UNITED STATES
SECURITIES AND EXCHANGE COMMISSION
Washington, D.C. 20549

FORM 8-K

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

Date of Report (Date of earliest event reported):
April 29, 2015

RETAIL OPPORTUNITY INVESTMENTS CORP.
(Exact Name of Registrant as Specified in Its Charter)

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

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

Delaware 333-189057-01 94-2969738
(State or other jurisdiction of incorporation) (Commission File Number) (LR.S. Employer Identification No.)
8905 Towne Centre Drive, Suite 108 San Diego, 92122
California (Zip Code)

(858) 677-0900
(Registrants' Telephone Number, Including Area Code)

Not applicable

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

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

o Written communications pursuant to Rule 425 under the Securities Act (17 CFR 230.425)
o Soliciting material pursuant to Rule 14a-12 under the Exchange Act (17 CFR 240.14a-12)
0 Pre-commencement communications pursuant to Rule 14d-2(b) under the Exchange Act (17 CFR 240.14d-2(b))

o Pre-commencement communications pursuant to Rule 13e-4(c) under the Exchange Act (17 CFR 240.13e-4(c))




Item 2.02. Results of Operations and Financial Condition.

On April 29, 2015, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended
March 31, 2015. A copy of the earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On April 29, 2015, in connection with this
earnings release, the Company posted certain supplemental information regarding the Company's operations for the quarter ended March 31, 2015 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 Ne. Description

99.1 Earnings Release, dated April 29, 2015
99.2 Supplemental Information for the quarter ended March 31, 2015




SIGNATURES

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

RETAIL OPPORTUNITY INVESTMENTS CORP.
Dated: April 29, 2015

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




EXHIBIT 99.1

Retail Opportunity Investments Corp. Reports Strong First Quarter Results

9.5% Increase in FFO Per Diluted Share
$207.2MM of Acquisitions Committed Year-to-Date
Increases 2015 FFO Guidance

SAN DIEGO, April 29, 2015 (GLOBE NEWSWIRE) -- Retail Opportunity Investments Corp. (Nasdaq:ROIC) announced today financial
and operating results for the first quarter ended March 31, 2015.

HIGHLIGHTS

Net income of $4.4 million, or $0.04 per diluted share

9.5% increase in FFO( per diluted share to $0.23 (1Q'15 vs. 1Q'14)

$99.2 million of grocery-anchored shopping centers acquired during 1Q'15
$108.0 million of grocery-anchored shopping center acquisitions under contract
97.0% portfolio leased rate at March 31, 2015 (110 bps increase vs. 3/31/14)
4.0% increase in same-center cash net operating income (1Q'15 vs. 1Q'14)
25.4% increase in same-space comparative cash rents on new leases

31.6% debt-to-total market capitalization ratio at March 31, 2015

Quarterly cash dividend of $0.17 per share declared

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

Stuart A. Tanz, President and Chief Executive Officer of Retail Opportunity Investments Corp. stated, "We are off to a great start in 2015 as
we continue to fully capitalize on the strong fundamentals across our portfolio and core West Coast markets. Through our long-standing
relationships, we have already secured $207 million in off-market, grocery-anchored shopping center acquisitions. Additionally, we continue
to lease space at a record pace, increasing our portfolio leased rate by 110 basis points from a year ago, along with continuing to consistently
grow same-center cash NOI and achieving strong same-space rent increases." Tanz also added, "With our accomplishments thus far, together
with our ongoing acquisition and leasing activity, we are well-positioned to continue growing our business and achieving our stated
objectives for the year."

FINANCIAL SUMMARY

For the three months ended March 31, 2015, net income was $4.4 million, or $0.04 per diluted share, as compared to net income of $3.3
million, or $0.04 per diluted share for the three months ended March 31, 2014. FFO for the first quarter of 2015 was $22.0 million, or $0.23
per diluted share, as compared to $16.6 million in FFO, or $0.21 per diluted share for the first quarter of 2014, representing a 9.5% increase
on a per diluted share basis. ROIC reports FFO as a supplemental performance measure in accordance with the definition set forth by the
National Association of Real Estate Investment Trusts. A reconciliation of GAAP net income to FFO is provided at the end of this press
release.

At March 31, 2015, ROIC had a total market capitalization of approximately $2.6 billion with $824.5 million of debt outstanding, equating
to a 31.6% debt-to-total market capitalization ratio. ROIC's debt outstanding was comprised of $93.2 million of mortgage debt and $731.3
million of unsecured debt. At March 31, 2015, ROIC had $238.5 million outstanding on its unsecured credit facility. For the first quarter of
2015, ROIC's interest coverage was 3.6 times.

ACQUISITION SUMMARY

Year-to-date in 2015, ROIC has committed a total of $207.2 million in grocery-anchored shopping center acquisitions, including $99.2
million acquired during the first quarter of 2015 and $108.0 million currently under contract.

Ontario Plaza

In January 2015, ROIC acquired Ontario Plaza for $31.0 million. The shopping center is approximately 150,000 square feet and is anchored
by El Super Supermarket, a Southern California-based grocer, and Rite Aid Pharmacy. The property is located in Ontario, California, within
the Los Angeles metropolitan area, and is currently 94.3% leased.

