 oo 000 0.00 30119
BAROIG NS INSURANCE REWEILIRS CH 155.30 000 000 0.00 0.00 15530
B2008  RNT  BASE RENT CH 368451 0.00 60 0.00 0.00 B0 51
BZ00%  TAX  PROPERTY TAX REIMB cH 32238 .00 o.00 0.00 .00 22298
2000 CAM  COMMON AREA MAINTENA CH 30199 000 0.00 0.00 0.00 ELTRE]
BZE NS INSURANCE REIMBURS CH 155,30 000 000 .00 0.00 16530
ZO0DP  RNT  BASE RENT CH 1,724.10 0,00 oo 000 0.00 1.724.10
W2000 TAX  PROPERTY TAX REIME CH 3r2 36 0,00 o0a 0.0 0.00 238
WIWI08  RNT  BASE RENT CH 207952 0.00 .00 0.00 0.00 2.000.52
12008 CAM  COMMON AREA MAINTENA CH 30019 0.00 0.00 0.0 30119 000
1008 NS INSURANCE REIMBURS CH 155 30 0.00 0.00 0.0 155.30 0.00
19172008 RNT  BASE RENT CH 380535 0.00 0.00 000 3,805.35 0.00
12008 TAX  PROPERTY TAX REIMB GH 32235 (1] Q.00 000 32238 0.00
2008 CAM  COMMON AREA MAINTENA CH ERES 000 0.00 01149 0.60 0.00
TEN0E NS INSURANCE REIMBURS CH 155,30 0.0 .00 15520 000 000
11102009  RNT  BASE RENT CH 380535 0.00 0,00 3.805.35 000 0,00
11M2008  TAX PROPEATY TAX REIME GH 32236 000 0.00 32236 000 0.00
12172008 CAM  COMMOM AREA MAINTENA CH 0145 000 30119 0.00 0.00 0.00
12H/2008  INS  INSURANCE REIMBURS  CH 188,30 0.00 155.30 090 .00 .00
1HZ008  RNT  BASE RENT o2 ] 3,805,35 0.0 300535 0,04 0.00 400
1212008 TAX PROPERTY TAX REIVMB CH 328 0.00 12238 000 0.00 000
WU CAM  GOMMON AREA MAINTEMA CH 30118 30119 000 0.0 .00 000
12010 NS INSURAMCE REIMBURS CH 155.30 155.30 0.00 .00 .00 0.0
WU2010  RMNT  BASE RENT cH 3,805 35 380535 .00 .00 0.00 0,00
V2010 TAX  PROPERTY TAX REIMB CH 33238 2L 0.00 0.00 0.00 (2=
Glassman Specialty Otfice Total: 56,615.09 4.584.20 4,584.20 4 58420 455430 38,378.29
020104-000081  Lawrence N, Plrrone/State Farm Master Occupant W: Lisvence-2 - -~ DayDue: " 1'1 DelgDay. © 9 2
: o1 Lawrence N. Pimone 4B& . Cusrent I Lﬂw mmm; 1ezrTa
12EE008 UTL  UTILITIES REIMBURSEMEN CH 5450 .00 8459 0.00 000 0.00
12312008 UTL  UTILITIES REIMBURSEMEN CH 5662 0.00 5,62 0,60 0,00 000
Lawrence M. PirrenelState Farm Tatal: AFL B 0.00 RrA K3l 0.0g 0.00 000
020101000038 aup-wmmhe. T Master Ocoupantk: Manpodet o DayDuei 1 DeiqDay. - 9
H. Yo : F; SE | Cument TR R L mmm 2,800.00
1212008 ANT  BASE HENT CH 1,480019 0.00 118819 0.00 000 0.00
1212008 TAX PROPERTY TAX REIME CH 238 60 0.00 23880 0.00 0,00 0.00
1XI/2000 WAT WATER REIMBURSEMENT CH 12714 000 12714 0.00 [iLus] 0,00
W20 CAM  COMMOM AREA MAINTENA CH 22 03 272 03 0.00 0.00 L) 0.00
W00 NS INSURANCE REIMBLRS CH 114,05 11495 000 0.00 000 0.00
WUE0I0  RNT  BASE RENT CH 273531 27353 0.00 000 .00 0.00
VU210 TAX PROPERTY TAX REIMB CH 23880 3880 000 000 0.00 0.00
Supsr Wok [ Manpo, Inc, Total: 4 BRET? 33N 155493 0.00 (e i} a00




Calabase:  MCCPROP Hged Dolnaqusncies Page 8
MCC Production Dalabates Dty 12010
ENTITY: el ] CMP Philips Assocabes, LLC Tima: 04:58 P
Period. 0110
Irvpice Date Calegony Saurch Bamoumi Cunment 1 Monlh 2 Monilhs 1 Months 4 Moniths
020101-000042 - Wew Community Church Masler Occupant i New Comm-1 -
- Pastor Wiliam G. Donner 4BY L el - Ll ST
5 Ol (mog)eesieas s et die
BBZ009  UTL  UTILITIES REIMBURSEMEN CH 5209 0.00
anreetd  UTL  UTILITIES REIMBURSEMEN CH B34.83 .00 000 0.00 000 634,583
9232004 UTL  UTILITIES REIMBURSEMEN CH 808.27 .00 060 0.00 .00 80927
10272008 UTL  UTILITIES REIMBUBSEMEN CH 759,14 0.00 0.0 .00 5014 0.00
120072009 PYC PROIOR YEAR CAMRECOH  CH 700,00 000 370000 0.00 000 0.00
1272008 PYC  PRIOR YEAR CAMRECON CH 20582 000 29682 000 000 0.00
127008 UTL UTRITES REMBURSEMEN CH A0.TS 0.0 40.TS 000 0.00 0.00
1ZNTI2008 UTL  UTILITIES REIMBURSEMEN CH 14843 0.00 14843 000 0.00 0.00
1232008 UTL UTILIMES REWSURSEMEN CH 416.34 Lol 416.4 oo .00 0.00
2R UTL  UTILITIES REIMBURSEMEN CH 06,57 (1.1 40657 0.00 0.0 0.00
Mew Community Church Total; B525.34 0.00 536991 000 75914 239819
020101000075 Phillips Ranch Phammacy stor Cotupant Id: Pharmacy-
i il Skt Bmea i R0 S AR et ;
: ST ART A2 o T T
1232008 WAT WATER REIMBURSEMENT CH a2.84 00
Fhillips Ranch Phanmacy Tolal: B2 84 .00 5284 000 000 ool
020101000124 Dono Prics and Tamya Price | Masier Oocupant I Precise-1 {71 DelgDar 8
5t i+ Denoand Tanya Price : A0 Corent e !

AWU009 1.000.00

22008 CAM  COMMON AREA MAMNTENA CH 360 86 a0 0.00 93 B8
22008 INS  INSURAMCE REMBURS  ©H 24833 a0 0.00 248,33
22008 TAX PROPERTY TAX REME CH E1E 45 0.00 0.0 E15.45
L2008 CAM  COMMOMN AREA MAINTEMA CH BRI OR 0.00 0.00 68398
32009 NS INSUURAMNCE REIMEURS CH 24833 000 [ ] 24833
312009 TAX PROPERTY TAX REME CH 51545 U0 0.00 51545
42000 UTL  UTILTIES REIMBURSEMEN CH 45542 0.00 000 45542
HA2009  UTL  UTILTIES REMBURSEMEN ©H §17.50 0.00 00 §17.90
42004 NG INSURANCE REIMBURS CH 231 0,00 .00 2341
AF1T3000 RMNT BASE REMT CH 2,500 .00 0.00 0.00 250000
L] TaX PROPERTY TAX REIMD CH 51545 0.00 0.00 59545
4202008 UTL UTILITIES REIMBURSEMEN NC -167.39 .00 o0 0.00 .00 -167.38
430200 UTL  UTILITIES REMBURSEMEMN CH 28517 0.00 0.0a 0.00 0.00 28517
4B0EZ0M0 UTL  UTILITIES REMBURSEMEMN CH 24245 000 oog 0.00 000 243 45
SU008  CAM  COMMON AREAMANTENA CH 66718 0.00 0.0 000 0.00 BAT 18
5005 INS  INSURANCE REIMBURS  CH 24174 000 0 000 0 241.74
L2009 RNT BASE RENT CH £.101.50 (X} 0.0 000 bod 5,101.80
512009 TA¥ PROPERTY TAX REIMB CH 0.7 .00 .00 000 00D s01.78
§26/2009 UTL UTILITIES REIMBURSEMEN CH F45.07 Q.00 000 0.00 od 345,07
RO CAM  COMMON AREA MAINTERSA CH B67.16 0.0 Qo0 0,00 ood BET 18
BARDDT NS INSURANCE REIMBURS  CH .73 0.4 0.00 000 0.00 241,74
GARO0D  RNT  BASE RENT GH 5.101.80 0.00 0.00 0,00 000 510180
ENRIGS  TAX PROPERTY TAXREMB  CH 501.78 .00 £.00 0.00 0.00 501.78
4R5E008  UTL  UTILITIES REIMEURSEMEN CH 28481 400 0.00 0.00 0.00 26461
TAF2000 CAM  COMMOMN AREA MAJHTENA CH BET.16 00 Q.00 .00 000 S67.18
Tilr2000 NS INSLURANCE REIMBLURE CH .74 00 0.0 0.00 (110 2d1.74
TS RNT BASE RENT TH 5.107.860 nog .60 0.00 [iloe] 590180
TE009  TAX PROPERTY TAXREMB  CH 501.78 000 0.00 000 000 50178
BHE00  CAM  COMMON AREA MAINTENA CH BTG 0.00 000 0.00 000 667,16
WUE009 NS INSURANCE REIMBURS  CH 21,74 0.00 0.00 000 000 241.74
B12009 ANT BASE RENT CH 5,101.80 0.00 0.00 D00 000 5,101.80
B1z0Da TAX FROFPERTY TAX REIMB CH 501.76 0.00 0.00 00o 0.0 501.78

