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Item 2.02. Results of Operations and Financial Condition.

On February 19, 2019, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter and year ended December 31,
2018. A copy of the earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On February 19, 2019, in connection with this earnings release, the Company
posted certain supplemental information regarding the Company's operations for the quarter ended December 31, 2018 on its website, www.roireit.net. A copy of the supplemental information
is attached as Exhibit 99.2 hereto and incorporated herein by reference.

The information in this Current Report, including the exhibits hereto, is being furnished and shall not be deemed "filed" for purposes of Section 18 of the Securities Exchange Act of
1934, as amended, or otherwise subject to the liabilities of that Section. The information in this Current Report shall not be incorporated by reference into any registration statement or other
document pursuant to the Securities Act of 1933, as amended, unless it is specifically incorporated by reference therein.
Item 9.01 Financial Statements and Exhibits.
(d) Exhibits.

Exhibit No. Description
9.1 Earnings Release, dated December 31, 2018
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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 19, 2019
By: /s/ Michael B. Haines
Name: Michael B. Haines
Title: Chief Financial Officer

RETAIL OPPORTUNITY INVESTMENTS
PARTNERSHIP, LP

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

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



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

FOR IMMEDIATE RELEASE
Tuesday, February 19, 2019

Retail Opportunity Investments Corp. Reports 2018 Results

San Diego, CA, February 19, 2019 - Retail Opportunity Investments Corp. (NASDAQ:ROIC) announced today financial and operating results for the twelve and three
months ended December 31, 2018.

YEAR 2018 HIGHLIGHTS
$42.7mm of net income attributable to common stockholders ($0.38 per diluted share)
$142.1mm in Funds From Operationsw ($1.14 per diluted share)

«  97.7% portfolio lease rate at year-end 2018 (5th consecutive year above 97%)
1.5 million square feet of leases executed (new and renewed)
21.7% increase in same-space cash rents on new leases (9.1% increase on renewals)
2.5% increase in same-center cash net operating income (2018 vs. 2017)
+  $43.6 million of shopping center acquisitions
$28.0 million of property dispositions
$25.4 million of common equity raised through ATM program
«  89.5% of total debt effectively fixed-rate at year-end
* 94.7% of portfolio’s gross leasable area unencumbered at year-end

4.0% increase in total cash dividends paid (2018 vs. 2017)

4TH QUARTER 2018 HIGHLIGHTS

$10.5mm of net income attributable to common stockholders ($0.09 per diluted share)
«  $36.5 million in Funds From Operationsa) ($0.29 per diluted share)

2.5% increase in same-center cash net operating income (4Q’18 vs. 4Q’17)

26.8% increase in same-space cash rents on new leases (12.0% increase on renewals)
«  $0.1950 quarterly cash dividend paid in 4Q’18
+  $0.1970 quarterly cash dividend declared in 1Q’19

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

Stuart A. Tanz, President and Chief Executive Officer of Retail Opportunity Investments Corp. stated, “During 2018, we again achieved strong, record-setting results with
property operations. We leased a record 1.5 million square feet during



the year, more than double the amount of space originally scheduled to expire. For the fifth consecutive year we achieved a portfolio lease rate above 97%, ending 2018 at a
new record high year-end rate of 97.7%. Additionally, for the seventh consecutive year, we achieved same-center NOI growth, along with again achieving strong, double-digit
growth in our releasing spreads, specifically a 21.7% increase on new leases.” Tanz also commented, “During 2018, we embarked on several key initiatives aimed at enhancing
the long-term intrinsic value and competitive strength of the company’s portfolio, most notably focusing on disposing non-core properties and identifying densification
opportunities. Additionally, in terms of balance sheet initiatives, during 2018 we raised equity, reduced secured debt and enhanced our debt maturity schedule.”

FINANCIAL SUMMARY

For the twelve months ended December 31, 2018, GAAP net income attributable to common stockholders was $42.7 million, or $0.38 per diluted share, as compared to GAAP
net income of $38.5 million, or $0.35 per diluted share for the twelve months ended December 31, 2017. For the three months ended December 31, 2018, GAAP net income
attributable to common stockholders was $10.5 million, or $0.09 per diluted share, as compared to GAAP net income of $10.8 million, or $0.10 per diluted share for the three
months ended December 31, 2017.

FFO for the full year 2018 was $142.1 million, or $1.14 per diluted share, as compared to $138.9 million in FFO, or $1.14 per diluted share, for the full year 2017. FFO for the
fourth quarter of 2018 was $36.5 million, or $0.29 per diluted share, as compared to $37.0 million in FFO, or $0.30 per diluted share for the fourth quarter of 2017. ROIC
reports FFO as a supplemental performance measure in accordance with the definition set forth by the National Association of Real Estate Investment Trusts. A reconciliation
of GAAP net income to FFO is provided at the end of this press release.

At December 31, 2018, ROIC had a total market capitalization of approximately $3.5 billion, including approximately $1.5 billion of principal debt outstanding and an equity
market capitalization of approximately $2.0 billion. ROIC’s principal debt outstanding was comprised of $86.7 million of mortgage debt and approximately $1.4 billion of
unsecured debt, including $156.0 million outstanding on its unsecured revolving credit facility at December 31, 2018. During 2018, ROIC retired two mortgage loans, totaling
$18.9 million. Additionally, during the fourth quarter ROIC entered into additional interest rate swap agreements regarding its $300 million floating-rate unsecured term loan.
Taking into account the new swap agreements, together with the existing agreements, the interest rate on the term loan is fixed through it’s maturity in 2022 at a blended annual
rate of 3.1%. For the fourth quarter of 2018, ROIC’s interest coverage was 3.4 times and 94.7% of its portfolio was unencumbered (based on gross leasable area) at year-end
2018. Additionally, at December 31, 2018, 89.5% of ROIC'’s total debt was effectively fixed-rate with a remaining weighted average maturity of 6.7 years. ROIC currently has
no scheduled debt maturities in 2019 or 2020.

ACQUISITION & DISPOSITION SUMMARY

During 2018, ROIC completed a total of $43.6 million of acquisitions, including two grocery-anchored shopping centers totaling $34.6 million, one freestanding pad for $4.0
million at an existing ROIC grocery-anchored shopping center, and one redevelopment site for $5.0 million adjacent to an existing ROIC grocery-anchored shopping center.
Additionally, during 2018 ROIC sold one property for $28.0 million.

2019 DISPOSITION ACTIVITY
In February 2019, ROIC sold Vancouver Market Center for $17.0 million. Additionally, ROIC currently has a contract to sell a property for approximately $13.5 million.

PROPERTY OPERATIONS SUMMARY

At December 31, 2018, ROIC’s portfolio was 97.7% leased. For the full year 2018, same-center net operating income (NOI) was $172.5 million, as compared to $168.3 million
in same-center NOI for the full year 2017, representing a 2.5% increase. For the fourth quarter of 2018, same-center NOI was $47.4 million, as compared to $46.2 million in
same-center NOI for the fourth quarter of 2017, representing a 2.5% increase. ROIC reports same-center NOI on a cash basis. A reconciliation of GAAP operating income to
same-center NOI is provided at the end of this press release.



For the full year 2018, ROIC executed 406 leases, totaling approximately 1.5 million square feet, including 156 new leases, totaling approximately 440,939 square feet,
achieving a 21.7% increase in same-space comparative base rent, and 250 renewed leases, totaling approximately 1.1 million square feet, achieving a 9.1% increase in base
rent. During the fourth quarter of 2018, ROIC executed 109 leases, totaling 402,008 square feet, including 40 new leases, totaling 117,649 square feet, achieving a 26.8%
increase in same-space comparative base rent, and 69 renewed leases, totaling 284,359 square feet, achieving a 12.0% increase in base rent. ROIC reports same-space
comparative base rent on a cash basis.