Park Oaks Shopping Center

In January 2015, ROIC acquired Park Oaks Shopping Center for $47.7 million. The shopping center is approximately 110,000 square feet
and is anchored by Safeway (Vons) Supermarket. The property is located in Thousand Oaks, California, within the Los Angeles
metropolitan area and is currently 100% leased.

Winston Manor

In January 2015, ROIC acquired Winston Manor for $20.5 million. The shopping center is approximately 50,000 square feet and is anchored
by Grocery Outlet Supermarket, a Northern California-based grocer. The property is located in South San Francisco, California and is
currently 100% leased.

Gateway Centre



ROIC has a binding contract to acquire Gateway Centre for $42.5 million. The shopping center is approximately 110,000 square feet and is
anchored by Savemart (Lucky) Supermarket and Walgreens. The property is located in San Ramon, California, within the San Francisco
metropolitan area, and is currently 94.0% leased.

Iron Horse Plaza

ROIC has a binding contract to acquire Iron Horse Plaza for $42.4 million. The shopping center is approximately 62,000 square feet and is
anchored by Lunardi's Markets, a San Francisco-based grocer. The property is located in Danville, California, within the San Francisco
metropolitan area, and is currently 100% leased. ROIC expects to fund the acquisition in part with the issuance of $16.4 million in ROIC
common equity in the form of operating partnership units, based on a value of $17.25 per unit.

Pinole Vista & Canyon Park

ROIC has a binding contract to acquire key anchor spaces at two of its existing shopping centers for $23.1 million, including the Savemart
(Lucky) Supermarket space at its Pinole Vista Shopping Center, totaling approximately 58,500 square feet, and the Albertson's Supermarket
leasehold interest at its Canyon Park Shopping Center, totaling approximately 35,500 square feet.

PROPERTY OPERATIONS SUMMARY

For the first quarter of 2015, same-center net operating income (NOI) was $23.3 million, as compared to $22.4 million in same-center NOI
for the first quarter of 2014, representing a 4.0% increase. Same-center NOI includes all of the properties owned by ROIC as of January 1,
2014, totaling 53 shopping centers. During the first quarter of 2015, ROIC executed 92 leases, totaling 280,195 square feet, achieving an
12.8% increase in same-space comparative base rent, including 48 new leases, totaling 110,644 square feet, achieving a 25.4% increase in
same-space comparative base rent, and 44 renewed leases, totaling 169,551 square feet, achieving a 7.1% increase in base rent. ROIC
reports same-center NOI and same-space base rent as a supplemental performance measure. Same-center NOI and same-space base rent are
on a cash basis.

CASH DIVIDEND

On March 30, 2015, ROIC distributed a $0.17 per share cash dividend, represents a 6.3% increase as compared to ROIC's previous
dividend. On April 29, 2015, ROIC's board of directors declared a cash dividend of $0.17 per share, payable on June 30, 2015 to
stockholders of record on June 16, 2015.

2015 FFO GUIDANCE

ROIC currently estimates that FFO for 2015 will be within the range of $0.90 to $0.94 per diluted share, and net income to be within the
range of $0.23 to $0.24 per diluted share. The following table provides a reconciliation of GAAP net income to FFO.

For the year ending
December 31, 2015

Low End High End

Net Income for period $23,061  $24,086
Plus:

Depreciation & Amortization $68,424  $71,465
Funds From Operations (FFO) $91,485 $95,551
Weighted Average Diluted Shares 101,650 101,650
Earnings per share (diluted) $0.23 $0.24
FFO per share (diluted) $0.90 $0.94

ROIC's estimates are based on numerous underlying assumptions. ROIC's management will discuss the company's guidance and underlying
assumptions on its April 30, 2015 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 quarterly results on Thursday, April 30, 2015 at 10:00 a.m. Eastern
Time / 7:00 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: 9853774. A live
webcast will also be available in listen-only mode at http://www.roireit.net/. The conference call will be recorded and available for replay
beginning at 1:00 p.m. Eastern Time on April 30, 2015 and will be available until 11:59 p.m. Eastern Time on May 7, 2015. To access the
conference call recording, dial (855) 859-2056 (domestic) or (404) 537-3406 (international) and use the Conference ID: 9853774. The
conference call will also be archived on http://www.roireit.net/ for approximately 90 days.

ABOUT RETAIL OPPORTUNITY INVESTMENTS CORP.

Retail Opportunity Investments Corp. (Nasdaq:ROIC), is a fully-integrated, self-managed real estate investment trust (REIT) that specializes
in the acquisition, ownership and management of grocery-anchored shopping centers located in densely-populated, metropolitan markets



across the West Coast. As of March 31, 2015, ROIC owned 64 shopping centers encompassing approximately 7.6 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.

"non "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.