Schedule "1.5"




Pagin: 7
MCC Production Databases Db R E ]
ENTITY: 020101 CMP Phillips Associates, LLG Tima: 0458 Pu
Perod. 0110
Invgice Date  Calegory Saurce Amant Cumant 1 Month 2 Manihs AMonths 4 Monihs
BE2009 UTL  UTILITIES REIMBURSEMEN CH 630,89 0.00 Qoo .00 .00 E30.89
BAT008  UTL  UTILITIES REMBURSEMEN CH LEE ] 000 00a 0.00 0.00 ETEOS
Q2008 CAM  COMMON AREA MAINTENA CH B&T.18 000 000 0.00 0.00 BET.16
QU008 NS INSURMNCE REIMBURS CH 24174 000 0.00 0.00 0.00 24174
Q208 RNT  BASE RENT CH 5,101.80 000 0.00 000 000 5,101,680
W20 TAX  PROPERTY TAX REMME CH 501.78 000 0.00 0.00 0.00 501,78
WZHOCH  UTL  UTILITIES REIMBURSEMEN CH 558.18 000 000 0.00 0.0 558,18
M08 CAM  COMMON AREA MAINTENA CH 56716 o000 000 0.00 67,06 0.00
W00 NS NSURANCE REIMBURS CH 24174 Q00 000 Q.00 241,74 000
10472008 RMT  BASE RENT CH 510180 000 a0 Q.00 510180 000
1012008 TAX  PROPERTY TAX REIMB CH L 0.00 000 0.00 50178 0.00
12009 UTL  UTILITIES REIMBURSEMEN CH B17.41 000 060 0.00 B17.41 .00
U008 CAM  COMMON AREA MAINTENA CH BET.15 000 0.0 BET. 16 000 0.00
10208 INS  INSURANCE REIMBURS CH 24174 Do 0.00 24174 .00 000
1112008 RNT  BASE RENT CH 5,101,560 0,00 0.00 5,101,860 0.00 000
12008 TAX  PROPERTY TAX REWB CH 50178 0.00 0.00 501.78 oo Q00
WNE00E  CAM COMMOM AREA MAINTENA CH BET.E Q.00 BET.16 Q.00 Q.00 000
122009 NS INSURANCE REIMBURS CH 241,74 0.00 24174 0.00 0.00 0.00
12008 RNT  BASE RENT GH 5,101.80 0.00 5,101.80 0.00 000 000
1008 TAK  PROPERTY TAX REIME CH 501.78 000 501.78 000 000 000
120312009 UTL  UTILITIES REIMBURSEMEN GH 347 B3 000 34763 000 000 000
12312009 UTL  UTIUTIES REIMBURSEMEN GH 33967 0.00 33967 .00 00 D09
12010 CAM  COMMOM AREA MAINTENA CH EGT .16 BET .16 0.00 0.00 000 0.00
RO TFa ] NS INSURANCE REMBURS CH 241.74 241.74 000 .00 0.0n .00
RlalFaal] RNT BASE RENT CH 5.101.80 8.101.80 000 0.00 000 0.00
WVROIG TAK  PROPERTY TAX REME cH 501.78 501,78 000 0.00 000 0o
Deno Price and Tanya Price Total: £8,913.45 851248 7.199.88 5.512.48 TAZ9BS 4255862
0RO101-000039  Pro Malls and Spa - © 1 ‘Master Occupant iz Pro Naik1 T DayDus: 1. Dekq Day:
- Brimn and ¥im Luy 12F - Cument T i Lx-lw- i ﬂlﬁm'ﬁ‘t W
12172009 RNT BASE RENT cH 45737 0.00 um K1 Do 0.00
12172008 TAX PROPERTY TAX REIMB CH 21324 000 0.00 0.00 0.00
123000 WAT WATER REIMBURSEMENT CH 23598 000 0.00 0.00 0.00
11172010 CAM  COMMON AREA MAINTEMS, CH 19923 19923 0.00 0.00 0.00
U010 INS  INSURANGCE REIMBURS CcH 102,73 0273 000 0.00 0.00
12010 AHNT BASE RENT CH 2817.00 251720 000 000 0.00
U010 TAX  PROPERTY TAX REIME CH FAER] 21374 000 0.00 0,00
Pro Nails and Spa Total: 3903809 3.082.40 0.00 000 0.00
ot | : muw-uu Ranch LiZ | Delg Dy
4 Bt it i 122 Curend s 2l mmip 4m.an
V010 RNT  BASE RENT cH m.u 530,34 0.0 0.00 Mn 00
g TaX PROPERTY TAX REIMB CH 500,55 E00.55 000 oo 000 oo
Ranch Liguor Total: 143080 1.430.90 000 0.00 0.00 0.00
020101-000035 . Sahara Cafo Sk M Dcsupant it su-nc.'l__ ay. -
|mm:mm = 1ZA - Cument . : 2242008 8.000.00
I | (909) 3975100 ! ; g LR i - FaEg SRl el
1112008 GAM COMMON AREA Hm‘l'EH.i. CH 436 45 0,00 g 435.45 0o o
1012000 NS INSURANCE REIMBURS CH 28135 0.00 000 281.3% 0.00 0.00
11172008 TAX  PROPERTY TAX REIME CH 58300 0,00 000 583.99 .00 000
12472008 CAM  COMMON AREA MAINTENA CH 54563 000 545 B3 0.00 0.00 000
1272008 INS  INSURANCE REIMBURS £H 281.35 0,00 28135 0.00 .00 0.00
12112008 RMT  BASE RENT CH 577500 0.e0 S.775.00 oo 0.00 oo
-_—
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Schedule "1.5"

Database:  MCCPROP Aged Delinguencies Paga B
MCGC Production Databases Date: FIW2010

ENTITY. 0zo101 CMP Phillipa Associales, LLC Time: 04°58 P4

Peried: 0110
Imvoice: Dato Category Sourca Al Current 1 Manth 2 Months 3 Months 4 Maonihe
122008 TAX  PROPERTY TAX REIMB CH 583.99 0.00 58399 0.00 0.00 .00
WIGNI0 CAM  COMMON AREA MAINTENA CH 545,63 54583 0.00 0.00 0d 0.00
VUEO NS INSURANCE REIMBURS CH 281.35 8135 0.00 L] 0.00 0.00
WIENIE RANT  BASE RENT CH 5,775.00 5.775.00 0.00 .00 0.00 0.00
12D TAX  PROPERTY TAX REIMS CH 583,90 583090 0,00 000 00D 0,00
Sahara Cote Total: 16673 718597 T.185.97 1,301, 79 L] 000
MW‘I Style Cuts S
-, Them 190243

129112000 i-m" WATER REMBURSEMENT G 000
Style Cuts Total: 0.00
020101-000053 - Villags Cleaners . s R et
12!1?@007!9 508 SECURITY DEPOSIT BILLEL CH ::I'i '.'4 0.00 ITeT4 000 0.00
Village Claaners Total: FTRLTA 0.00 27974 0.00 0.00

ENTITY 020101 Total: 422 169.23 50,787 13 47 540,57 2004287 3021752 IB4ATIM

Grand Total: 422,169.23 50,207 13 4754057 20542 87 30278 28497114
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SCHEDULE “1.6”
LIST OF ASSIGNABLE WARRANTIES AND GUARANTIES

Fluid Applied Reinforced Roofing Limited Warranty, Warranty No. 4255, dated December 31, 2009, issued by Western
Colloid S.C., Inc. to MCC Realty Management, Inc.

Fluid Applied Reinforced Roofing Limited Warranty, Warranty No. 4256, dated December 31, 2009, issued by Western
Colloid S.C., Inc. to MCC Realty Management, Inc.

Schedule "1.6"




SCHEDULE “1.7”

LIST OF APPROVALS

Great Harvest is responsible to obtain all Approvals required for it to open, based on its own applications. To Seller’s
knowledge, the following are the Approvals required by Great Harvest to open and the status of each:

1.

CUP for liquor sales -- draft CUP (modified resolution delivered to ROI) has been issued, and Great Harvest is
waiting for final sign off from the Planning Commissioner, per Planning Department Manager. City Attorney
is still reviewing the draft CUP. One of the conditions of use is for the parking lot to be paved and striped.

. Building permits — The application of Conex (Great Harvest’s general contractor) for the final sign off from

the building department has been submitted and is subject to fire department sign-off. In addition, handicap
car parking lines need to be painted in front of the store.

. CUP for exterior sign -- City is reviewing Great Harvest’s sign request along with the draft CUP. In the City

of Pomona, the maximum size of each letter is 18 inches , but Great Harvest is requesting 3 feet. At this
juncture, the two choices are either to obtain a variance (possibly as a part of the CUP) to the Pomona sign
criteria or to install 18 inch signs. Albertson’s sign was 48 inches.

. Health Department — Great Harvest’s final application to the Health Department is subject to fire department

sign-off.

. Fire Department -- final approval by the Fire Department is subject to Great Harvest adding more fire

extinguishers, adding emergency axes and installing new, or fixing existing, sprinkler heads over an
oven. This was to be accomplished last week, but Great Harvest is waiting for loan funding to do so.