CAPITAL MARKETS SUMMARY

During 2018, ROIC issued approximately 1.3 million shares of common stock through its ATM program, raising approximately $25.4 million in net proceeds. During the
fourth quarter of 2018, ROIC did not issue any shares of common stock.

CASH DIVIDEND

On December 28, 2018, ROIC distributed a $0.1950 per share cash dividend. For the year 2018, ROIC distributed cash dividends totaling $0.78 per share, representing a 4.0%
increase over dividends paid during 2017. On February 19, 2019, ROIC’s board of directors declared a cash dividend of $0.1970 per share, payable on March 28, 2019 to
stockholders of record on March 14, 2019.

2019 FFO GUIDANCE

ROIC currently estimates that FFO for the full year 2019 to be within the range of $1.11 to $1.15 per diluted share, and net income to be within the range of $0.40 to $0.44 per
diluted share. The following table provides a reconciliation of GAAP net income to FFO (in thousands, except per share data and percentages).

Year Ended December 31, 2019

Low End High End
GAAP net income applicable to stockholders $ 45,886 $ 50,926
Plus: Depreciation and amortization 100,838 102,653
Less: Gain on sale of real estate (12,000) (14,000)
Funds from operations (FFO) — basic 134,724 139,579
Net income attributable to non-controlling interests 4,581 4,746
Funds from operations (FFO) — diluted $ 139,305 $ 144,325
Diluted Shares 125,500 125,500
Earnings per share (diluted) $ 0.40 $ 0.44
FFO per share (diluted) $ 111 8 1.15
Key Assumptions
Acquisitions $ —  $ 50,000
Dispositions $ 50,000 $ 50,000
Debt retired $ 50,000 $ —
Same-center cash NOI growth (vs 2018) 2% 3%

@ Included in ROIC’s 2019 FFO Guidance is $0.02 to $0.03 per diluted share of projected expenses attributable to: i) additional interest expense in connection with swap agreements entered into in December 2018
locking in the interest rate on the company’s $300 million unsecured term loan through its maturity in 2022; and ii) additional general and administrative expenses as a result of the FASB accounting rule change
requiring certain costs associated with leasing activities to be expensed rather than capitalized starting in January 2019.



ROIC’s management will discuss the company’s guidance and underlying assumptions on its February 20, 2019 conference call. ROIC’s guidance is a forward-looking
statement and is subject to risks and other factors described elsewhere in this press release.

CONFERENCE CALL

ROIC will conduct a conference call and audio webcast to discuss its results on Wednesday, February 20, 2019 at 9:00a.m. Eastern Time / 6:00 a.m. Pacific Time. Those
interested in participating in the conference call should dial (877) 312-8783 (domestic), or (408) 940-3874 (international) at least ten minutes prior to the scheduled start of the
call. When prompted, provide the Conference ID: 8872579. A live webcast will also be available in listen-only mode at http://www.roeireit.net/. The conference call will be
recorded and available for replay beginning at 12:00 p.m. Eastern Time on February 20, 2019 and will be available until 12:00a.m. Eastern Time on February 27, 2019. To
access the conference call recording, dial (855) 859-2056 (domestic) or (404) 537-3406 (international) and use the Conference ID: 8872579. The conference call will also be
archived on http://www.reireit.net/ for approximately 90 days.

ABOUT RETAIL OPPORTUNITY INVESTMENTS CORP.

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

"o "o "o

When used herein, the words "believes," "anticipates,”" "projects," "should," "estimates," "expects," “guidance” and similar expressions are intended to identify forward-
looking statements with the meaning of that term in Section 27A of the Securities Act of 1933, as amended, and in Section 21F of the Securities and Exchange Act of 1934, as
amended. Certain statements contained herein may constitute “forward-looking statements” within the meaning of the Private Securities Litigation Reform Act of 1995. Such
forward-looking statements involve known and unknown risks, uncertainties and other factors which may cause the actual results of ROIC to differ materially from future
results expressed or implied by such forward-looking statements. Information regarding such risks and factors is described in ROIC's filings with the SEC, including its most
recent Annual Report on Form 10-K, which is available at: www.roireit.net.



ASSETS

Real Estate Investments:
Land

Building and improvements

Less: accumulated depreciation
Real Estate Investments, net

Cash and cash equivalents
Restricted cash

Tenant and other receivables, net
Deposits

Acquired lease intangible assets, net
Prepaid expenses

Deferred charges, net

Other

Total assets

LIABILITIES AND EQUITY
Liabilities:

Term loan

Credit facility

Senior Notes

Mortgage notes payable

Acquired lease intangible liabilities, net
Accounts payable and accrued expenses

Tenants’ security deposits
Other liabilities
Total liabilities

Commitments and contingencies

Equity:

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

December 31,

2018

2017

Preferred stock, $0.0001 par value 50,000,000 shares authorized; none issued and outstanding

Common stock, $0.0001 par value, 500,000,000 shares authorized; 113,992,837 and 112,347,451 shares issued
and outstanding at December 31, 2018 and December 31, 2017, respectively

Additional paid-in capital
Dividends in excess of earnings

Accumulated other comprehensive income

Total Retail Opportunity Investments Corp. stockholders’ equity

Non-controlling interests
Total equity
Total liabilities and equity

$ 894,240 878,797
2,266,232 2,230,600

3,160,472 3,109,397

329,207 260,115

2,831,265 2,849,282

6,076 11,553

1,373 5,412

46,832 43,257

— 500

72,109 82,778

4,194 2,853

33,857 37,167

7,365 6,396

$ 3,003,071 3,039,198
$ 299,076 298,816
153,689 140,329

941,449 940,086

88,511 107,915

166,146 178,984

15,488 18,638

7,065 6,771

23,219 18,018

1,694,643 1,709,557

11 11

1,441,080 1,412,590
(256,438) (210,490)

3,561 1,856

1,188,214 1,203,967

120,214 125,674

1,308,428 1,329,641

$ 3,003,071 3,039,198




Revenues
Base rents

Recoveries from tenants

Other income

Total revenues

Operating expenses

Property operating
Property taxes

Depreciation and amortization
General and administrative expenses

Acquisition transaction costs

Other expense

Total operating expenses

Gain on sale of real estate

Operating income

Non-operating expenses
Interest expense and other finance expenses

Net income

Net income attributable to non-controlling interests

Net Income Attributable to Retail Opportunity
Investments Corp.

Earnings per share — basic and diluted

Dividends per common share

RETAIL OPPORTUNITY INVESTMENTS CORP.