"o

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

March 31, 2015 December 31,

(unaudited) 2014

ASSETS
Real Estate Investments:
Land $ 578,508 $ 550,078
Building and improvements 1,316,643 1,235,820

1,895,151 1,785,898
Less: accumulated depreciation 98,813 88,173
Real Estate Investments, net 1,796,338 1,697,725
Cash and cash equivalents 11,683 10,773
Restricted cash 868 514
Tenant and other receivables, net 24,182 23,025
Deposits 500 4,500
Acquired lease intangible assets, net of accumulated amortization 71,905 71,433
Prepaid expenses 1,870 2,454
Deferred charges, net of accumulated amortization 40,093 39,731
Other 1,513 1,541
Total assets $ 1,948,952 $ 1,851,696
LIABILITIES AND EQUITY
Liabilities:
Credit facility $ 238,500 $ 156,500
Senior Notes Due 2023 246,258 246,174
Senior Notes Due 2024 246,592 246,521
Mortgage notes payable 93,156 94,183
Acquired lease intangible liabilities, net of accumulated amortization 126,059 118,359
Accounts payable and accrued expenses 20,442 12,173
Tenants' security deposits 4,028 3,961
Other liabilities 13,494 11,043
Total liabilities 988,529 888,914
Commitments and contingencies — —
Equity:
Preferred stock, $.0001 par value 50,000,000 shares authorized; none issued and outstanding — —
Common stock, $.0001 par value 500,000,000 shares authorized; and
93,817,231 and 92,991,333 shares issued and outstanding at March 31, 2015 and December 31, 2014, respectively 9 9
Additional paid-in-capital 1,022,794 1,013,561
Dividends in excess of earnings (92,719) (80,976)
Accumulated other comprehensive loss (8,348) (8,882)
Total Retail Opportunity Investments Corp. stockholders' equity 921,736 923,712
Non-controlling interests 38,687 39,070
Total equity 960,423 962,782
Total liabilities and equity $1,948,952 _ $1,851,696

RETAIL OPPORTUNITY INVESTMENTS CORP.

Consolidated Statements of Operations and Comprehensive Income
(Unaudited)



(In thousands, except share data)

Three Months Ended March 31,

2015 2014

Revenues
Base rents $ 35,202 $ 27,537
Recoveries from tenants 9,689 7,614
Other income 231 1,199

Total revenues 45,122 36,350
Operating expenses
Property operating 6,925 6,262
Property taxes 4,732 3,588
Depreciation and amortization 17,634 13,364
General and administrative expenses 2,641 2,561
Acquisition transaction costs 171 218
Other expense 149 217

Total operating expenses 32,252 26,210
Operating income 12,870 10,140
Non-operating income (expenses)
Interest expense and other finance expenses (8,494) (6,874)
Net income 4,376 3,266
Net income attributable to non-controlling interests (176) (134)
Net Income Attributable to Retail Opportunity Investments Corp. $ 4,200 $ 3132
Basic and diluted per share: $0.04 $ 0.04
Dividends per common share $0.17 $0.16

CALCULATION OF FUNDS FROM OPERATIONS

(In thousands)

Three Months Ended March 31,

2015 2014
Net income attributable to ROIC $ 4,200 $ 3,132
Plus: Depreciation and amortization 17,634 13,364
Funds from operations — basic 21,834 16,496
Net income attributable to non-controlling interests 176 134
Funds from operations — diluted $ 22,010 $ 16,630

CONTACT: Ashley Bulot,
858-255-4913

Investor Relations

abulot@roireit.net
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0 . Supplemenial Disclasure
verview Quuarier Ended March 21, 2015

Our Company

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 cemers located n densely-populated, metropolitan markets across the
West Coast. As of March 31, 2013, ROIC owned 64 shopping centers encompassing approximately 7.6 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 mvestment-grade corporate debt ratings from Moody's Investor Services and Standard & Poor's, Additional information is available
at www.roireit.net.

Forward Looking Information

When used herein, the words "believes," "anticipates,” "projects,” "should,” "estimates," "expects,” and similar expressions are intended to identify
forward-looking statements with the meaning of that term mn Section 27A of the Secunities Act of 1933, as amended, and i 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 Aet of 1995, Such forward-looking statements involve known and unknown risks,
uncertamties 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.

Supplemental Information

The enclosed information should be read in conjunction with ROIC's flings with the Secunities and Exchange Comumssion, mncluding but not
limuted 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 acconnting principles (“GAAP™).
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Swpplemeniol Discloswre

Balance Sheets PO .. oo

fwnwuidited, dollars i thewrands, except par valwes and chare smoumis)

As OF
[EETE] 113114

ASSETS:
Real Estate Investments:
Land 5 5TRS508 5 550078
Building and ingprovements 1316643 1235820
Less: accumulased deprociation (98.813) (88.173)
Real Extate fnvestovenis, mel 1,796,338
Cash and cash equivalents 11683
Restricted cash B6S
Temant and other receivables, net 24,182
Diepensits $id
Acquired lease intangible assets, net of accunmilated amonization T1.905
Prepaid expenses L.ETO
Dieferred charges, net of accunmilated amortization 40,093
Oiher 1513
TOTAL ASSETS 5 1948952 3 1.B51.696
EIABILITIES:
Credit facality §  23E.5300 5 156,500
Senior Notes Due 2023 246,258 246,174
Senpor Nobes Due 2024 246,592 246,521
Mortgage noles payable 93156 94,183
Acquired bease i ible liabilitics, net of accumulated smortization 126,059 118,339
Accounts payable and acerued expenses 20,442 12173
Tenants" security deposits 4028 1561
Onher lalsilities 13,494 11,043
TOTAL LIABILITIES 988 529 888,914
EQUITY:
Comumon stock, $.0001 par vahee 500,000,000 shares anthogized 9 9
Addinonal pard-in-capital 1,022,794 1013 561
Accunmilated deficit (92,719} (80,976}
Accummlated ofher comprebensive loss {&,348) (8.882)
Total Retail Opportunity Investments Corp. shareholders” equity 921,736 923,712
Non-controlling interests. J5.68T7 39,070
TOTAL EQUITY SG0.423 952,762
TOTAL LIABILITIES AND EQUITY 5 1945952 5 1,851,696