Imperial Spa is responsible to obtain all Approvals required for it to open, based on its own applications, which
potentially include, to Seller’s knowledge, the following . Note that no applications have yet been submitted for any of
these Approvals:

ONDOUTAWN R

. CUP for spa, sauna, exercise and massage
. Zoning ordinance exception for spa, sauna, exercise and massage
. Specific Plan amendment for spa, sauna, exercise and massage

CUP for signage

. Exterior elevation planning department approval
. Building permits

. Health department approvals

. Fire Department approvals

Seller has not yet obtained the following Approvals:

A WN P

. Proposed sign program

. Remodel elevation and finishes
. Paving

. Traffic Signal

Schedule "1.7"




5. Youth World exterior work
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SCHEDULE “1.8”

LIST OF CONTRACTS

maintenance

Vendor Date of Contract Service [Remarks
IAmtech Elevator 2/10/2009 [Elevator maintenance [Expired 12/31/2009,
Services imonth to month
thereafter
IAmtech Lighting 1/14/2009 Lighting maintenance [Expired 12/31/2009,
Services land repair month to month
thereafter
C&G Acosta Services 12/1/2006 Uanitorial maintenance Month to month
land day porter
services at Phillips
IRanch Center
C&G Acosta Services 12/1/2006 Uanitorial maintenance Month to month
lat Phillips Ranch Center
Professional Building
Cleanscape Services 11/3/2005 Pressure washing and Month to month
sweeping
Hook Private Security 2/10/2009 Security services [Expires 6/21/2010 but
terminable with 30 days
notice
Valley Crest 12/9/2008 Landscape [Expired 12/31/2009,
Landscape maintenance imonth to month
Maintenance thereafter
Weatherite 1/14/2009 IHVAC preventative [Expired 12/31/2009,

imonth to month
thereafter

IBurtec Waste

Seller represents no

[Trash collection 2-3

Month to month

written agreement
lexists

insects, only; no
rodents) performed
every other month
$79 payable to vendor
every other month

Industries written agreement days per week
lexists $1,086.21 payable to
vendor every month
Terminix Seller represents no Pest control services Month to month

Schedule "1.8"




SCHEDULE “3.1”

CATEGORIES OF PROPERTY DOCUMENTS

Current rent roll

Copies of all lease agreements, including amendments, side letters and modifications

Lease abstracts

Tenant sales reports for the past three years and current YTD

Income and expense reports for the past three years and current YTD

Current annual operating budget

N|O|U|BR|W[IN|-

Current account receivables and delinquency report

(o]

Most recent expense reconciliations for CAM, insurance and real estate tax

9 Current tenant invoices for CAM, insurance and real estate tax

10 Real estate tax bills for the past three years and current year

11 Complete copies of all service provider contracts

12 Contact information for coordinating site visits and gaining access to the property

Tenant Information

13 Copies of option agreements, rights of first offer, rights of refusal and similar agreements

14 Summary of exclusives, co-tenancy clauses, exclusions, kick-outs and termination rights

15 Current billing addresses for each tenant

16 Schedule of security deposits

17 Prepaid rent report

18 Schedule of outstanding tenant improvement allowances and unpaid leasing commissions

19 Schedule of concessions including TT's, free rent, lease buyouts, etc.

20 Access to all tenant correspondence (originated by both tenant and landlord)

Property Operations

21 Occupancy reports for the past three years

22 Warranty and guarantee information on building systems

23 Current insurance policies and bills (for P&C, liability, flood and any other)

24 Insurance certificates (for all insurance required for property and tenants)

25 Insurance loss runs for the past 36-month period (P&C and liability)

26 Other income report (e.g. vending, telephones, fees, utility overtime, storage, etc.)

27 Real estate tax appeals (correspondence, settlement agreement, abatements, etc.)

28 Copies of any licenses and permits required to operate the property

29 Tenant ledger for the past six months

30 Summary of utilities including meter numbers and location

Property Information

31 Copies of reciprocal-use easements and restriction agreements

32 Complete copies of ground lease documents

33 Certificates of occupancy

34 Copies of surveys, Alta standard site plan, maps and subdivision plats

35 Most recent title report

36 Flood hazard designation and certificates

37 Summary of building systems, including HVAC, sprinklers, fire safety, security, etc

38 Itemized list of personal property

39 Capital Spending Details/Breakdown for the prior 24 months

Schedule "3.1"




40 Copies of zoning approvals, applications and variances

41 Inspection reports and certificates

Property Contracts

42 Property management and leasing brokerage agreements

43 Copies of owners' association documents

44 Any governmental agreements (state, county and city)

Property Reports

45 Environmental reports including any remediation and maintenance programs, NFA letters, etc.

46 Geotechnical reports

47 Property condition/engineering reports

48 ADA compliance reports

Leasing/Marketing

49 Information pertaining to pending lease deals

50 Current leasing report

51 Digital photos of the property and marketing materials

Legal

52 Historic, current and pending litigation

53 Outstanding judgments

Financing

54 Existing loan documents

Post Closing

55 General ledger for current YTD through closing

56 Copies of invoices for tenant reconciliations

57 Original lease documents

58 Complete tenant files, including correspondence

59 Plans and specifications for major capital repairs or tenant improvements

60 As-built architectural plans

61 Plans and specifications for original development of property

62 Engineering drawings

Schedule "3.1"




SCHEDULE “4.1”

PRO FORMA POLICY

[see attached pages]




e T e A

i {
5 | Form Mo, 1402.06

S B AL TA Cowner's Policy (6-17-06)
1100302PO50600

OWNER’S POLICY OF TITLE INSURANCE

15500 BY

First American Title Insurance Company

Any netice of clalm and any sthar notics or stastement in writing required to be glven to the Company under this policy murt be
givan to the Compary Bt the hown In 18 af the Condith

COVERED RISKS

SUBRMECT TO THE EXCLUSIONS FROM COVERAGE, THE ENCEFTIONS pOicE power not Civered by Cowered Bk 5 i & rolboe of the
FROM COVERACE CONTAINED [N SCHADIRE B AND THE enfproamant saion, describing My pam of the Land, is corded
CORDITIONS, i the Publc Recordt, Dut only 10 e stent of the enforoenmend
Cabfomia orporation (the refermed b in that notice,
and, o the extent stated in Covered Rigks § and 10, after Date of 7. The swerciss of the dghts of sminent domain if 3 notice of the
Polcy, Jpurst loss of damage, nol exceeding the Amount of ewengise, Gescnfeng amy pant of e Land, B recomded in the
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SCHEDULE A
Pro Forma Policy

NOTICE: This is a pro-forma palicy fusnished to or on behall of the party to be insured. It neither reflects
the present status of title, nor is it intended to be a commitment to Insure,

There are requirements which must be met before a final policy can be issued in the same form as this
pro-forma policy including the endorsements attached hereto. A commitment to insure setting forth these
requirements should be obtained from the Company.

THE REQUIREMENTS OF THE COMMITMENT DATED AS OF
DECEMBER 31, 2009 ARE HEREBY INCORPORATED INTO THIS
PROFORMA.

First American Title Insurance Company

Name and Address of Title Insurance Company:
First American Titke Insurance Company

1 First American Way

Santa Ana, CA 92707

File MNo.: NC5-420891-LA2 Padicy No.: 420891
Address Reference: 4, 8, 10, 12, 14, 16 Village Loop Road, Pomona, CA
Amount of Insurance: $25,000,000.00 Premium; §

Date of Policy: (Date and time of recording) at
1 Name of Insured:
ROIC Phillips Ranch, LLC, a Delaware limited lability company

-8 The estate or interest in the Land that s insured by this policy Is:

Fee Simple as to Parced 1, an easement as to Parcel 2.
3 Title is vested in:

ROIC Phillips Ranch, LLC, & Delaware [imited liability company
4. The Land referred to in this policy is described as follows:;

Real property in the City of Pomona, County of Los Angeles, State of California, described as
folows:

PARCEL 1:

PARCELS 2 THROUGH 11 INCLUSIVE, AND 13 THROUGH 16 INCLUSIVE, IN THE CITY OF
POMONA, AS SHOWN ON PARCEL MAP NO. 13516, AS PER MAP FILED IN BOOK 145 PAGES 12
AND 13 OF PARCEL MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.
PARCEL 2:

Fargt American Tl [rrance Company




Form Mo 140206 Polcy Page &
ALTA Cherer's Polbicy (6-17-06) Policy Hurber: 420891

A NON-EXCLUSIVE EASEMENT FOR THE PURPOSE OF VEHICULAR AND PEDESTRIAN INGRESS
AND EGRESS AND FOR THE PURPOSE OF VEHICULAR PARKING IN THE PARKING SPACES
AVAILABLE AS SET FORTH IN THE DOCUMENT ENTITLED "RECIPROCAL EASEMENT AND
OPERATING AGREEMENT DECLARATION OF COVEMANTS, CONDITIONS AND RESTRICTIONS™
RECORDED MAY 9, 1997 AS INSTRUMENT NO. 97-702755, OVER LOT 12 OF PARCEL MAP NO.
13516, IN THE CITY OF POMONA, AS PER MAF FILED IN BOOK 145 PAGES 12 AND 13 OF
PARCEL MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

APN: 8711-018-001 and 8711-018-002 and 8711-018-003 and 8711-018-004 and 8711-018-005
and 8711-018-006 and 8711-018-007 and 8711-018-008 and 8711-018-009 and 8711-018-010
and B711-018-011 and 8711-018-012 and 8711-018-013 and 8711-018-014 and B711-018-017
and 8711-018-018 and 8711-018-019 and 8711-018-020 and 8711-018-021 and 8711-018-022
and 8711-018-023

First American Tile [nsurance Comparny
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SCHEDULE B
File No,: NCS-420891-LA2 Falicy No.: 420891

EXCEPTIONS FROM COVERAGE

This Policy does not insure against loss or damage, and the Company will not pay costs, attorneys' fees,
or expenses that arise by reason of:

A General and spedial taxes and assessments for the fiscal year 2010-2011, a lien not yet due
or payable.