Consolidated Statements of Operations
(Unaudited)

(In thousands, except per share data)

Three Months Ended December 31,

Year Ended December 31,

2018 2017 2018 2017
$ 56,797 $ 55,686  $ 223,797  $ 210,564
16,717 15,718 65,804 58,818
1,644 1,350 6,197 3,878
75,158 72,754 295,798 273,260
11,206 10,521 43,851 39,151
8,361 7,862 32,349 29,663
24,955 24,926 100,838 96,256
3,627 3,312 14,918 14,103
_ — — 4
89 103 478 418
48,238 46,724 192,434 179,595
— — 5,890 —
26,920 26,030 109,254 93,665
(15,352) (13,917) (62,113) (50,977)
11,568 12,113 47,141 42,688
(1,067) (1,264) (4,405) (4,211)
$ 10,501  $ 10,849 § 42,736 $ 38,477
$ 0.09 $ 010 $ 038 $ 0.35
$ 01950 $ 0.1875 $ 0.7800 $ 0.7500




Net income attributable to ROIC

Plus: Depreciation and amortization

Less: Gain on sale of real estate

Funds from operations — basic

Net income attributable to non-controlling interests

Funds from operations — diluted

Number of shopping centers
included in same-center analysis

Same-center occupancy

Revenues:
Base rents
Percentage rent
Recoveries from tenants
Other property income

Total Revenues

Operating Expenses
Property operating expenses
Bad debt expense
Property taxes

Total Operating Expenses

Same-Center Cash Net Operating
Income

CALCULATION OF FUNDS FROM OPERATIONS

(Unaudited)
(In thousands)
Three Months Ended December 31, Year Ended December 31,
2018 2017 2018 2017

$ 10,501 $ 10,849 42,736  $ 38,477

24,955 24,926 100,838 96,256

— — (5,890) —

35,456 35,775 137,684 134,733

1,067 1,264 4,405 4211

$ 36,523 $ 37,039 142,089 % 138,944

SAME-CENTER CASH NET OPERATING INCOME ANALYSIS
(Unaudited)
(In thousands, except number of shopping centers and percentages)
Three Months Ended December 31, Year Ended December 31,
2018 2017 $ Change % Change 2018 2017 $ Change % Change
84 84 78 78

97.7% 97.5% 0.2 % 97.6% 97.5% 0.1 %
48,229 $ 46,666 $ 1,563 33% $ 178,508 173,340 $ 5,168 3.0 %
1,263 1,117 146 13.1% 1,402 1,428 (26) (1.8)%
15,797 14,953 844 5.6 % 57,579 54,963 2,616 4.8 %
543 1,277 (734) (57.5)% 2,425 3,711 (1,286) (34.7)%
65,832 64,013 1,819 2.8% 239,914 233,442 6,472 2.8 %
10,616 9,919 697 7.0 % 38,832 36,003 2,829 7.9 %
152 411 (259) (63.0)% 863 1,597 (734) (46.0)%
7,651 7,436 215 29% 27,691 27,530 161 0.6 %
18,419 17,766 653 3.7% 67,386 65,130 2,256 35%
47413 $ 46,247  $ 1,166 25% $ 172,528 168,312  $ 4,216 2.5%




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

Three Months Ended December 31, Year Ended December 31,
2018 2017 2018 2017
GAAP operating income $ 26,920 $ 26,030 $ 109,254  $ 93,665
Depreciation and amortization 24,955 24,926 100,838 96,256
General and administrative expenses 3,627 3,312 14,918 14,103
Acquisition transaction costs — — — 4
Other expense 89 103 478 418
Gain on sale of real estate — — (5,890) —
Property revenues and other expenses () (4,741) (5,421) (18,907) (22,492)
Total Company cash NOI 50,850 48,950 200,691 181,954
Non same-center cash NOI (3,437) (2,703) (28,163) (13,642)
Same-center cash NOI $ 47,413 $ 46,247  $ 172,528  $ 168,312

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

NON-GAAP DISCLOSURES

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

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



acquisition transaction costs, other expense, interest expense, gains and losses from property acquisitions and dispositions, extraordinary items, tenant improvements and
leasing commissions. Other REITs may use different methodologies for calculating cash NOI, and accordingly, the Company’s cash NOI may not be comparable to other
REITs.

Contact:

Ashley Rubino, Investor Relations
858-255-4913

arubino@roireit.net
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Supplentental Diselosure

Overview Quarter Ended December 31, 2015

Our Company

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

Supplemental Information

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

Non-GAAP Disclosures

Funds from operations (“FFO7), is a widely-recognized non-GAAP financial measure for REITs that the Company believes when considered with financial
statements presented in accordance with GAAF, provides additional and useful means to assess its financial performance. FFO is frequently used by securities
analysts, investors and other interested parties to evaluate the performance of REITs, most of which present FFO along with net income as calculated in
accordance with GAAP. The Company computes FFO in accordance with the “White Paper” on FFO published by the National Association of Real Estate
Investment Trusts (“"NAREIT"), which defines FF( as net income attributable to common stockholders (determined in accordance with GAAD) excluding gains
or losses from debt restructuring, sales of depreciable property and impairments, plus real estate related depreciation and amortization, and after adjustments for
partnerships and unconsolidated joint ventures.

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

felvallvary i thowsands, exeepd par values and share gomennis)

The Company’s Form 18-} for e quartens endod Septambor 1, 2018, Junc 30 2018, and Manch 31, 2018, and Form 10-8.

ASSETS:
Real Estate Investments:
Land
Building and improvements
Less: accumulated depreciation
Real Estare Investments, net

Cash and cash equivalents
Restricted cash
Tenant and other receivables, net
Deposits
Acquired lease intangible assets, nel
Prepaid expenses
Dicferred charges, net
Other assets

TOTAL A

LIABILITIER:
Term loan
Croedit facility
Senior Notes
Mortgage notes payable
Acquired lease intangible labilities, net
Accounts payable and accrued expenses
Tenants' security deposits
Other liabilities
TOTAL LIABILITIES

EQUITY:
Common stock, 5.0001 par value 500,000,000 shares authorized
Additional paid-in capital
Dividends in excess of earnings
Accurmulated other comprehensive income
Taotal Retail Opportunity Investments Corp. stockholders’ equity
Non-controlling interests.
TOTAL EQUITY

TOTAL LIABILITIES AND EQUITY

o i

Supplemental Disclosure
Cuarter Ended December 31, 2018

1213118

122117

§ BO4.230
2,266,232
(320,207

$ RTRTOT
2. 230,600

ILB31.263

6,076
1,373
46,832

T30
4194
33857
7,265

.30

$ 3003071

3 3.039.198

§ 200076 3 208816
153,689 140,329
941,449 940,086

AR5 17,915
166,146 178,984
15488 18,638
7065 6,771
23219 12018
1694643 1.709.557
11 Il
1,441,080 1,412,590
(256,438) (210,490)
1561 1 856
L1388 214 1.203.967
120.214 125.674
1,30R428 1,329,641

§ 2,003,071

$ 3,039,198

the wears endod Docomber 31, HHE mmd 1017 shold be mod in eonjimetion widh the above information.




Suppiemrental Disclosure

In come Statements Quarier Ended December 31, 2018

fin thawsands, exoepr per share @R}

3 Muonths Ended (Unaudited ) 12 Months Ended
12731718 1231717 12731718 12731117
REVENUES:
Base rents £ 56797 § 55686 5 223,797 § 210,564
Recoveries from tenants 16,717 15,718 65,804 SRRIR
Oither incomse 1,644 1,350 6,197 IATR
TOTAL REVENUES 75,158 73,754 305 TO8 273,260
OPERATING EXPENSES:
Property operating 11,206 10,521 43,451 349,151
Property taxes %301 T.R62 32,349 29,663
Depreciation and amonization 24,955 24,026 100,538 96,256
General and ad ministrative expenses 3,627 3312 14918 14,103
Acquisition transaction costs - - - 4
Other expense Bo 103 474 418
TOTAL (PERATING EXPENSES A8 238 46,724 192,434 179,595
Gatin oi sale of real estate - - 5,890 -
OPERATING INCOME 26,920 26,030 10%, 254 93 665
NON-OPERATING EXPENSES:
Interest expense and other finance expenses {15.352) (13.917) (62113} {50,977}
NET INCOME 11,568 12.113 47,141 42,688
NET INCOME ATTRIBUTABLE TO NON-CONTROLLING INTERESTS (1,067 (1,264} {4,405) (4211}
NET INCOME ATTRIBUTABLE TO RETAIL OPPORTUNITY INVESTMENTS CORP. 510,501 5 10849 £ 42736 5 3RATT
NET INCOME PER COMMON SHARE - BASIC & e § LT 3 0338 b .35
NET INCOME PER COMMON SHARE - DILUTED -3 o.og 5 LRI 3 0.38 5 0335
Weighted average common shares outstanding - basie 113,438 109,834 112,645 1 0¥ 00
Weighted average common shares outstanding - diluted 125,284 123412 124,559 121,744