The sherve endwmman dhoodd be sead o conpesrtwn with B0 Form 10.0) for e quanes ended Museh 51, 3305 snd Form 10K for e year eosied Deoessber 11 2014




Swppirmeniel Dscloswre

Income Statements Owarier Buoded Mach 37, 1015

fwnwuidited, dollars fn thewrands, exceps per shiore amounis)

Three Monihs Ended
[EETOE] 33014
REVENUES:
Base rents $ 35202 5 17537
Recoveries from tenands Q689 7614
Onhier inconse 231 1.199
TOTAL REVENUES 45,122 6.350
DPPERATING EXPENSES:
Property operating 5 6,925 5 6,262
Property tanes 4,732 3588
Drepreciation and amartization 17,634 13,364
General and admimistrative expenses 2641 2.561
Aquisition WANSACHON costs. imn 218
Criher expense 149 217
TOTAL OPERATING EXPENSES 32252 26,210
NET OFERATING INCOME 12870 10,140
NON-OPERATING INCOME (EXPENSES):
Enterest expense amd other finance expenses (5.494) {6.874)
TOTAL NON-OPERATING INCOME (EXPENSES) (B,494) (6.874)
INCOME FROM CONTINUING OPERATIONS 4376 3266
NET INCOME 5 4376 § 36
NET INCOME ATTRIBUTABLE 7O NON-CONTROLLING INTERESTS (176) {134}
NET INCOME ATTRIBUTABLE TO RETAIL OPPORTUNITY INVESTMENTS CORP. 3 4,200 H 3,132
NET INCOME FER COMMON SHAKE - BASIC § o 5 004
NET INCOME PER COMMON SHARE - DILUTED 5 i 5 L
Weighted average common shares onisianding - basic 93,089 71758
Welghted average common shares ountstanding - diluted 97218 TT055

Tiae abovr mdrmation. dhoukd be read i compamcion wish KOKs Foam. 104 o the quariers: oadied March 11, 201 5 and Mach 51, 2014




Supplemenial Diseloswre

Funds From Operations Quarer Ened Mareh 31, 2015

furswudined, dollars i thauiands, sxeapt per shive amoeats)

Three Months Ended

033115 034
Farwdds from Operations I}Tﬂj"'r
Met income artributable to ROIC for the period 5 4200 § 3132
Pl
Depreciation and amortization expense 17.634 13.364
FUNDS FROM QPERATIONS - BASIC 5 21834 S 16496
Net imcome atiributable 1o non-controlling interests for the pervod 176 134
FUNDS FROM OPERATIONS - DILUTED 5 22010 § 16630
FUNDS FROM OFERATIONS PER SHARE - BASIC 3 0.23 H 0.23
FUNDS FROM OFERATIONS PER SHARE - DILUTED 5 0.23 -1 0zl
Weighted average commmen shares outstanding - basic 93,089 71,755
Weighted average cominon shares cutstanding - dilwed 97218 T7.055
Common dividends per share 5 07 £ 016
FFO Payont Ratio Ti9% T6.2%

(1) - Pt Boes operatioes (FPO™), &  wilely soonprined son GANP Sl mesvsre for RETTS tun ROIC bebeves, whes comudern] with Snncial sl dewrssies] @ beeorfince wath GANP, peovites mbdiionl sl el sseas b0 suies i Bl prformoe FPO i Bequestly el by
T sy ST 28 o ERrted parties 4 raimer the perfarmsance of REMTs Mmm-mmmuwwwﬁvmwuwmmwmmmmmmmmammmw
comrarn vk cbebden (driermmnd @ oo dinee writh GAAP) cuclislog pisn i kvt Soom e driackoeg ol wale of properly, pha feal fix pastserilagn L

The showr does oot presport i dese lowr 9l seves soqesred under GAAP




Summary of Debt Outstanding

Twnwudited, doflars fn thousardy)