1 The lien of supplemental taxes, if any, assessed pursuant to Chapter 3.5 commencing with
Section 75 of the California Revenue and Taxation Code,

Although the above supplemental taxes may be a lien, any instaliments thereof are not yet due
or payable.

2. This item has been Intentionally deleted,

3 An gasement for public utilities and incidental purposes in the document recorded June 12, 1979
as [nstrument No, 79-633557 of Official Records.

Affects: A portion of the land as shown on the survey made by Pleiler & AssoCiates Engineers,
Inc., Dated December 23, 2009, last revised January 19, 2010, as Job Mo, 29042-A ("Survey"),

4, An easement for public utilibes and incidental purposes in the document recorded January 28,
1981 as Instrument No, §1-104346 of Official Records.

Affects: A porton of the land as shown on the Survey.

5. An easement shown or dedicated on the map filed or recorded in Book 145, Pages 12 and 13 of
Parcel Maps
For: Sanitary sewer and water lines and Incidental purposes.

Affects: A portion of the land as shown on the Survey,

6. Terms and provisions of an unrecorded lease dated October 9, 1981, by and between Westmar
Development Company, a Partnership as lessor and Union Oil Company of Califernia, a California
corporation (Union Oil) as lesses, as disclosed by a Short Form Ground Lease recorded October
20, 1981 as Instrument Mo, B1-1030548 of Official Records,

Matters affecting the present interest of the lessor or lessee with respect to the leasehold estate
are not shown herein.

7 An easement for public utilibes and incidental purposes in the document recorded September 2,
1982 as Instrument No, B2-890646 of Official Records.

4 An easement for public utilities and incdental purpeses in the document recorded May 7, 1984
as Instrument No. 84-545973 of Official Records.

First Amivican TRie [nsurance Compary
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Affects: A portion of the land as shown on the Survey.
9. The terms, provisions and easement(s) contained in the document entitied "Reciprocal Easement

and Operating Agreement and Dedaration of Covenants, Conditions and Restrictions” recorded
May 9, 1997 as Instrument No. 97-702755 of Official Records.

10. Rights of tenants, as tenants only, without any rights of first refusal or options to purchase the
insured property, as shown on the attached rent roll.

11. Any rights, interests or claims which may exist or arise by reason of or reflected by the following
facts shown on the ALTA Survey prepared by Pleller & Ascodates Engineers, Inc., dated
December 23, 2009, last revised January 19, 2010 as Job No. 29042-A:

A. Building encroaches into exdsting sewer and water easement referred to in exception no. 5, as
shown on said survey.

B. Sidewalk drain encroaches onto Village Loop Road right-of-way, as shown on sakd survey.
C. Sign pad encroaches onto Village Loop Road right-of-way by 0.27, as shown said survey,
D. Vault encroaches onto Village Loop Road right-ol-way by 0.26°, as shown on said survey,

E. 5" wrought iron fence encroaches onto subject property 0.96° to 1.39, as shown on said
SUPEY,

First Amarican Ttk Insurance Company
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ENDORSEMENT
Attached to Policy No. 420891
Issued by
First American Title Insurance Company
The Company insures against loss or damage sustained by the Insured by reason of:

1. The existence, at Date of Palicy, of any of the following unbass expressly excepbed In Schedule B:

a. Present viclations on the Land of any enforceable covenants, conditions, or restrictions,
or any existing improvements on the Land that violate any building setback lines shown
on a plat of subdivision recorded or filed in the Public Records.

b Anvy nstrument referred to in Schedule B as containing covenants, conditions, or
restrictions on the Land that, in addition, (i) establishes an easement on the Land, (i)
provides for an option to purchase, a right of first refusal, or the prior approval of a
future punchaser or occupant, or (i) provides a right of reentry, possibility of reverter, or
night of forfeiture becayse of violations on the Land of any enforceable covenants,
conditions, or restrictions.

& Arry encroachment of existing Improvements located on the Land onto adjoining land, or
any encroachment onto the Land of existing improvements located on adjoining Land.

d. Any encroachment of existing improvements located on the Land onto that portion of the
Land subject to any easement excepted in Schedule B.

(N Any notices of violation of covenants, conditions, or restrictions relating to emvironmental
protection recorded or filed in the Public Records.

2 uamagemeﬂsungnulcﬁngs
That are located on or encroach upon that portion of the Land subject to any easement
excapted in Schedule B, which damage results from the exercise of the right to maintain
the easement for the purpose for which it was granted or reserved;
b Resulting from the future exerdise of any right existing at Date of Policy to use the
surface of the Land for the estraction or development of minerals excepted from the
description of the Land or excepted In Schedule B,

3 Any final court order or judgment requiring the removal from any land adjoining the Land of any
encroachment, other than fences, landscaping, or driveways, excepled in Schedule B,

4 Any final court order or judgment demying the right to maintain any existing building on the Land
because of any violation of covenants, conditions, or restrictions, or building setback lines shown
on a plat of subdivision recorded or filed in the Public Records.

‘Wherever in thés endorsement the words "covenants, conditions, or restrictions” appear, they shail not be
deemed to refer to or indude the terms, covenants, conditions, or limitations contained in an instrument
creating a lease,

As used in paragraphs 1.a. and 4, the words "covenants, conditions, or restrictions” do not include any
covenants, conditions, or restrictions (a) relating to obligations of any type to perform maintenance,
repair, or remediation on the Land, or (b) pertaining to emvironmental protection of any kind or nature,
including harardous or toxic matters, conditions, or substances, except to the extent that a notice of a
violation or alleged violation affecting the Land has been recarded or filed in the Public Records at Date
of Policy and is not excepted in Schedule B,

First American Tile Ingurance Comgy
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This endorsement is Issued as part of the policy. Except as it expressly states, it does not (i) modify any
of the terms and provisions of the policy, (i) modify any prior endorsements, (i) extend the Date of
Policy, or (iv) increase the Amount of Insurance. To the extent a provision of the policy or a previous
endorsament Ig inconsistent with an express provision of this endorsemant, this endorsament controls.
Otherwise, this endorsement is subject to all of the terms and provisions of the policy and of any prior
endorsements.

Amercan Land Titk Asicciation
E: 206 ( , Enceoackenents, Minerals-
Land)

Cramer's Policy -
Adopted 61704

First irmerican Title Insurande Company
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ENDORSEMENT
Attached to Policy No. 420891
Issued by
First American Title Insurance Company

1 The Company insurés against koss or damage sustained by the Insured in the event that, at Date

0" Pdlm
according to applicable zoning ordinances and amendments, the Land is not dassified
Zone "SP" Phillips Ranch Specific Plan within the "N-C" Neighborhood
Commercial District ;

b. the following use or uses are not allowed under that dassification: Commeercial and
Retall, including Shopping Center with Restaurants, Dog Grooming, Medical
and Professional Offices, Church, Personal Services (Nail and Hair Salons),
Liquor Store, Dry Cleaners, Day Care, Post Office, School, Drugstore, Grocery
Store and Gas Station.

e There shall be no Hability under paragraph 1.b. if the use or uses are not allowed as the
result of any lack of compliance with any conditions, restrictions, or requirements
contained in the zoning ordinances and amendments, including but not (imited to the
failure to secure necessary consents or authorizations as a prerequisite to the use or
uses, This paragraph 1.c. does not modify or limit the coverage provided in Covered Risk
5:

2. The Company further insures against loss or damage sustained by the Insured by reason of a
final decree of a court of competent jurisdiction
a. prohibiting the use of the Land, with any existing structure, as insured in paragraph 1.b.;
or

b. requiring the removal or alteration of the structure on the basis that, at Date of Policy,
the zoning ordinances and amendments have been viclated with respect to any of the
following matters:

i Area, width, or depth of the Land as a building site for the structure
[} Floor space area of the structure

I Sethack of the structure from the property lines of the Land

v, Height of the structure, or

W Number of parking spaces.

3. There chall be no Bability under this endorsement based an
& the invalidity of the zoning ordinances and amendments until after a final decree of a
court of competent jurisdiction adjudicating the invalidity, the effect of which is to
prohibit the use or uses;
b. the refusal of any person to purchase, lease or lend money on the Title covered by this
policy.

This endorsement |5 issued as part of the policy. Except as it expressty states, it does not (i) medify any
of the terms and provisions of the policy, (i) modify any prior endorsements, (iii) extend the Date of
Policy, or {iv) increase the Amount of Insurance. To the extent a provision of the policy or a previous
endorsement ks inconsistent with an express provision of this endorsement, this endorsement controls
mmﬂb‘mmﬂﬂsmmmnssubjed mdlmmtmsmmmﬂmmwﬂwm
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ENDORSEMENT
Attached to Policy No. 420891
Issued by
First American Title Insurance Company

The Company Insures against loss or damage sustained by the Insured if, at Date of Policy (i) the Land
does not abut and have both actual vehicular and pedestrian access to and from Tanglewood Drive
and Village Loop Road (the "Strest(s)"), (i) the Street(s) is/are pot physically open and publicly
maintained, or (iil) the Insured has no right to use existing curb cuts or entries along that/those
portion(s) of the Street(s) abutting the Land.