¥ Form 10000 for the queartions endod Septerber 10, 2018, June 30, 20

ol earch 31, 2008, sndd Form 10-K for the years el Decanbier 31, 2018 dud 2017 shosld be n

gl




Supplementul Disclosure

Funds From Operations Quarter Ened December 31, 2013

(i thonsands, excepi per share anounts)

3 Maonths Ended (Unaudited) 12 Months Ended
12/31118 1231417 12/31/18 123117
Funds from Operatons (FF)'™ ;
Met income attributable to ROIC common stockholders £ 10,501 5 10,849 $ 42736 § 3B4ATY
Pluis:
Depreciation and amortization expense 24,955 24,926 100,838 90,2560
Less:
Gain on sale of real estate - - {5,890}
FUNDS FROM OPERATIONS - BASIC 35,456 35,775 137,684 134,733
Net income attributable to non-controlling interests L0a7 1.264 4,405 4211
FUNDS FROM QPERATIONS - INLUTED £ 36,523 s 37,039 $ 142,089 5 OI3R %
FUNDS FROM OPERATIONS PER SHARE - BASIC 5 031 L] 033 3 1.22 ] 123
FUNDS FROM OPERATIONS PER SHARE - DILUTED 5 0.29 5 nan 5 1.14 5 1.14
Weighted average common shares outstanding - basic 113,438 100,834 112,645 104,400
Weighted average common shares outstanding - diluted 125,284 123,412 124,550 121,744
Comimon dividends per share 5 00950 5 01875 5 0.7800 § 03500
FFO Payour Batio 67.2% 62.5% 68 4% 65 EM
Additional Disclosures:
Non Cash Expense (Income)
Straight line rent 5 (L0114 3 (5.330)
Above'below market rent amortization, net (3.,074) (13,965)
Mon-cash interest expense 301 1,674
Dreferred financing costs and mortgage premiums, net 513 1,899
Stock based compensation 1,977 7.392
Capital Expenditures
Tenant improvemenis 3 o008 318184
Leasing commissions EL] 248
Building improvements 00 2,371
Reimbursable property improvements ) 2,710
Pad and other development 5490 3,540
Value enhancing tenant improvements 1,788 8,061

BEITs theit ROIC besheviss, wd
st pamies o valugie the performance of REITs RO o

mmarn sharsholders [detemined in acoordmes with GAAR

1™ o FFU pitlished by the Natio
g rmal sbes o property, phes real estat relaind




Summary of Debt Outstanding

Furmandieed, dollors fn thousands)

Supylenrental Disclosure
uarter Ended December 37, 2008

Qurestanding GAAP Maturity Percent of
Ralance Interest Rate Tnterest Rate Date Total lndebtediess
Fixed Rate Debt
Mortgage Debt:
Casitas Plaza Shopping Center ] T,158 4.20% LR
Riverstonc Marketplace 18,050 4.96% 3 R0%% 070
Fullerton Crossroads 26,000 4,73% 3IR2% [
Diamond Hills Plaza 35,500 3.55% ialt 10/01/25
MNet unamortized premiums/deferred financing charges 1,803
Total Mortgage Debt BE.511 4.34% 1.76% 5.4 Years (WA) 5.8%
Unsecured Senior Motes;
Senior Notes Due 2023 250,000 5.20% 12715/23
Senior Notes Due 2024 230,000 4.21% 1215724
Senior Notes Due 2026 200,000 395% (92226
Senior Notes Due 2027 250,000 4.19%% 1271527
MNet umamortized discoums/deferred financing charges (8,551
Total Unsecured Senior Notes 941 449 430 441% 6.9 Years (WA) 63.7%
Term Loan:
Interest rate swaps 100,000 1.96% 1.96% 1312009 4 6.7%
Initerest rate swaps 200,000 2.84% 2.R4% B3 12022 13.4%
Total Term Loan 300,000 2.55% 2.55% 2.5 Years (WA) 20.1%
Tuotal Fixed Rate Debt 1,329,960 391% 3.95% 5.8 Years (WA) B0.6%
Variable Rate Debt
Crodit Facility 3.45% 145% 090821 10.4%
MNet unamortized deferred financing charges
Credit Facility, net
Term Loan 300,000 090822
MNet unamortized deforred financing charges 1924)
Term Loan, net 09076
Interest rate swaps - Term loan (300,000)
Total Variahle Rate Deht 152,765 JA5% 3A5% LT Years (WA) 10.4%
TOTAL DEBT 3 1.482,725 3.89% 3.93% 5.5 Years (WA) 100.0%
Met unamortized premiums on morlgages (2,074
Nt unamortized discounts on notes 4.591
Net unamortized deferred financing charges 7466
Total Principal Debt 5 1,492,708

(1) Mo forwarnd stening swups commene 1731019 throwgh 85122 wis an allin inienes nme of 3,605,

{2 i . i e eutismsces optiors: evallable 1o ROIC,




Supplemental Disclosure

Summary of Debt Outstanding, continued Quarer Ended December 31,2013

fumandited, deflers in thonsands)

v af Principal Maturities

Mortgage Principal Maortgage Principal Senior Total Principal Percentage of
Year Paymeils due at Maturity Credit Facility Term Loan Unsecured Notes Payments Delot Matuiring
2019 § 551 5 - ] - 5 - 5 - § 551 0%
2020 577 - = - - 577 0.0
2021 77 - 156,000 - - 156,717 10.5%
2022 1,003 23,129 - 300,000 - 324,132 21.7%
2023 [0 - - - 250,000 250,686 16,895
2024 08 26,000 - o 250,000 276,708 18.6%
2025 550 32,787 - - = 33,337 2.2%
2026 - - - 2. 20W0, 00000 200,00H) 13.4%
2027 . . - - 250,000 250,000 16.8%
2028 - - - - - - 0%

5 4,792 5 B1.916 5 1 56,000 5 300,000 5 Q50,000 H 1.492.708 1000

v of Unencumbered/Encumbered Properties

Number of Percentage

Properties GLA of GLA
Unencumbered properties BT 9925 a1 ol 7%
Encumbered properties 4 360,162 5.3%

a] 10,485,223 100.0%
v of Unsecured Debt/Secured Dbt
Percentage of Total
Ammount Principal Debit

Unsecured principal debt 5 1,406, 0
Secured principal debt R, TOR
Total Principal Debe 5 1,492 TO8

i1 Do ok i hndis extmsi

-8 d




Supplemenal Disclosure

Selected Financial Analysis Quarter Ended Devember 31, 3013

funandited, in thewsands, evcept per share amonns)