Supplemental Divclosure
Quarter Ended March 21, 2008

Dustanding GAAP Muaturity Fercent of
Balance Interest Rate Interest Rate Date Total Indebteduess
Fixed Rate Debi:
Renaissance Towne Centre ' 3 16,128 4.5% 0601115 20%
Crossroads Shopping Center 48 365 3% [N 6.07%
Gatewny Village IIT 7243 4.8% 07016 0.9%
Bemarde Heights Plaza 8,516 3% OWILAT 1.1%
Santa Teresa Village 10,777 3.3% 020118 1.4%
Senior Notes Due 2023 250,000 5.1% 12/15723 29.9%
Senior Notes Due 2024 250,000 4.2% 12715724 19.9%
Total Fixed Rate Debt 5 01049 4.9 Tl2%
Varlable Rate Debi:
Credit Facility 5 238,500 1.2% 1.2% 013119 18.8%
TOTAL DERT 3 £219.549 31T 3.6%
Net unamertized premisms on mOrMgages 2,107
Mot unamortized discount on nobes (71500
TOTAL DEBT - NET 5 £24.506 1004
Summary of Unencumbered Encumbered Properties
Wal Percentnge
Properties GLA of GLA
Unencumbered properties 3 6,921,957 S, T
Emcuimbered properiies. b TO7.668 9.3%
6l 7,529,625 100007
Summary of Frincipal Maiurities
Principal Frincipal Principal due Unsecursd Senior Percentage of
Maturities Amariizalion il Maturity Credil Facilities Unsecured Noles Toaal Dbl Maluring
2015 5 BlE § 64051 5 - 5 - &4 BT B.0%
016 463 7.120 - 7,583 1.0%
2017 361 8,089 = . B 460 1.1%
I01E 43 10,094 - 10,137 1.3%
2019 = E: 238,500 £ 238 S0 2R B
2023 - - - 250,000 250,00k 20.0%
2024 - - - 250,000 250, 0k 20.9%
5 ul;ﬂ § i9.364 % 238500 8 S0, OO Eﬂ..‘-ﬁr 100, 0%
Net upamortized premaems on mor gages 2007
et umammsortized discount on notes 7.1 50
B24 506

1) O Aperll 1, 2005, ROOC pasd off B merigage poin prbied io S Reessoncs Towne Confe dhappeng criny wiihoud peaalfy




Supplemental Disclotire

Selected Financial Analysis Quarter Endod March 31, 2015

furiiaudined, dollars da dheuiandy, ERCFPT e i antoimsin)

0331715 1231714 083014 0630/14
Dbl caverage ralios, three aronths ending:
Imterest coverage ratio (EBITDA inverest expense) X 4.0% dlx 3.5x
Dbt service coverage (EBITDAinterest expense + scheduled principal payments)) 35x i8x ER i3x
Met Debt (Total debt less cash & equivalents)h Annualized EBITDA 6.6% 6. S 6.9%
Debtiequity ralios, af peried end:
Total debt/iotal marker capitalization 31.6% 31.4% 32.7% 31.6%
Total debt/toial equity market capitalization 46.3% 45 8% 48.5% A6.3%
Tatal debt/iotal book assets 42.3% 40.1% 35.2% 3BT
Total debt/undepreciated book vahie 40.3% 38.3% I6.6% 3T.3%
Secumed debtundepreciated book value 4.5% 49% 55% 6.3%
Market capitalization calcniotions, af period emd:
Common shares owstanding 93451 9274 91551 0,291
Operating parnership units (OF umnats) outstanding 3921 3921 3132 3132
Warrants owtstanding - - 1.290 2,549
Common stock price per share 3 18.30 5 16.79 5 14.70 5 15.73
Warrands price per share 5 - 5 - 5 290 5 .75
Common shares and OF units market equity 5 L7EL9E £ 1623518 §  L39L840 § 1469348
Warrants market equity - - 3.742 9,558
Taotal equity market capitalization 1781918 1,623,516 1,395,581 AT 106
Total debt end of period 824,506 743,378 676,697 684,204
TOTAL MARKET CAPITALIZATION 5 2606424 5 2366804 $ 2072278 $ 2,163,400
Unsecwred Senior Notes Financial Covenanis:
Total debt to total assets not to exceed G0% 43.1% 41.2% ELELY 40.5%
Total secured debd 1o todal assets not to exceed $0% 4.9% $2% 6.3% 6.9%
Total unencumbered assets to fotal unsecred debt nof to be bess than 1500 231.6% 244.8% 259.8% 252.5%

Consolidated mcome available for debt service to interest expense not o be less than 1.5:1 i8x 38x EE 38x




2015 Property Acquisitions

fdodlaes fn thowsamds)

Supplemental Disciosure
Puarter Ended March 31, 2015

Date
Shopping Cenlers Laocation Acquired FPuarchse Amouni GLA
g s
Ontario Plaza Omtanio, CA 0106115 3 31.000 149,631
Pagrk Oaks Shopping Center Thousand Caks, CA DLAMGTS 47,743 110,062
Winston Manor South San Francisco, CA 0LAOTLS 20,500 49,852
Total 1 2015 5 50 245 3049 595




Property Portfolio Quarir Ended arh 31 2015

fedodloes fn throwsamds)