This endorsement ks issued a¢ part of the policy, Except as it exprassly states, it does not (1) modify any
of the terms and provisions of the policy, (i) modify any prior endorsements, (i) extend the Date of
Policy, or (iv) increase the Amount of Insurance. To the extent a provision of the policy or a previous
endorsement is inconsistent with an express provision of this endorsement, this endorsement controls.
Otherwise, this endarsement is subject to all of the terms and provisions of the policy and of any prior
endorsements,

Americsn Land Tl Asgociation
Endorsement 17-06 (Access and Entry)
Adupled 617706

Firgt Amiyican TRIg insurance Companmy
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ENDORSEMENT
Attached to Policy No. 420891
Issued by
First American Title Insurance Company
The Company insures against loss or damage sustained by the Insured by reason of:

1 the fallure of the Parcels of the Land described in Parcel 1 to be contiguous to
one another at their most common boundaries;

2 the failure of Parcel 1 and the land burdened by the easement described in
Parcel 2 to be contiguous to one anather at their most common boundaries; o

3 the presence of any gaps, strips, or gores separating any of the contiguous
boundary fines described in items 1 and 2 above,

This endorsemant Is issued as part of the policy. Except as It expressly states, it does not (i) modify any
of the terms and provisions of the policy, (il) modify any prior endorsements, (iil) extend the Date of
Policy, or (Iv) increase the Amount of Insurance, To the extent a provision of the policy or a previous
endorsement Is inconsistent with an express provision of this endorsement, this endorsement controls.
Otherwise, this endarsement is subject to ail of the terms and provisions of the policy and of any prior
endorsements.

American Lind Tike Association
Erdarsement 1906 ([ Contiguity-Multiple Paroeis)Modified)
Adopted 671706

First Américan Title Irdurance Company




Forn Mo, 1402 06 Polcy Page 14
ALTA Cowmer's Policy (&-17-08) Policy Number: 430891

ENDORSEMENT
Attached to Policy No. 420891
Issued By
First American Title Insurance Company

The Company hereby insures the Insured against loss or damage which the insured shall sustain by
reason of any inaccuracy in the following assurance:

The land described in the policy and its owner in fee is assessed under the following Tax Identification
Numbers: 8711-018-001, 8711-018-002 ,8711-018-003, 8711-018-004, 8711-018-005, 8711-018-0086,
§711-018-007, 8711-018-008, 8711-018-009, 8711-018-010, 8711-018-011, &711-018-012, 8711-018-
013, B711-018-014, 8711-018-017, 8711-018-018, 8711-018-019, 8711-018-020, 8711-018-021, 8711-
018-022 and B711-018-023

All of the insured land is, with the exception of Easement Parce! 2, induded within the listed Tax
Identfication Numbers which do not indlude any additional land. Any part of the insured land which is an
insured easement Is not induded in the assurance provided herein,

This endorsement s issued as part of the policy, Except as it expressly states, it does not (i) modify any
of the terms and provisions of the policy, (i) modify any prior endorsements, (iil) extend the Date of
Policy, or (iv) increase the Amouwnt of Insurance. To the extent a provision of the policy or a previous
endorsement is inconsistent with an express provision of this endorsement, this endorsement controls.
Otherwise, this endorsement is subject to all of the terms and provisions of the policy and of any prior

F.A. Form 64 (Revised 3/99) Modified)
Separate Tax Lot

Firgt Amancan Title Insurance Compary




Foiem No. 140206 Policy Page 15
ALTA Crner's Poscy (6-17-06) Policy Mumber: 420891

ENDORSEMENT
Attached to Pelicy No. 420891
Issued by
First American Title Insurance Company

The Company Insures against loss or damage sustained by the Insured by reason of the failure
of Commercial structures, known as 4, 8, 10, 12, 14, 16 Village Loop Road, Pomona, CA, to be
located on the Land at Date of Palicy.

This endorsement is issued as part of the policy. Except as It expressly states, it does not (1) modify any
of the terms and provisions of the policy, (i) modify any prior endorsements, (iii) extend the Date of
Policy, or (i) increase the Amount of Insurance, To the extent a provision of the policy or a previous
endorsement 5 Inconsistent with an express provision of this endorsement, this endorsement controls,
Otherwise, this endorsement (s subject to all of the terms and provisions of the policy and of any prior
endorsements.

Amencin Lind Tik ASsociation
Endorsernent 12-06 {Location)
Adapted 617704

First kmarican Tie Infurancs Company




Foom No. 1407 06 Policy Page 16
ALTA Coanier’s Policy (6-17-06) Podicy Mumber: 420891

ENDORSEMENT
Attached to Policy No. 420891
Issued by
First American Title Insurance Company

The Company insures against loss or damage sustained by reason of the failure of the Land described as
Parcels 2 through 11 inclusive and 13 through 16 Inclusive in Parcel 1 In Schedide A to constitute a
lawfully created parcel according to the Subdivision Map Act (Section 66410, et seq., of the California
Government Code) and local ordinances adopted pursuant thereto.

This endorsement s issued as part of the policy. Except as it expressly states, it does not (i) modify any
af the terms and provisions of the policy, (i) modify any prior endorsements, (i) extend the Date of
Policy, or {Iv) increase the Amount of Insurance. To the extent a prowvision of the policy or a previous
endorsement is inconsistent with an express provision of this endorsement, this endorsement controls.
Othenwise, this endorsement |5 subject to all of the terms and provisions of the policy and of any prior
endorsements.

CLTA Form 116, 7-06 [03-08-07)
ALTA = Ovener or Lender

First Amarican Tiie Indursnce Company




Form N 1402 06 Policy Page 17
ALTA Crmer's Policy [6-17-06) Policy Number: 420631

ENDORSEMENT
Attached to Policy No. 420891
Issued by

First American Title Insurance Company

The Company Insures against loss or damage sustained by reason of the fallure of the Land to be the
same as that delineated on the survey made by Pleiler & Associates Engineers, Inc., dated December 23,
2009, last revised January 19, 2010 Job Mo. 29042-A

This endorsement is issued as part of the policy. Except as it exprassly states, it does not (i) modify any
of the terms and provisions of the policy, (i) modify any prior endorsements, (i} extend the Date of
Palicy, or (iv) increase the Amount of Insurance. To the extent a provision of the policy or a previous
endorsement Is inconsistent with an express provision of this endorsement, this endorsement controls.
Otherwise, this endorsement s subject to all of the terms and provisions of the policy and of any prior
endorsaments.

CLTA Form 116 1-06 {03-09-07)
ALTA - Owanes

First American Title inturance Company




Form Mo, 1402.06 Policy Page 18
ALTA Crwmar'y Policy (£ 17-06) Policy Mumber: 420891

ENDORSEMENT
Attached to Policy No. 420891
Issued By
First American Title Insurance Company

The Company insures against loss or damage sustained by the Insured by reason of damage to existing
improvements, Including Lawns, shrubbery or trees, resulting from the exercise of any right to use the
surface of the Land for the extraction or development of water excepted from the description of the Land
or shown as a reservation In Schedule B,

Thiss endorsement is issued as part of the policy. Except as it expressly states, it does not (i) modify any
of the terms and provisions of the policy, (il) modify any prior endorsements, (i) extend the Date of
Policy, or (v} increase the Amount of Insurance, To the extent a provision of the policy or a previous
endorsement is inconsistent with an express provision of this endorsement, this endorsement controls.
Otherwise, this endorsement is subject to afl of the terms and provisions of the policy and of any prior
endorsements.

CLTA Form 103506 (03-09- 07)
ALTA - Dwener or Lender

First Amencan Thie Ingorance Compaoy




Form bo. 140206
ALTA Crmar's Policy (- 17-06) iPolcy Mumber: 420891

ENDORSEMENT
Attached to Pelicy No. 420891
Issued By
First American Title Insurance Company

The Company Inswres agamst loss or damage sustained by the Insured in the event that the owner of the
easement referred to in paragraph 3, 4, 5, 7 and 8 of Schedule B shall, for the purpose of exercising the
right of use or maintenance of sald easement compel the removal of any portion of the improvements on
the Land which encroach upon sald easement,

This endorsement is issuad as part of the policy. Except as it expressiy states, it does not (i) modify any
of the terms and provisions of the policy, (1) modify any prior endorsements, (1) extend the Date of
Palicy, or {iv) increase the Amount of Insurance, To the extent a provision of the policy or a previous
endorsement is inconsistent with an express provision of this endarsement, this endorsement controis.
Otherwise, this endorsement is subject to all of the terms and provisions of the policy and of any prior
endorsements.

CLTA Form 103, 3406 (D3-09- 07)
ALTA - Lender

[First Amgrican Titie Ingurance Company




Forrn Na. 1402.06 Palicy Page 10
ALTA Crose's Poticy (61706 Policy humber: £70831

ENDORSEMENT
Attached to Policy No. 420891
Issued by
First American Title Insurance Company

The Company agrees that it will not assert the provisions of Exclusions from Coverage 3(a), (b), or (e} to
deny liability for loss or damage otherwise Insured against under the terms of the policy solely by reason
of the action or Inaction or Knowledge, as of Date of Policy, of

Michael D. McCarthy andfor MCC Realty III, LLC (and/or any member thereof,
including, without limitatien, Michael D. McCarthy)

whether or not imputed to the Insured by operation of law, provided
ROIC Phillips Ranch, LLC, a Delaware limited liability company

acquired the Insured as a purchaser for value without Knowledge of the asserted defect, lien,
encumbwance, adverse daim, or other matter insured against by the palicy.