1231718 09/300 18 0630/1% 03731718 1231117
Dbt coverage ratios, three months ending:
Interest coverage ratio {EBITDA interest expense) 3.y 33x 3.0 Jdx 3.7
Dbt service coverage (EBITDA Tinterest expense + scheduled principal paymeniz)) 3.y 1 3.x 14x 368
Met prineipal debt (Towl principal debt less cash & equivalents) Annualized EBITDA Tix Tldx T T.dx Tax
Debtieguity rarios, ar period end:
Tutal principal debt'total market capitalization 4295 39.3% 4008 37.8%
Total principal debt'total equity market capitalization T5.2% SR 6.8
Twstal principal debttotal book assets 49T 50.4% 49.3%
Taotal principal debtundepreciated book value 44.8% 46.0% 45.3%
Secured principal debt/undepreciated book value 26% 29% 2.9%
Maurket capitalization calenlations, af period end:
Commen shares outstanding 113,441 113,431 112,165 112165 111,386
Orperating parinership umits (OF units ) outstanding. 11477 11.574 11,648 L1679 11679
Common stock price per share 5 1548 5 I8.67 5 19.16 3 17.67 5 149.95
Taotal equity market capitalization £ 1983698 5 2331843 § 237126R 5 LI18R33] § 2465116
Total principal debt 1,492,708 1,473,841 1,537,827 1,505,503 1. 499 320
TOTAL MARKET CAPITALIZATION 5 3476406 3  3RB07.684 $ 3910085 5 3693834 5 34964930
Unsecured Senior Notes Financial Covenants: ™
Total debt to total assets not to excesd 60% 46.6% 46.2% 47.9% 4T.4%
Total secured debt to total assets not 1 exceed 40% 28% 2.8% 3.1% 3.4%
Total unencumbered assets to total wnsecured debt not to be less than 1509 21507 217.2% 207 6% 210.7% 208, T
Consolidated income available for debt serviee 1o interest expense not 1o be less than 1,51 3.3 Jdx 3.5% 3.6x 3.7x

{11 Cakeulnied in acoordance with GAAFP pursuent 1 underlying bond indemures. m
-0. . ,




Property Acquisitions and Dispositions

Supplemental Disclosure
Cuarter Ended December 31, 2018

idlwilars in fhonsands)
Acquisitions
Date Owned
Shopping Centers Lacation Acquired Purchase Amount GLA
102008
Stadium Cenler Tacomi, WA 022318 g 19,000 48 288
Total 10} 2018 5 19,000 4, B8R
202008
King City Plaza King City, OR 0571818 5 15,086 62,670
COutparce] at Casitas Plaza Carpinteria, CA 032518 3,950 7,691
Total 20 2018 ] 19,636 i, 367
ENRLIT]
Redevelopment Site Pinole, CA OR2718 $ 5,000
Total 30 2018 H 3,004
40 2018 & %
Total 2018 Acquisitions ] 43,636 119.255
Dispositions
Drate Owned
Shopping Centers Laocation Sold Sales Amount GLA
30 2008
Round Hill Square Shopping Center Zephyr Cove, NV 092718 S 28,000 115,984
Total 2018 Dispasitions 5 2,004 115,984

-10-




Supplemental Diseloswre

Praperty Pﬂﬂfﬂliﬂ Quarter Ended December 31, 2018

fddalicrs bt rasids)
Date Owned T
Southern California City State Acquired GLA Lensed Major Tenants
Low Angeles metro area
Parameamnt Plaza - Paramcunt CA 1222009 @5 062 R0 3 Giracery Outlet Supermarkse, 90¢ Only Stores, Rite Aid Phanmacy
ol et Promenik: " Clangwnt Ch 230 L R Super King Supermarke
Cinteway Village ¥ Chino Hills Ch LE1W10 G950 6.0% Sproats Rarket
Seabridpe Markeiplace = Ohwrard Ch 5312 9EHR A% Safeway {Vons) Supenmarkel
Gilendom Shopping Center *  Gilendom Ch AN 12 106,535 A% Albenison's Supermarkei
Redande Beach Plasa . Redando Beach Ch L2282 | Lo 50 I00.0% Sufiewiry (Woms) Supenmrket, Peseo
Diamond Bar Town Cenicr * Dhamond Bar Ch [ TR K 13, 342 5.5% Walman Neighborhood Market, Crunch Fimess
Dhamond Hills Plaxca = Dramond Bar Ch /2213 135505 974% He-bart Supermarket. Ribe Aid Pharmacy
Plaza e la Caflada * LaCailada Flintrdpe Ch 121303 1,031 100.00% Cackan's Supermarket, T1 Maxx, Rite Al Phansicy
Fallbronk Shopping Center . Los Angekes CA 0613004 1§50 Spwoants Markon, Trador Joe's, Kroger (Ralph's) Supermarker ™, T) Mas
Plarpark Tawn Center * Moorpark A 1241314 133.547 Eoniagger (Ralpiis) Superanrke!, CVS Phammy
Chtaric Plazs - Ontaria CA DL 1S 150,140 El Super Supermarket, Rire Aid Pharmacy
Parks (ke Shopping Center * Thousand Cuks CA 01615 1oz Safeway {Vems) Supemrarker, Dolbr Troe
Warner Plazs * Wosdland Hills CA (R 10 E [NUETES Sproats Market, Kroger (Ralph's) Supermarket "™, Rite Aid Pharmacy ™

Harbara CA [ERTA 116,360

Magrolin Shapping Center * Sw Kroger (Ralph's) Supermarket

Casitas Plaza Shopping Cemer * Campinieria CA [EHTNE 12 (F8 Albereson's Supemvarket, CVS Prarmacy
Bouguet Center s Senta Clarita CA /2816 148505 Safewy {Vons) Supommarket, CVS Pharmacy, Ross Dress For Less
Moeth Ranch Skoappisg Cenier b Woestlnke Village CA (LR E] 146675 Koroger (Ralpi's) Supermarker, Trader Joc’s, Rire Ald Pharmacy, Peico
The Knolls » Long Beoch Ch L0316 51m Trader Joe's, Pet Food Express
The Terraces * Rancha Palos Venlis CA 0317 172922 AAM Trader Jos, Marshall's, LA Fiteess
Los Amgeles mactre arca todol LA LR ] Bl
Chrange Connty metne area
Samin Ana Dowedown Plam *  Sanin Ana Ch BE/26 1 104 550 5 2015 Kroger (Food 4 Lessh Supermariet, Marshall's
Sycamore Creck . Corona Ch D010 T4 198 1505 Safewny {Vons) Supemmrket, CVS Pranacy =
Desen Springs Markephice . Palin Desent A [y b 7 2,741 Kooger (Ralph's) Supemarker, Bite Ald Pharmscy
Cypress Center West " Cypres cA 12404012 100 Kroger (Ralphis) Sapermarkel, Rile Aid Phormecy
Harbar Place Center = Crarden Girave Ch 123892 1574 A Supermarket. Ross Diees For Less
3 Pwints Plaza - Hurztingean Beach CA [l B 42246 Trader Joo's, Pier |
Peninsula Miarketp s = Huntingtan Baich CA 11513 5416 2.501 Korager (Ralph's) Supermrckil, Plani Filness
Fullerton Crassroads Fullerton Ch it 219,785 3.6 Koroger (Ralph's) Sapermarket, Kohfs, Jo-Ann Febrics and Cenfis
Thee Willage ol Mellie Gail Ranch Laguna Hills ChA [REE 1 i BE 4RO 1862 St & Fimal Exira Supenmarket
Orumge Country metre sren toeal 1,084,742 3 343
San Dego ametre aren
Plarkeiplace Del Rie * Oeeanside Ch [IETERN] 177303 i 3 1 Searer Brathers Supenmarket, Walgreess
Remamsance Towne Centre . Sam Diepa A a3 5199R RS 1514 CVE Pharmacy
Euclid Plazn *  Sun Dicgn CA 212 11044 1382 Walliria Supermasket, Walgreens
By Plaza - San Diega Ch 1512 33 2023 Seafiood City Supormmarkel
Beermandi: Heighs Flaea - Rancha Bermardo A [T Y arTn L Spats Marke!
Hawihome Crossings - San Diego Ch 27713 141288 ER LY Mitsuwa Supermmrked, Ross Dress For Less, Staples
Creeksids Plazs . CA 4 124852 2,786 Staner Brothers Supernarket, AMO Thestres
San Diegs mitr arca total GRS AZH 9EEY 8 15,991
Southern Califernls Totals 4,718 T2 T % THLTT?