Dare Owned L

Shopping Centers City State Aequired GLA Leased ABR™  Major Tenants
Norrhern Califermio
Norwood Shopping Cemer ' SRR CA e T EEES e % 1.2i8 Viva Supermsier. Bie Aad Pharmacy, Cin Tresds
PFlrauan Hill Maketplace * Pl Hill cA OATEND @713 100,0% 1343 Huy Buy Baby, Office Depot, Basset Freminee
Punole Vivla Shegpeag Cenler *  Psole CA o10en1 165,025 L 159 Kmar, Savebar {Locky) Sopermarke ™
Wil Shoppung Center *  Rancha Cordova CcA a1 239,081 B45% 1520 Save Maxx Foods Supermarkes, Dollas Toee, Planet Fitnru
Whotada Ranch *  Swdoes CA (RG] 101,342 8% 2213 Raley Sopormasket
Coury Clob Gaie Censer ¥ Pracafe Grreve CA olaeal 105331 S1.0% 1517 Savebdan (Lucky) Supermaried, Rite Asdl Phormacy
Finmd Hall Square Shoppng Cemer * Feply Conve MV oz 114584 58 3% 1860 Safewwy Supersmkes. Doller Tooe, 175 Postal Service
Maits Cove ¥ Fouter Ciry CA 05012 73,186 100.0% 153 99 Rasch Marke
Grerem Valley Station *  Camevon Park CA LAY ] M5 20% £33 CWS Pharmacy
The Villsge st Novato * Novals cA il b 0081 100.0% 352 Tiader Joc's
Santa Teresa Village ¥ San Jose CA R 4 v 125 182 1.7 3338 Paleys {Meb Hill) Sepermarket
Ciranads Shoppng Contey *  Livermese cA 06213 3 100.0% §41  Saveare (Lachy) Sepermarker
Comtry Clab Village *  San Ramon CA 112613 1R 97.5% 1549 Walmsn Nexgiborhood Masker, CVS Pharsacy
Torth Park Plaza San Jowr CA 404 76697 100.0% 1544 SF Sepermarket
Wit Mano Soelh San Franerus [+ LUE T EY 45852 100.0% LUl Gooeery Ol Supesmarker

Northern Cslifornis Towak 1467 349 it 5 88
Sowrhern Califormin
Pt emous Plara *  Pammoust cA 122209 4062 W% § 1628 99¢ Ouly Sioies, Rate Asd Phasmacy, T1 Maxx
Sania Asan Downiows Plazs = Sanin Asa CA 02600 100,305 100.0% 1518 Kroger (Food 4 Lews) Supemmasher, Marshall's
Claremon Promemade *  Clwrmons CcA 097310 91429 58 % TI06  Super King Supemsket
Syeasare Crock L Codong CA T 1] T4, 198 100, (% 0,855 s-n-qyn-'m)mn'sph-m"’
Giatewary Village * Ol Hills CA 120710 96350 92 5% 2587 Sprost Market
Markctplace Del R *  Oceanode cA LR 1] 177136 5. 0% 31006 Swer Biothers Supermarkel, Walgreens
Dhesent Spengs Markesplace *  Pales Desent CA a2nTan 105,157 98 5% 2388 Kroger (Ralph's) Supermasher, Rite Asd Pharsacy
Firnamasmee Towse Contie * S Duege CA ORTEN1 53,074 100,0% 1268 VS Pharmacy
Euclid Plaza * GenDeepe [ onEN: T4 100.0% 1377 Villens Sepermsikel, Walgeens
Seabridpr Markrsplace * Oanand cA [T T B 23,630 100,0% 1847 Safrway (Vo) Supessarke
Cilendirs Shoppng Cenier *  Gladom CcA 080112 106335 58.4% LI50  Albermen’s Supcrmakes
Bay Plaza 8 San Dhepo TA 100812 3N 4% 1565 Seafood Oty Supermarket
Cypeens Crnter Weat * Cypeen CcA 1204032 106,431 98 3% 1868 Baoger (Fakplt) Supermarket, Rite Aid Pharmacy
Hedinide Beach Plaza *  Redonds Besch CA 122812 116,509 oM 1597 Salewy (Vom) Supesaiker, Peteo
Hasbor Place Crnter *  GuwdmGrove CA 122802 119521 100.0% 1552 AA Suprrssuket. Ross Deess For Lo
Disrnced Har Tows Cemter *  Dumend Hae cA o213 100,342 100.0% 2050 Manonsl grocery et Crosch Fiseis
Bermnardo Heighon Plas ¥ Rancho Bermedo A 020603 T 100 0% #13  Spooutc Market
Dreamncnd Halls Plaza *  Duenond Har CA [T £ 135,304 100.0% 3343 H-Man Superssaker, Rate Aid Pharmacy
Harthesne Crisamgs *  Senlheps [+ LG E 141,288 100.0% 3209 Muuws Sepermsrkel, Row Dress For Lew. Suples.
Five Poinis Plaza *  Hustington Beach CA 0TI 160536 59.5% 3483 Trader Joo's, Old Navy, Puer |
Proumals Makesplace *  Hutington Beach cA 101813 35416 100.0% 2049 Blreger (Fakplts) Supenmaket, CVS Pharmacy
Plara dr |a Cafinds *  LaCafisds Flantridpe CA 121313 100408 100 %% 1409 Geboo's Supermazioet, T1 Maxx, Ree Aid Pharmacy
Crecknde Plaza Py CcA 027E14 128552 98 9% 2603 Seater Beothers Sopermarket, ThgnFlex Theatie
Fallbrock Shoppmg Centey Los Angeles CA DENI4 T4 6% 10500 Sprosts Market, Trader Jor's. Krnger (Ralph's) Sepermarke(™, TI Maxx
Woorpark Temm Center Mook CA 120314 153,538 3H.0% 1510 Kroger (Ralphis) Supermaket, VS Pharmacy
Mawzon Footull Maketslser Mnasen Vasgo cA 1204014 H0E7R 4.3% L7668  Happen Sopermarket, V5 Phanmacy
Outario Plazs Outaria €A 010613 145651 94.3% LEM?  El Super Sepesmarker, Rite Asd Phamscy
Park Oules, Shoppag Cenier Thomuand Ok CA 010615 1160082 160.0% 1881 Safeway (Vons) Supersswket. Dollar Tree