This endorsement is Issued as part of the policy. Except as it expressly states, it does nolt (i) modify any
of the terms and provisions of the policy, (i) modify any prior endorsements, (i) extend the Date of
Policy, or (i) increase the Amount of Insurance. To the extent a provision of the paolicy or a previous
endorsement is inconsistent with an express provision of this endorsement, this endorsement controls.
Otherwise, this endorsement s subject to all of the terms and provisions of the policy and of any prior
endorsements.

American Land Titke Association
Endorsement 15-06 (Nonergnitation Full Equity Tramsfer)
Adogted G17/08

[Firgt Arvstrizan Tithe Insurance Comgaey




Form ho. 140206 Polcy Page 21
ALTA Ohwrer's Policy (6-17-08) Prolicy Mumiser: 420891

ENDORSEMENT
Attached to Policy No. 420891
Issued by
First American Title Insurance Company

The Company insures against loss or damage sustained by the Insured by reason of the avoidance, in
whole or in part, or a court order providing some other remedy, based on the voldability of any estate or
interest shown in Schedule A or the Insured Mortgage because of the occurrence on or before Date of
Policy of a fraudulent transfer or a preference under federal bankruptcy, state insolvency, or similar
creditors’ rights laws.

The coverage provided by this endorsement shall include the payment of costs, attorneys fees, and
expenses necessary to defend the Insured against those counts, and no others, of any litigation seeking a
court orcher that will result in loss or damage against which this endorsermnent provides insurance to the
extent provided in the Conditiors.

This endorsement does not insure against loss or damage if the Insured (a) knew when it acquired any
estate or interest shown in Schedule A, or the Insured Mortgage that the transfer, conveyance, or
Insured Mortgage was intendad to hinder, delay, or defraud any creditor, or (b) s found by a court not to
be a transferee or purchaser in good faith.

This endorsement I5 Issuad as part of the policy. Except as it expressly states, it does not (I) modify any
of the terms and provisions of the policy, (i) modify any prior endorsements, (i) extend the Date of
Policy, or (iv) increase the Amount of Insurance, To the extent a provision of the paolicy or a previous
endorsement |5 inconsistent with an express provision of this endorsement, this endorsement controds.
Otherwise, this endorsement Is subject to 2l of the terms and provisions of the policy and of any prior
endorsements.

Amencan Land Titke Association
Endorserment 21-06 (Creditors’ Rights)
Adopted &F1T0E

First Aranacan Tt Indbutance Company




Form Mo 1402 06 Policy Page X1
ALTA Crwnar's Policy (6-17-06) Policy Humber; 420591

ENDORSEMENT
Attached to Policy No. 420891
Issued By
First American Title Insurance Company

The Company insures against loss or damage sustained by the Insured in the event that any
governmental agency having jurisdiction over Village Loop Road shall, for the purpose of exercising the
right of use or maintenance of sald street, compel the removal of any portion of the Sign pad referred o
in Paragraph 11C that may encroach on said street.

This endorsement is Issued as part of the policy, Except as it expressly states, it does not (1) modify any
of the terms and provisions of the policy, (B) modify any prior endorsements, (il) extend the Date of
Paticy, or (v} increase the Amownt of Insurance. To the extent a provision of the policy or a previous
endorsement s inconsistent with an express provision of this endorsement, this endorsement controls.
Otherwise, this endorsement is subject to all of the terms and provisions of the policy and of any prior
endorsements,

CLTA Foem 103,906 [03-0-07 ) Hodified)
ALTA - Lender

Fersl Amniican The [Priurdrsce Comnpay




Form No. §40006 Peilicy Page 33
ALTA Dwenes's Policy (6-17-06) Pokicy Number: 420891

ENDORSEMENT
Attached to Policy No. NC5-420891-LA2
Issued By
First American Title Insurance Company

The Company hereby agrees with the nsured Limited Liabilily Company that this Policy and the coverage
provided to the insured Limited Liabslity Company hereunder shadl not be deemed to have lapsed, or to
have been forfeited, or to have terminated because of the occurrence, subsequent to the Date of Policy,
of either of the following events {provided that the insured Limited Liability Comparny has not been
dissotved or discontinued by reason of the following events pursuant to applicable state law):

1. the admission or withdrawal of any individual or entity as a member in the insured
Limited Liabdity Company , or

2. a change in any member's interest in capital or profits of, or as member, the insured
Limited Liability Company .

Nothing contained herein shall be desmed to be a waiver of any nghts the Company may othenwice have
under this Policy,

This endorsement is issued as part of the policy. Except as it expressly states, it does not (i) modify any
of the terms and provisions of the palicy, (il) modify any prior endorsements, (ii) extend the Date of
Policy, or (iv) increase the Amount of Insurance, To the extent a provision of the policy or a previous
endorsement is inconsistent with an express provision of this endorsement, this endorsement controls.
Otherwise, this endorsement |5 subject to all of the terms and provisions of the policy and of any prior
endorsements.

F.A, Form 55
Fairway Endorsement

Firet Amesican TRie Ingurance Company
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SCHEDULE “4.1-A”

TITLE COMMITMENT REQUIREMENTS

Formn Mo, 1068-2 Commizment Mo.: NCS-4208691-LA2
ALTA Plain Langwage Commitment Page Numben: 7
SCHEDULE B
SECTION ONE
REQUIREMENTS

The following requirements must be met:

Purchaser 1. Fay the agreed amounts for the interest in the land andfor the mortgage to be insured.

m:’nr 2 Pay us the premiums, fees and charges for the palicy.

Seller 3. Documents satisfactory to us creating the interest in the land and/for the mortgage to be insured
must be signed, delivered and recorded.

Purchaser 4. You must tell us in writing the name of anyone not referred to in this Commitment who will get
an interest in the land or who will make a loan on the land. We may then make additional
requirements or exceptions,

Seller 5. Releases(s) or Reconveyance(s) of Item{s):

1. Exception No.'s 1 through 21: Payment of all taxes.

2. Exception No. 31: Payoff statement from lender consenting to short sale and Reconveyance
in recardable form both acceptable to the Company.

3. Exception No. 32: UCC Termination in recordable form.

4, Intenbionally deleted.

Seller &, You must give us the following information:

A, Owner's Affidavit which includes affirmation regarding any viclations of
Covenant, Conditions & Restrictions referred to in this commitment and a certified
rent rell is to be attached.
Intentionally deleted.

Intenticnally deleted.

& Non-Imputation Affidavit acceptable to the Company.

onm

Seller & 7. Should any of the following entities be involved in this transaction, the Company will require:

Purchaser
&, WITH RESPECT TO A CORPORATION:

1. A certificate of good standing of recent date issued by the Secretary of State of the corporation’s
state of domicile.

2, A certificate copy of a resolution of the Board of Directors authorizing the contemplated

First dmerican Title Insurance Company

Schedule "4.1-A"




Form Na, 1068-2 Commitment No.: NCS-420851-LA2
ALTA Plain Language Commitment Fage Numbe: B

E

transaction and designating which corporate officers shall have the power to execute on behalf of
the corporation.

3, Other reguirements which the Company may impose following its review of the material reguired
herein and other information which the Company may require.

. WITH RESPECT TO A CALIFORNIA LIMITED PARTNERSHIP:

1. That a certified copy of the certificate of limited partnership (form LP-1) and any amendments
thereto (form LP-2) be recorded in the public records;

2. Afull copy of the partnership agreement and any amendments;

3. Satisfactory evidence of the consent of a majority in interest of the limited partness to the
contemplated transaction;

4, Other requirements which the Company may impaose following its review of the material required
herein and other information which the Company may require.

. WITH RESPECT TO A FOREIGM LIMITED PARTNERSHIP:

1. That a cestified copy of the application for registration, foreign limited partnership (form LP-5)
and any amendments thereto (form LP-5) be recorded in the public records;

2. A full copy of the partnership agreement and any amendment;

3. Satisfactory evidence of the consent of a majority in interest of the limited partners to the
contemplatad transaction;

4. Other requirements which the Company may impose following its review of the material required
herein and other information which the Company may require.

. WITH RESPECT TO A GENERAL PARTNERSHIP:

1. That a certified copy of a statement of partnership authority pursuant to Section 16303 of the
California Corporation Code (form GP-1), executed by at least two partners, and a certified copy
of any amendments to such statement (form GP-7), be recorded in the public records;

2. A full copy of the partnership agreement and any amendments;

3. Other requirements which the Company may impose following its review of the material required
herein and other information which the Company may require.

WITH RESPECT TO A LIMITED LIABILITY COMPANY:

1. A copy of its operating agreement and any amendments thereto;

2, Ifitis & California limited liability company, thet a certified copy of its articles of organization
{LLC-1) and any certificate of comection (LLC-11), certificate of amendment [LLC-2), or
restatement of articles of organization (LLC-10) be recorded in the public records;

3. Ifit is a foreign limited lability company, a certified copy of its application for registration (LLC-5)
be recorded in the public records;

4, With respect to any deed, deed of trust, lease, subordination agreement or other document or
instrument executed by such limited ability company and presented for recordation by the
Company or upen which the Company is asked to rely, that such document or instrument be
executed in accordance with one of the following, as appropriate:

(i) If the lmited liability company properly operates through officers appointed or elected
pursuant to the terms of a written operating agreement, such documeants must be executed
by at least two duly elected or appointed officers, as follows: the chairman of the board, the
president or any vice president, and any secretary, assistant secretary, the chief financial
officer or any assistant treasurer;

(i) If the limited liability company properly operates through a manager or managers identified in
the articles of organization andfor duly elected pursuant to the terms of a writtén operating
agreement, such document must be executed by at least two such managers or by one
manager if the limited liability company properly operates with the existence of only one
manager.