L1y ABIR = equal o snnualized hase reni o a cash basis for all kases inplace o period cnd
12) These retailers are a0 s of ROIC.
*Damotes propenics is samo comor pocd for 40 2018,

PR o s




Property Portfolio, continued

Supplenrenial Disclosare
(uarter Ended December 31, 2018

felallars im fhaisa nds)
Date Owned Yo
MNaorthern California City State Acquired GLA Leased ABR™ Major Tenants
San Framcisco metre area
Plessant Hill Marketploee Pleasant Hill CA Q40810 60715 A L1 1471 Total Wine aredd More, Buy Buy Boby, Basset Furniture
Pinohe Viska Shoppang Center Pinole CA 0104611 21733464 L1 N 307 SaveMart | Lucky b Superniarket, Planet Fitness, Kearl
Counery Club Gate Cemier Pocific Grave ChA ORI 109,331 987 2113 SaveMlart {Lucky) Supermarket, Rite Aid Pharmacy
Marlin Cowve Shapping Cemer Foster City CA 050412 73,543 TN 2342 59 Ranch Market
The Village 21 Novain Mowatn CA 072412 20,08 | LV 532 Trader Jpe's, Pharmaca Phormacy
Santa Teresa Village San Jose i 110812 124,306 YR 712 Cirosery Oullel Sugérmarket, Dillar Tros
Granadn Shopping Center Livermare CA 082713 69,125 0% 1,323 SaveMart (Lucky) Supermarket
Country Club Village San Ramon CA 112 111,093 LLLHLEE 2167 Walman Neighborhood Market, VS Pharmscy
Morth Park Plam San Jose CA 0] T, 687 T 233 H-flan Supermarket
Winsion Manor South Sun CA 010715 40,852 LLLIN RS 1509 Circsery Outlel Supermarket
Jncksom Square Hayward CA arals 114,220 T 2193 Safeany Supermarkes, CV'S Pharmacy, 24 Hoar Fimess
Giaieway Centné San Banion CA [ R R 112,553 989% 2624 SaveMart | Lucky b Superniarket, Walgneens
Irom Harse Plasn Damville CA 1204115 6l Bl a8 1% 2026 Lunardi's Market
Muonperey Center Maoerey CA 25798 BT3% i Tradkr Joc's, Pharmaca Fhanmscy
Santa Rasm Soatkside Shopping Center Santa Rosa CA %8535 LLLIEES 1,648 REI, Cost Mlus World Marke
Munla Lo Plaza Moumtiam ¥ iew CA 4R.078 HHRA 1.454 Saleway Superisirkel
SBan Francksen metro area foial 1,378,756 99,2% 5 HL658
Sacramento wietro area
Morwood Shopping Cener Sacramenta CA (U R5603 L% 5 1271 Wiva Sapermarke, Rite Aid Pharmacy, Cit Trends
Mills Shupping Cenler Ranchs Conlova CA oz 135314 ET0% 1550 Viva Supernrariet, Ross Diress For Less (chl's Dascounls), Dollar Tree
Muorads Ranch Steckton CA Q5141 101,842 97.5% 2250 Raleys Supermarkes
Gireen Valley Stalion Cameron Park Ch 0671512 52,245 B13% 91 VS Pharmwacy
Sgcramento metre area total 475,094 W% 8 6981
Morihern Callfornks Togals 1,555 8500 W7 L3 EprEL]

€13 ABR is equal io snnualieed base rent on 2 crsh birsts for all beases im-place a period od.

*Diencies properties in same cemer ool for 40 2018

S




Sapplemental Disclosure

Property Portfolio, continued Quarter Ented December 31, 3015

(dellars in thawsands)
Date Crwned Yo
Pacific Northwest Cliy State Acquired GLA Leased ARR"™ Major Tenanis
Seattle metva area
Mbendian Valley Plaz w Kot WA a2 51,597 A% 5 B Forger (FC) Supenmarkel
The: Market a Lake Sievens 2 Lake Stevens WA a3 T4, 13 1A 1474 Allbertsoar’s { Haggenh Supermiarket
Camyon Park Shoppng Center ;o Bustheell WA anzwWil 123,592 10005 1453 POC Commumity Markes, Rae Aid Phanmacy, Peko
Hawks Prairie Shopping Center ' Lacey Wi a1 157,529 100.0% 1861 Safeway Supenmaret, Dollar Tree, Big Lots
The Kress Bai d Seatthe WA LT N T4, 616 100.0%: 1,931 1G4 Supermarket, TIMaxx
Cateway Shepping Cemer ¥ Murysville WA 02/16/12 104,258 LLE LY 2409 WinCa Foods '™, Rite Aid Pharmacy, Ross Diress For Less
Aurora Square o Shareline WA 122014 108, 558 98 2% 1,652 Ceniral Supermmasket, MarshalTs, Pier 1
Canyon Crossing * Puyallup WA 04/15/13 120,398 100.0% 2766  Safewuy Supsmarket
Crassnoads Shopping Cemer 1 Bellevue WA 2010:2013 463,813 100.0%: 10,752 Kroger (QFC) Supermarket, Bed Bath & Beyond, Dick’s Sporting Goods
Bellevue Marketplace ” Bellevue WA 12/1W15 113,758 100.0% 3392 Aszimn Family Market
Four Comer Square »d Mapde Valley WA 12:21115 119,560 100.0% 2564 Crocery Ceatlet Supemmarket, Walgreens, Johesans Home & Garden
Bridle Trails Shepping Center . Kirkland WA K176 108,377 100.0% s} Cirocery Ortlet Supenmariet, Bartell Drugs, Dollar Tree
PCC Community Markess Plaza > Edmonds WA 12517 M43 100.0% 690 PCC Community Markets
Highland Hill Shopping Cemter o Tacoma WA 050917 163,526 2,736 Safenay Supormarket, LA Fitness, Dallar Tree, Petca
North Lymmwaoesd Shopnicg Cemter Lynnwond WA K117 61,604 BEY Kroger (QFC) Supermarket
Stadium Center Tacoma WA 02/23/18 48,BER 1029 Thriftway Supermarket
Seattle metre arca toeal 1.931,105 M § 39,583
Portland meire area
Vancouver Marke Center * Vaneouver WA 1700 118,388 5 1404 Skyznne
Happy Valley Town Center *  Happy Valley OR 140 138,662 1678 Mew Seasons Supermnrket
Wilspnwille O1d Town Square . Wilsarwille DR 202012 49,037 1,833 Kroger (Fred Meyer) Supermarkel o
Crscade Summit Town Square * Wi Linn OR G, 114 1,742 Safeway Supermarket
itage Market Cender o Wancouver Wk 107 468 1677 Safeaay Supemaet, Dollar Tree
wiston Crossing * Poriland OR 1202210 103,561 1,270 Rite Aid Pharmuacy, Ross Dress For Less, Ace Hardware
Halsey Crossing * diresham OR 1202200 AR 1,375 22 Hour Fimess, Dollar Tree
Hillshoro Marken Cemer u, Hillsbna OR 123 136,021 31314 permarket, Dodiar Tres, Ace Hardware
Rabinwood Shopping Center A Wt Linn R 0823113 Ti,E 1431 horhood Market
Tigand Markeiplace L | OR 021814 136,8%0 1995 H-Man Supermarker, Bi-Man Pharmacy
Wilsormyllke Town Center . R 167,829 TH07T  Safewny Supermarker, Rite Akl Pharmacy, Dallar Tree
Tigard Prom , OR FERITEY 100014 1477 Safeway Supermarker
Sunmyside ¥ ot Happy Valley R Y1278 10000%% 1578 Ciroery Chlet Supsermnarkat, 24 Howr Fitness, Ace Hardware
Johisan Creek Ceter T Hagpy Valley QR 1104/15 108,558 1000% 2,256 Trader Jog's, Walgreons, Sportsman’s Warndouse
Rase City Cenlir * Fomkand OR 03715016 660 1000% 815 Safeway Supennaket
Dhwisson Cenber * Porlaid OR 04/05/17 121,904 L% 1952 Cimocery Ouillel Superraket, Rile Axl Pharmiacy, Peleo
Riverstane Markelplao: Vandauer WA win? 95,774 RSt 213 Kroger (QFC) Supermarkel
Kimge Cily Pl Kirig City OR a5/18/18 62,6746 10.0% YT Cinocery Chullel Supenviarket
Pariland mvclro area fotal I.BT3,HE8 99.6% 3 32606
Pacific Norihwest Tatals 3,004,093 WA 5 EESTT]
TOTAL SHOPPING CENTERS 1,374,545 47.7% 3 210,004