Sowthern Califormis Tetals 5,644 509 % 3 X




enfal Ditelosure

Property Portfolio, cont. Quartr Ended arch 37, 2015

fdollars fn fhoweandi)

Date Orwmed e
Sh ing Centers City Seate Acguired GLA Leased ABR ™ Major Tenants
Porrland Meropolinas
Vanceerver Market Center I Viamcreasroer WA e TG 11E 385 505 5 500 Albermon’s Supermatker
Happy Valley Town Cemer *  Hoappy Valley OR LB ] 138696 FE 6% 3302 MNew Sessom
Wilsamalle 08 Teun Squur ' Wilsemalie Of P 1] 295937 100.0% 157  Kroger (Fred Mever) Supemarket ™
Cascade Summat Tows Square * West Lam Of 0B2019 95508 100.0% 1522 Safeway Supermarket
Hevitage Maket Coter * Vamcowr WA 08EIE 107 468 100 0% 168 Safeway Suprmsarket. Dollar Tooe
Dvinon Crosung o Pordand Of. 12280 103 351 SE D% Lnz: Rous Deess For Less, Rie Aad Pharsssey, Ace Hardwase
Halery Crossing *  Goesham O 122110 48 0% T Safewsy Supermarket. Dollar Tree
Hallibors Maket Craies - Hallibars OF. ma2in 156021 ST 2316 Albmtson’s Suprr=muket. Dolla Tree, Mankalls
Feobinwrsd Shapping Censer * West Lam Of 0R2313 i PEEN L Walmar: Nevghboahood Market
Tigacd Markeeplace Tigard of ORN4 136559 % 1872 H-Must Suporsabot, Bi-Mat Pharmacy
Wilsoemalle Tews Croser Wilsomalie Of 121114 167 39 S48 1361  Theifrwy Supersaukes, Rate Aud Phermacy, Dedlar Tree
Peatband Metrupolivas Totals 1,244 553 i 5 18299
Sranle Metropaiiam
Mo Valley Flaza * Kem WA 020110 31,597 B0 § 4TS Broger (QFC) Supeemaket
The Mazkei ai Lakr Sbrvren *  Lake Stevens WA arnne M3 100 0% 1436  Happen Sepevmarket
Canyes Park Shoppeg Center I, Bothell WA ozl 123,837 MM 1,453 Albertacn’s Supersaaiker, Bate Aud Phasmacy
Hamkis Prae Shoppng Center *  Lacey WA U] 154,781 91T 1784 Safewsy Supemsaiker, Dalla Tree, Big Lot
The Kirw Bulding - Sradile WA i) ] TLELD 100 0% 1527 MGA Sepermarked, T
Crateway Shoppag Center ' Marwille WA 0271612 106,104 ot 237 WmCo Foods ' Rite Aid Pharmacy, Ross Dyess For Less
Amora Square *  Shosrlne WA [ B IR0 100 %% 1232 Cretral Supermarked
Canyen Cronmyg * Pyl WA (PR K 130,310 91.9% 3333 Safeway Supermaker
Crossroads Shopping Creser * Bellevus WA 20107083 463436 100.0% #3187 Kroger (QFC) Supermarkes. Bed Rath & Beyond, Spors Avarity
Awrora Square 11 [Frm— WA 05224 &3 550 100.0% 1028 Mardkalls, Piey | buports
Seattle Metrapalitan Takah 1272174 T 5 11,1589
TOTAL SHOPPING CENTERS 7,629,625 9T0% 5 113,233

(1) ABR & el o sl birie fesl o § £l b or Bl i i5-plice of penced el
{2 These readers so the oum st ated are w0 semuam of ROIC
“Themotei progoitics @ ume conled peoll for 1042015




Same-Center Cash Net Operating Income Analysis

fwnaudited, dollars fn ifhourandsy)

Number of shopping centers included in same-center analysis ™
Same-cenler eSCupancy

REVENUES:

Base rents

Percentage rent

Recoveries from tenants

Oihver property income
TOTAL REVENUES

OQPERATING EXFENSES:

Property operating expenses
Had debt expense

Property taxes
TOTAL OFERATING EXPENSES

SAME CENTER CASH NET OPERATING INCOME '™

(1) famar o are Ehone properm whach wen aned fox e rtrety of £ o = rogamable o v el

Three Months Ended

Swpplemental Disclotwre
Quarfer Ended March 31, 2015

03731715 03/31/14 55 Change
45 43

96, 5% 96,0% 08%

§ 2356 0§ 23858 21%

b 421 {T6.4%)

7,514 7417 1.3%

183 138 33.0%

32,152 31,834 1.0%

s 5125 5 5230 (2.0%%)

261 761 {65.6%)

3477 3442 L%

5,863 9,433 (6.0%)

5 1159 5 1r4m 4.0%

%) S center cib nel aperabag adose cuclndel son-cank S inch 5 il b reot sl enetieaten of lewie mtanphie, debi relited exprsan sad ol G-ty o

The abroe dors not purprt 0 dis kowr all vens pequared mder GAAP




Supplemental isclosure

Top Ten Tenants Quarte Evied March 31, 2015

fdollors in ihowsands)