5. Other requirements which the Company may impose following its review of the material required

First Amevican Title Insurance Company
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Form Mo 1068-2 Commitment No.: NCE-420891-LA2
ALTA Plain Language Commitment Page Numbe: 3

herein and other information which the Company may reguire.
F. WITH RESPECT TO A TRUST:

1. A certification pursuant to Section 18100.5 of the California Probate Code in a form
satisfactory to the Company.

2. Copies of those excerpts from the original trust documents and amendments
thereto which designate the trustee and confer upon the trustee the power to actin
the pending transaction.

3. Other requirements which the Company may impose following its review of the
material reguire herein and other information which the Company may require.

G. WITH RESPECT TO INDIVIDUALS:

1. A statement of information.

Schedule "4.1-A"




SCHEDULE “8.1.9(C)-1”

TENANT CLAIMS

. Great Harvest loan advances are behind, and Great Harvest claims Seller is at fault. Seller had been
requesting loan balancing and proper loan draws with supporting documentation.

. Precise Christian Academy claims that utility prorations may not have been properly allocated and that the
2009 CAM reimbursements should not have been offset by unpaid utility bills.

. Youth World claims that its building needs a new roof and general updating, including possibly HVAC work.

. Liquor Store claims its water bill is too high, and believes that someone else is using its water.

Schedule "8.1.9(C)-1"




SCHEDULE “8.1.9(C)-2”
SELLER DISCL.OSURES

The aged receivables report attached hereto as a part of Schedule “1.5” is dated as of January 19, 2010 and not the date
of this Agreement due to a software problem that Seller is experiencing as of the date of this Agreement. Seller is
therefore unable to update such aged receivables report. Seller has no knowledge of any material difference between
the January 19, 2010 aged receivables report and the payment and arrears status of Tenants as of the date of this
Agreement, except that Sahara Café paid $5,000 out of the $6,000 owed.

Great Harvest has a history of submitting loan draws which require line-item balancing, thus delaying payment by
Landlord. Great Harvest's opening has been delayed as the result of delayed loan advances.

Imperial Spa is 45 to 60 days behind its zoning approval schedule as called for in its lease. Imperial Spa has requested
that it be permitted to pay its first month of rent and security deposit at the end of February (but no approval of such
request has been granted by Seller).

New Community Church may continue to dispute, and not pay, the utility pro rations for its shared meter.

Schedule "8.1.9(C)-2"




SCHEDULE “8.1.10”

CONNECTION CHARGES

The connection fee for the gas line to 10 Village Loop, in the amount of $4,718.08, has not been paid.

Schedule "8.1.10"




SCHEDULE “8.1.11”

LIST OF PENDING LITIGATION

None.

Schedule "8.1.11"




SCHEDULE “8.1.14”

LIST OF ENVIRONMENTAL REPORTS

10/9/1991  [Preliminary Report of Soil Alton PR_ ConocoPhillips Preliminary Yes
Sampling Activities Geoscience Report of Soil Sampling 10-9-

8/31/1992 [Intitial Site Assessment |Alton PR_ ConocoPhillips Initial Site IYes
Geoscience |Assessment Report 8-31-92
7/29/1994  |Supplementary Site |Alton PR_ ConocoPhillips Yes
lAssessment Report Geoscience Supplementary Site Assessment
Report 7-29
9/20/1995 |Letter From Lamar Lamar PR_ Village Cleaners PCE 'Yes
(Companies to Ranch Companies Contamination Report 9-20-95
Center Properties
9/10/1996  [Underground Storage |Alton PR_ ConocoPhillips Underground IYes
[Tank Closure Report Geoscience Storage Tank Closure Report 9
9/30/1996 [Supplementary Site Alton PR_ ConocoPhillips IYes
|Assessment Report Geoscience Supplementary Site Assessment
Report 9-30

5/4/1998  [Letter From Los Angeles Cal/EPA 1998Letter No
Regional Water Quality
Control Board to Phillips
|Village Associates L.P.

5/1/2001  [Second Quarter 2002 Fluid TRC 2002-05-01 Second Quarter 2002 No
Level Monitoring and Fluid Level Monitoring and GW
Groundwater Sampling Report Sampling Report

2/7/2002  [First Quarter 2002 Fluid [TRC february 2002 report No
Level Monitoring and
Groundwater Sampling
Report

4/30/2002  [Site Quarterly Report, TRC 2002-04-30 Site Quarterly Report INo
January 1 - March 31, Jan-Mar 2002
2002

4/30/2002 [Site Quarterly Report TRC april2002report No

7/15/2002 |Site Quarterly Report TRC july2002report No

10/4/2002 [Phase I Environmental Kleinfelder, PR_ Phase I Environmental Site IYes
Site Assessment Inc |Assessment 10-4-02

10/31/2002 [Site Quarterly Report, TRC 2002-10-31 Site Quarterly Report No
July 1 -September 30, Jul-Sep 2002
2002

12/12/2002 [Letter Regarding Kleinfelder, PR_ Village Cleaners IYes
Supplemental Inc Supplemental Environmental
[Environmental Information
Information File Reviews
land Pipe Removal

1/15/2003 [Site Quarterly Report, TRC 2003-01-15 Site Quarterly Report INo
(October 1 -December 31, Oct-Dec 2002
2002

4/15/2003  [Site Quarterly Report, TRC 2003-04-15 Site Quarterly Report INo
January 1 - March 31, 2003 Jan-Mar 2003
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7/15/2003  |Site Quarterly Report, TRC 2003-07-15 Site Quarterly Report No
|April 1 - June 30, 2003 |Apr-Jun 2003

10/15/2003 [Site Quarterly Report, TRC 2003-10-15 Site Quarterly Report No
Uuly 1 - September 30, Jul-Sep 2003
2003

1/30/2004  |Site Quarterly Report, TRC 2004-01-30 Site Quarterly Report No
October 1 - December Oct-Dec 2003
31, 2003

4/30/2004  |Site Quarterly Report, TRC 2004-04-30 Site Quarterly Report No
Uanuary 1 - March 31, Jan-Mar 2004
2004

5/17/2004  |Phase I Environmental IAEI PR_ Phase I Environmental Site [Yes
Site Assessment Consultants |Assessment 5-17-04

7/15/2004  [Site Quarterly Report, TRC 2004-07-15 Site Quarterly Report No
|April 1 - June 30, 2004 |Apr-Jun 2004

1/17/2005  |Site Quarterly Report, TRC 2005-01-17 Site Quarterly Report No
October 1 - December Oct-Dec 2004
31, 2004

4/15/2005  |Site Quarterly Report, TRC 2005-04-15 Site Quarterly Report No
January 1 - March 31, Jan-Mar 2005
2005

4/19/2005  |Asbestos-Containing Property 20053532ACMO&M No
Materials Operations and Solutions
Maintenance Program

6/9/2005  |Phase I Environmental Property 20051337 Final No
Site Assessment Solutions

10/14/2005 |Site Quarterly Report, TRC 2005-10-14 Site Quarterly Report No
Uuly 1 - September 30, Jul-Sep 2005
2005

1/31/2006  |Site Quarterly Report, TRC 2006-01-31 Site Quarterly Report No
October 1 - December Oct-Dec 2005
31, 2005

4/14/2006  |Site Quarterly Report TRC 2006-04-14 Site Quarterly Report No
Uanuary 1 - March 31, Jan-Mar 2006
2006

7/14/2006  |Site Quarterly Report TRC 2006-07-14 Site Quarterly Report No
|April 1 - June 30, 2006 |Apr-Jun 2006

10/9/2006  |Site Quarterly Report, TRC 2006-10-09 Site Quarterly Report No
Uuly 1 - September 30, Jul-Sep 2006
2006

1/9/2007 Site Quarterly Report, TRC 2007-01-09 Site Quarterly Report No

October 1 - December Oct-Dec 2006
31, 2006

4/13/2007  |Site Quarterly Report TRC 2007-04-13 Site Quarterly Report No
Uanuary 1 - March Jan-Mar 2007

7/12/2007  [Site Quarterly Report TRC 2007-07-12 Site Quarterly Report No
Uanuary 1 - March 31, Jan-Mar 2007
2007

10/10/2007 |Site Quarterly Report, TRC 2007-10-10 Site Quarterly Report No

Uuly 1 - September 30,
2007

Jul-Sep 2007
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1/14/2008  |Fourth Quarter 2007 Site Delta 2008-01-14 Fourth Quarter 2007 No
Status Report Site Status Report

4/8/2008 First Quarter 2008 Site Delta 2008-04-08 First Quarter 2008 INo
Status Report Site Status Report

7/11/2008  |Second Quarter 2008 Site Delta 2008-07-11 Second Quarter 2008 No
Status Report Site Status Report

10/14/2008 [Third Quarter 2008 Site Delta 2008-10-14 Thrid Quarter 2008 [No
Status Report Site Status Report

12/1/2008  [Quarterly Monitoring TRC 2008-12-01 Quarterly Monitoring No
Report October - IReport Oct-Dec 2008
[December 2008

4/15/2009  |First Quarter 2009 Site Delta 2009-04-15 First Quarter 2009 No
Status Report Site Status Report

7/15/2009  [Second Quarter 2009 Site Delta 2009-07-15 Second Quarter 2009 Yes
Status Report Site Status Report

10/27/1992 |Indemnity Agreement Unocal Yes

2/24/1997  |Request For Closure |Alton Geoscience IYes

8/14/1997 |Response To CRWQCB |Alton Geoscience IYes

3/31/1998  [Response To Regional IAlton Geoscience 'Yes
Water Quality Control
Board (RWQCB)