111 ABR & equal o s lized berse riesl o 8 ool e all leases in-plice o period el

121 Thess reilers A lenants of ROIC,

Nk Propenty Pantsdi

chuces duse shioppig ceniler sk is curmerntly umder contrint 1o be sobd faiied for sew i

et properties i same conter ol for 40 1R

-13-




Supplemental Disclosxure

Same-Center Cash Net Operating Income Analysis Quarter Ended December 31,2013

fumandited, deflers in thonsands)

Three Months Ended 12 Maonths Ended
1231718 12031717 % Change % Change 123118 12/31/17 $ Change % Change
Number of shopping centers included in sume-center analysis "' 24 B4 TR 78
Same-center occupancy a97.7% 97.5% 0.2% 97.6% 97.5% 1%
REVENUES:
Base reits 5 48220 £ d6,606 5 1,563 3.3% § 178,508 T 173,340 5 5,168 307
Percentage rent 1,263 1,17 146 13.1% 1,402 1428 261 {1.8%)
Recoveries from tenants 15,797 14,953 Had 5.6% 57,579 34963 21616 4 8%
Other property income 543 1,277 (734} (57,51 2425 3,711 {1,286) (3. 71%
TOTAL REVEN 65,832 64013 1819 2.8% 239914 133442 6,472 2.8%
OPERATING EXPENSES:
Property operating expenses 10,616 9019 697 1.0 38,832 6,003 2,829 7.9%
Bad debt expense 152 411 (259 (h3.01% ) 1.597 (734) (4600
Property taxes T.651 T.A56 215 2.9 27,691 27.530 161 (6%
TOTAL OPERATING EXPENSES IR 17,706 653 3. 67,386 05,130 2,256 3.5%
SAME-CENTER CASH NET OPERATING INCOME 5 47413 b 46,247 3 1166 2.5% § 171,518 3 1312 5 4216 1.5%
SAME-CENTER CASH NET OPERATING INCOME RECONCILIATION
GAAP Operating Income 5 26920 5 26050 § 109254 3 93665
Diepreciation and amortization 24,955 24,926 10H) B35 96,256
General and administrative expenses 3,627 3312 14918 14,103
Acquisition transaction costs - - - 4
Other expense #9 13 ATR 418
Gain on sale of real estate - - (5.8%0) -
Property revenues and other expenses. i (4,741) (5.421) {18.907) (22.402)
TOTAL COMPANY CASH NET QOPERATING INCOME 50,850 48,950 200,691 181,954
Non Same-Center Cash MO (3437 (2.703) {28, 163) (13,642)
SAME-CENTER CASH NET OPERATING INCOME 5 47413 5 46,247 § 171518 5 168312

(1) i e s thiose priopertacs whish wiere saed lir the nerety of the sirrent and cmperable prioe yer perked.

{2 Includbes saraigghelive rents, amorsization. of above and below-merket lease imangt

anchor lease termination fises mer off conracnual smounts, and expense and recovery adusimens relatad i pri periods,

Haria: Armbasis uchades ono cesier it = curnmily under cosiract o be




Supplememal Disclosire

T()p Ten Tenanfs Quarter Ended December 31, 2018

faitlars i thousands)

Percent

Number of Leased of Total Percent of

Tenant Leases GLA Leased GLA ABR Total ABR
I Albertson's / Safeway Supermarkets 19 951,600 94% 3 11,721 5.6%
2 Kroger Supermarkets 12 511,240 5.0% 1385 3.5%
3 Rite Ard Pharmacy 14 266,921 2.6% 3,338 1.6%
4 IP Morgzan Chase 22 98,473 1.0 3,082 1.5%
5 Marshall's / TIMaxx [ 178,195 1.8% 2,819 1.3%
6 SaveMart Supermarkets 4 187,639 1.8% 2,513 1.3%
7 Sprouts Markets 4 159,163 6% 2,717 1.3%
% Ross Dress For Less / dd's Discounts 7 191,703 1.9% 2,618 1.2%
9 Trader Joe's B 96714 1.0% 2,522 1.2%
10 H-Mart Supermarkets 3 147440 1.4% 2,400 1.1%
Top 10 Tenants Total o9 2. TE8.688 27.5% 8 41,413 19.6%%
Other Tenants 1,887 7,361,219 72.5% 169,771 H0,4%
Total Portfolia 1,986 10, 149,907 100.0% % 211,184 100.0%%

S




Supplemenial Disclosare

Lease Expiration Schedule Quarer Eigd Decemer 31, 2013

felotleers in thowusandy

Anchor Tenants ™ Number of Leased Percent of Percent of ABR
Leases Expiring '™ GLA Total Leased GLA Total ABR Per Sq. Fi.

019 7 6462 28N 3 1.3% i o8l
2020 15 401570 4.9 2.7% 11.73
2021 14 425,104 4.3% 4% 1301
2022 1% ST 5.1% 3.3% 13.27
2023 26 836,758 B.2% 6.3% 1591
2024 Ié R0, 19 5.T% 15.05
2025 11 367230 6% 14.44
21126 1 ARG 033 IR 13,60
227 k] 212,350 1% 1571
2028 14 453 KT8 4.9 17.4%
29+ 25 023,248 10 1% 1497
165 5.637.529 35.5% 3 i 14.31

Non-Awchor Tenants Number of Leased Fercent of Total Fercent of ARR

Leases Expiring '™ GLA Total Leased GLA ABR Total ABR Per Sq. Ft.
2019 21 411,397 41% 5 11,936 5.7% -4 9.0
2020 Frxl GG 467 50 16918 LNIE 28.03
a2 kliE] 639,358 6.3% 18,648 8% 2017
2022 281 GER, D1k 6.5% 159,568 935 2574
2023 ] (346,022 6.3% 18,303 BI% 30,35
2024 152 455 480 4.5% 11860 S06% 26,04
2025 6l 211,250 21% 5636 17 668
2026 (2] 20161 200 &,106 200, 30,235
2027 59 F95, 320 1.9 5627 1.7 2881
2028 63 195,919 1.9% 6E1E 3.2% 34,50
2029+ [} 304,204 KR 8102 31.E% 26,63
&2 4512378 44.3% 3 130,524 GLEN i 2893
— e —
Al Tenarits Numiber of Leased Percent of Total Percent of

Leases Explring ™ GLA L eased GLA ABR Total ABR
019 238 607,859 6,0% B 14,747 T [y
2020 288 1.0%5.037 T 8% 22686 10.7%
2021 317 1064462 5% 23753 1L.2%
222 299 (MR 11.7% 26,611 12.6%
2023 296 1,472, Thiy 14.5% 32617 15.4%
2024 164 1,035,679 1.2% 20,591 9 8%
2025 72 STH AR 5.7% 10,937 5.2
2026 75 01,794 5.8% 11,408 F.4%
2027 &7 407 6T R 2061 438,
2028 " 60,05 6.8% 15,452 3%
29+ B 1,327,542 13.1% 23,417 .1%
1 SR 10,145,507 100 3 211,184 100.0% 3