9/4/1998  [Soil Sampling Report For |Alton Geoscience Yes
Tank Top Upgrade
Product Line And
Dispenser Replacement

2/21/2000 [Supplementary Site TRC Alton Geoscience Yes
lAssessment Report, 76
Station 6734, 16 Village
Loop Road

10/13/2000 |Groundwater Pumpout TRC Alton Geoscience Yes
Report, 76 Station 6734,
16 Village Loop Road

12/30/2003 [File Reviews, Fire Station URS Yes

#188, 18 Village Loop
Road, Pomona, California
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SCHEDULE “8.1.19”

PENDING TAX APPEALS

APPLICATION FOR CHANGED ASSESSMENT 2009/10 (APPLICATION NUMBER 2009 002252) SUBMITTED
BY ROBERT KATKOWSKI OF MCC REALTY MANAGEMENT, INC. TO THE COUNTY OF LOS ANGELES
ASSESSMENT APPEALS BOARD ON JULY 24, 2009.
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SCHEDULE “8.1.26”

LOAN DOCUMENTS

1. Promissory Note in the principal amount of $18,500,000.00 given by Seller to CIBC Inc. (“CIBC”), dated
June 24, 2005

2. Assignment of Leases and Rents given by Seller to CIBC dated June 24, 2005 and recorded on June 27,
2005 as Instrument No. 05-1504021 of the Official Records of Los Angeles County, California

3. Cash Management Agreement among Seller, CIBC and MCC Realty Management, Inc. dated June 24,
2005

4. Certificate (Lease Form) given by Seller to CIBC dated June 24, 2005
5. Clearing Bank Instruction Letter from Seller and MCC Realty Management, Inc. to East West Bank
6. Closing Certificate given by Seller to CIBC dated June 24, 2005

7. Deed of Trust, Assignment of Leases and Rents, Security Agreement and Fixture Filing given by Seller,
as borrower, to First American Title Insurance Company, as trustee, for the benefit of CIBC, dated June 24, 2005 and
recorded on June 27, 2005 as Instrument No. 05-1504021 in the Official Records of Los Angeles County, California

8. Escrow Agreement between Winston & Strawn LLP and First American Title Insurance Company dated
June 22, 2005

9. Certification of Taxpayer Identification Number and Non-Foreign Status given by Seller to CIBC dated
June 24, 2005

10. Hazardous Substances Indemnity Agreement executed by Seller and Michael D. McCarthy in favor of
CIBC dated June 24, 2005

11. Indemnity and Guaranty Agreement executed by Michael D. McCarthy in favor of CIBC dated June 24,
2005

12.  Manager’s Subordination Agreement executed by MCC Realty Management, Inc. in favor of CIBC
dated June 24, 2005

13. UCC Financing Statement naming Seller as debtor and CIBC as secured party, filed with the California
Secretary of State on June 29, 2005 as Instrument No. 05-7032402982

14. UCC Financing Statement naming Seller as debtor and CIBC as secured party, filed with the Delaware
Department of State on June 29, 2005 as Filing No. 5199848 4
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15. UCC Financing Statement naming Seller as debtor and CIBC as secured party, recorded on June 28,
2005 as Instrument No. 05-1516402 in the Official Records of Los Angeles County, California

16. Agreement Regarding Possible Note Purchase or Discounted Payoff dated effective as of October 28,
2009, among Seller, Michael D. McCarthy and Bank of America, N.A. (successor by merger to LaSalle Bank National
Association), as Trustee for the Registered Holders of J.P. Morgan Chase Commercial Mortgage Securities Corp.
Commercial Mortgage Pass-Through Certificates, Series 2005-CIBC12.
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SCHEDULE “8.1.27”

GH LOAN DOCUMENTS

Promissory Note Secured by Security Agreement, dated July 16, 2006, among Manisa, Inc., Jay J. Suh and Yang Suk
Ha, collectively as borrower, and Seller, as lender;

Security Agreement, dated July 16, 2009, among Manisa, Inc., Jay J. Suh and Yang Suk Ha, collectively as borrower,
and CMP Phillips Associates, LL.C, as secured party; and

UCC-1 Fixture Filing, recorded on January 21, 2010, as Instrument No. 2010-0086354, in the Office of the County
Recorder of Los Angeles County, California

UCC Financing Statement, filed with the California Secretary of State on January 21, 2010 under Filing Number 10-
7220588033
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SCHEDULE “8.1.28”

GRAZIANO SIGNAGE DISCLOSURES

Graziano’s owns its own real property, building and sign, which are not part of the Property. Graziano's is a party to
the REA with Seller.

Seller and Graziano’s have recently come to an oral understanding with respect to the sign which Graziano’s owns and
which is on Graziano’s property, which understanding has not yet been reduced to a written amendment to the
REA. Such understanding includes the following:

1. Seller shall install a new sign on Graziano's property, in the location that is now used by Graziano’s sign and
at Seller’s sole cost and expense, to service not just Graziano's property but also the Property

2. Seller shall cause the electric metering of the new sign to be connected to the common area meter.

3. Graziano’s shall have the top sign panel on such new sign. Seller shall pay for the cost of fabricating and
installing such panel.

4. Graziano’s will have a position on any monument sign that Seller may install on the Property.
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SCHEDULE “8.1.29”

FINANCIAL STATEMENTS

[see attached pages]
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PURCHASE AND SALE AGREEMENT
BY AND BETWEEN
CMP PHILLIPS ASSOCIATES, LLC, and
MCC PHILLIPS, LLC
as Seller,
and
ROIC PHILLIPS RANCH, LLC
as Purchaser

Dated: February 2, 2010
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Retail Opportunity Investments Corp.
3 Manhattanville Road, 274 Floor
Purchase, NY 10577

914-272-8080

RETAIL OFPORTUMITY INVESTMENTS CORFORATION

FOR IMMEDIATE RELEASE:
RETAIL OPPORTUNITY INVESTMENT CORP. ACQUIRES THREE GROCERY ANCHORED SHOPPING CENTERS

PURCHASE, NY; February 2, 2010 — Retail Opportunity Investments Corp. (the “Company”; NASDAQ:ROIC), a fully integrated owner and operator of
shopping centers, announced today that it has closed on the purchase of three grocery and drug anchored centers with an aggregate purchase price of $31.54
million in cash.

Stuart A. Tanz, the company's Chief Executive Officer, commented that “ROIC is pleased to close on these three acquisitions early in the first fiscal quarter of
2010. The newly acquired properties support our acquisition strategy of offering every day essentials to the consumer in densely populated in-fill locations
with large barriers to entry. We have demonstrated our ability to effectively deploy capital since the business plan was approved by the shareholders on
October 20, 2009 and are excited about the opportunities that continue to exist in the market.”

Santa Ana Downtown Plaza (Santa Ana, CA)

On January 28, 2010, the Company acquired from Regency Centers, L.P. a shopping center located in Santa Ana, California for a purchase price of $17.25
million. Anchored by Food 4 Less, Santa Ana Downtown Plaza is a shopping center of 100,306 square feet, with an overall occupancy rate of approximately
89%. The center is located in a densely populated area, with 680,000 people living within a five-mile radius. The median household income within the same
radius is $64,000.

On February 1, 2010, the Company also acquired from Meridian Valley Properties, LLC a shopping center located in Kent, Washington for a purchase price
of $6.90 million. Meridian Valley Shopping Center is a fully leased neighborhood center of 51,566 square feet, anchored by a QFC (Kroger) Grocery
store. This property demonstrates strong demographics with a median household income of $65,000 and a population of 185,000 people within a five-mile
radius.

On February 2, 2010, the Company also acquired Phillips Ranch Shopping Center from MCC Philips, LCC located in Pomona, CA for an aggregate purchase
price of $7.39 million. Phillips Ranch Shopping Center is a 125,554 square foot neighborhood center being redeveloped and repositioned by the Company
(currently the center is 72% leased). The opportunity to purchase this asset resulted from the current owner’s inability to finance the redevelopment. The
Company purchased and paid off the underlying $18.5 million note at a 60% discount, resulting in a price of approximately $59 per square foot. The five-mile
demographics supporting the property are strong with a population of 355,000 and a median household income of $66,000.

ABOUT RETAIL OPPORTUNITY INVESTMENTS CORP.

Retail Opportunity Investments Corp. is a corporation that intends to qualify as a REIT for U.S. federal incoming tax purposes and will acquire, own, lease,
reposition and manage a diverse portfolio of necessity-based retail properties, including, primarily, well located community and neighborhood shopping
centers, anchored by national or regional supermarkets and drugstores. The Company will target properties strategically situated in densely populated, middle
and upper income markets in the eastern and western regions of the United States.

Forward-looking statements

This press release includes forward-looking statements within the meaning of Section 27A of the Securities Act of 1933, as amended, and Section 21E of the
Securities Exchange Act of 1934, as amended. We have based these forward-looking statements on the current expectations and projections of ROIC about
future events. These forward-looking statements are subject to known and unknown risks, uncertainties and assumptions about us that may cause ROIC’s
actual results, levels of activity, performance or achievements to be materially different from any future results, levels of activity, performance or
achievements expressed or implied by such forward-looking statements. In some cases, you can identify forward-looking statements by terminology such as
“may,” “should,” “could,” “would,” “expect,” “plan,” “anticipate,” “believe,” “estimate,” “continue,” or the negative of such terms or other similar
expressions. Factors that might cause or contribute to such a discrepancy include, but are not limited to, those described in ROIC’s other SEC filings.

» o« » o« »