1y Anchor tenants are lesses equal oo greater than | 5000 squane i
(2 Diogs ot wmume awercise af rnewal oplions,

P




Supplemental Disclosure

Leas Ing S mummaua f:V Quarter Ended December 31, 2008

For the Three Monihs Ended December 31, 2018 For the Twelve Months Ended December 31, 2008

New Leasis Non-Anchor Anchor Taoial Mo Anchor Amchor Taotal
Mumber of Lesses kL] 1 £l 153 i 156
Cirnss Lessable Area (sq, ft.) 92,999 24,650 117,649 341,508 A3 44049349
Initial Base Rent (5%sq, f,) " 3 2909 3 11.56 H 2541 ] 23.26 3 16.72 3 2333
Tenant Improvements | $/sq. i) 5 0.53 5 = 8 .42 ] a4 5 145 5 14
Leasing Commissions {$/s5q. fi.} 5 420 3 4.00 8 416 ] 280 L1 0.9 3 23%
Weighted Average Lease Term (Yrs.) ik 1.7 100 22 6.4 113 73

Renewals MNan-Anchor Amnchar Tuatal Mun-Anchar Anchaor Tatal
Mumber of Lenses 6 5 o4 232 I8 2510
Girnss Leasable Arca (sq. ft.) 131,359 153,000 284,359 531,803 561,67 1,093 484
Initial Base Rent (8/sq. f.) 5 3272 3 14.68 ] 2301 ) 072 5 1881 3 24.60
Tenant Improvements {S/sq. ft.) £ - 3 - g - ] 038 £ - 3 0.1%
Leasing Commisaions (S5, L.} £ - i - ] - £ nin £ - 3 003
Weighted Average Lease Term (Yea) ™' 4.3 51 4.8 4.8 449 4%

Toral Non-Anchor Anchor Total New-Anchor Anchaor Total
Mumber of Leases 103 é 0% 382 2 Al
Giross Leasable Area (sq. L) 234,158 177,050 402,008 873,113 ainl,A0 1,534,423
Initial Hase Rent (S5, i) 5 Lz 3 14,25 5 3.7 5 K59 £ |84 3 24.24
Tenant Improvements {S'sq. i) 5 0.22 3 - 5 0.2 5 163 L3 0.22 3 1.03
Leasing Commissions {8/sq. ft.} 3 1.74 3 0.56 5 1.22 5 LI3 g .15 3 0.72
Weighted Average Lease Term (Yrs.) @ 5.7 58 58 54 5.8 5.6

1) britial Base Reiil s ona

{2 Dhowms it imsanme: exersioe aif renvewal oplices, m
P 4 ’ -

h Bisis i = the inilia] contractiad maothly foil, dinsislized




Supplemental Disclosure

Same-Space Comparative Leasing Summary Quater Ended December 31, 2013

For the Three Months Ended December 31, 2018 For the Twelve Months Ended December 31, 2018

New Leases Non-Anchor Anchor Tatal MNon-Anchor Amchaor Tutal
Comparative # of Leases 2] 1 v 3 a5
Comparative GLA {sg. ft) " 54,030 24,650 TR 6RO 2m O a3 3R
Priow Base Rent {$5g. L) 5 30023 3 409 & 2204 5 26,54 5 b3 3 20,94
Initial Base Rent {8/, ft.) 3 3543 5 11.56 ] 27.95 3 2081 3 16.72 5 2547
Percentage Change in Base Rents 172% 182.46% 26.8% 12.3% T3 21.T%
Tenant Improvements | $/sq. ft.) & 017 3 - 8 ol 5 189 -1 1.45 3 241
Leasing Commissiona (§/ L3 505 ] 4.0 § 5.3 13 343 L3 (2] 3 262
Weighted Average Lease Term (Yrsy 101 10.0 10l T8 1.3 0.0

Renewals Naon-Anchr Anchor Tatal M- Anchor Anchor
Comparative # of Leases 4 5 6% 232 18
Comparstive GLA (s, ft.) 131,359 153,000 284,359 531,805 561,679
Prior Base Rent ($/5g, ft.) ™ 5 28.38 3 13,82 5 20,55 5 27.69 5 | 7.67 5
Initial Base Rent (%', ft.) 3 32.72 3 14.68 % 3m 3 3072 5 18.81 5

15.3% 6.2% 12.0% 1L0% 4%

Tenant Improvements | $/sq. ft.) £ - 5 - 8 - 5 (.33 £ - 5
Leaging Commissions (8sg, 1L} 3 H § § 010 L3 3
Weighted Averape Lease Term (Yre) 4.3 51 48 4.8 4.9 .5

Totul Non-Anchor Anchor Toial Non-Anchor Anchor Total
Comparative # of Leases &5 [ 34 k| 345
Comparative GLA {sq. fi.) " 185,389 177,650 733,040 Gi] 310 1,304,350
Prior Base Rent {%/sg. ft.)"™ -3 b 12.47 5 0ET 13 T37 5 1646 5 2330
Initial Base Rent (&5, iL,) 5 H H 2408 3 47 $ 1549 3
Percentage Change in Base Rents ¥ 15.4% 1.3% 12.3%
Tenant Improvements {/sq. i) 3 5 - 5 o2 5 1.07 5 022 3
Leasing Commissions {8/5q. ft.} 5 0.56 ] Li6 & 1.01 5 015 3
Weighted Average Lease Term (Yrs.) ™ 58 59 56 58 3

(1) Cirmiparal A e pencis il wime vacintt G s Uran |2 monis, exeliding spess b were v beaseal al the tiss of iscops

(20 Prior Base Rend & =sh basis and i the firel monthly rent: pais lized, for the prior iomant or the prior leass thai was monewed

{3 Dvoes nat msume exercise of nenewal opficns. m




Supplemenial Disclosnre

Investor Information Quarer Ened December 31, 018

Retail Opportunity Tmvestments Corp,

WWW roireit.net Investor Rf._fa!inns: Transfer Agent:
NASDAQ: ROIC .*\shllr:_v Rublan. Constance Adams
11250 El Camino Real, Suite 200 arubino@roireit.net ComputerShare
San Dicgo, CA 92130 ) #58.255.4913 constance.adams{@ computershare.com
Equity Research Coverage
Baird Equity Rescarch RJ Milligan 813.273.8252
Bank of Ametica Merrill Lynch Craig Schimidt 646,855, 3640
Bank of Montreal Jeremy Metz 212.885.4053
BTIG Michael Gorman 212.738.6138
Capital One Securities, Inc, Chris Lucas 571.633.8151
Citi Michael Bilerman 212.816.1383
Christy McElroy 212.816.6981
DAL Davidson & Co. James 0. Lykins 503.003.3041
Green Strect Daniel 1. Busch 949.640.8780
J.P. Morgan Michael W. Mueller 212.622,6689
Jefferies Tayo Okusanya 212.336.7076
KeyBane Capital Markets Todd Thomas 917.368.2286
Raymond James Paul Puryear 727.567.2253
Collin Mings 727.567.2585
RBC Capital Markets Wes Golladay 440.715.2650
Wells Fargo Jeff Donnelly 617.603.4262
Fixed Income Research Coverage
1.P. Morgan Mark Streeter 212.834.5086
Ratings Agency Coverage
Moody's Investors Service Dilara Sukhov 212.553.1438
S&F Global Ratings Michael Souers 212,438,2508
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