Percent

Number of Leased of Total Percent of

Tenant Leases GLA Leased GLA ABR Total ABR
1 Safeway Supermarket 10 524,502 TI1% % 5697 4.3%
2 Kroger Supennarket 7 291.922 3.9% 3.700 2.8%
3 Rite Aid Phamuacy 12 227.982 3.01% 3031 2.3%
4 Marshall's / TIMaxx 7 202 086 2. 7% 2827 2.1%
5 JP Morgan Chase 16 TL115 1.0% 2,124 1.6%
6 Sprouts Market 3 133,563 1.8% 1868 1.4%
T Ross Dress For Less 5 135,153 1.8% 1,833 1.4%
8 CVS Phamzacy [ 106,891 L4% 1.572 1.2%
9 H-Mart Supenmarket 2 104, 400 1.4% 1514 1L1%
10 Haggen Supermarket 2 95,331 1.3% 1420 L1%
Top 10 Tenanis Total 70 1,892,945 55% 3§ 25,586 19.3%
Ortlver Tenants 1.338 5.502.199 74.5% 107.647 BO. 7%

Total Portfolio 1,408 7.395. 144 100.0% % 133,233 100.0%




- - Swpplemenial Nscloswre
Lease Expiration Schedule Quarir Ened March 31,2015
Anchar Tenanss ' Number of Leased Percent of ABR Percent of
Leases Explring ™ GLA Total Leased GLA Per Sq. Ft. Total ABR
2015 1 21211 [ 16.00 0.3%
1016 10 357717 8% 9.00 4%
2017 L] 249,235 EE LY 10,02 1.0%
1018 7 476409 fA% 1502 5%
019 13 361208 9% 1507 41%
020 13 473,930 64% 10.33 i
2021 4 138,289 19% B 0.9%
00; 10 313,463 4.2% 13.28 31%
2023 9 371518 50 16.16 4.5%
2024 3 167,034 Lin 7.74 L%
028+ 2% 1,219,875 16.5% 12.86 11.8%
115 4.150.589 56.1% 5 12.51 39.1%
Now-Anchor Tenants Number of Leased Percent of ABR Percent of
Leases Expiring ™ GLA Total Leased GLA Per 5q. Fi. Total ABR
2018 148 194,677 40% 23 %1 5.3%
2016 25 86,056 60% 2508 BA%
2017 47 £41.461 T¥% 26.46 0%
2018 0 470,304 6% 26.92 9.4%
2019 1% 184,740 £2% 2498 7.%
2020 1a7 327,252 dd% 7228 5.5%
2021 ET] 130,308 18% 24.54 4%
022 45 170,258 1% 2839 3%
2023 5 £7.915 1% 27.31 1.8%
2024 “ 137,730 19% 2393 2
25+ 51 253,554 3% 1377 4.5%
1,293 3,244,255 4394 s 25.07 0.9%
All Tenanis Number of Leased Percent of ABR Percent of
Leases Expiring GLA Total Leased GLA Per Sq. Fi. Toial ARR
2015 144 315,588 4.5% FIE] 5.6%
2016 28 £03,773 10.8% 17.96 10.8%
2017 185 TO0.E596 10.7% 21.28 12.6%
2018 27 926,713 128% 20.54 148%
2019 172 746,548 101% 20,17 11.3%
020 120 F01.082 10.6% 15,20 9.2
2021 E 266,997 1 16,24 53%
012 55 483,721 6.5% 17.54 6.3%
2023 EL] 439,433 6.2% 18.29 6.3%
2024 47 304,764 42% 15.06 35%
025+ 7 1473,420 19.9% 14.73 16.3%
1,408 7,305,144 100.0%% 5 18.02 1040, %

1) Aschor bty are e equd so-or gerater than § 5,000 wqee foer
{7 Dhoes po asvaame ewerise of reneal ophons:




Supplemental Disclosure

Leasing Summary Quarier Ende Mareh 31, 2015

For the Three Months Ended March 31, 2015

New Leases Naon-Ancher Anchor Tatal
Number of Leaves a5 - 4B
Giross Leasable Area (3q. i) 110,644 - 110,644
Initinl Base Rent {8/sq. fi.) ! - 329 ] - 3 23.29
Tenant Emprovemsents (/5. f.) 5 LR 5 - 5 592
Leasimg Comuaissions (s f1.) ] .18 3 - 3 228
Weighted Avernge Lease Term (Yrs.) 57 - 57

Renewals Non-Ancher Anchor Tatal
Mumber of Leaves 42 2 3
rows Leasable Avea (3. i) 1045, 509 63,042 159,551
Initial Base Rent ($/sq. f.) ™ 5 2599 ] 13.31 ] 2128
Tenant Emprovemsents ($'sq. f1.) 5 0.09 3 - 3 0.06
Leasing Commissioens ($'4q. fi.) 3 0.20 1 - 3 @i
Weighted Average Lease Term (Yirs.) 435 37 4.1

Total Non-Ancher Anchor Toial
Mumber of Leases 90 7] L]
Cross Leasable Aren (sq. fi) 217,153 63,042 280,195
Initial Base Rent ($/sq. f1.) ™ ] 2481 5 13.31 ] 2.7
Tenant knprovemesis ($'sq. fi.) 5 308 3 = 3 2.37
Lessing Commissions (34, f.) 3 1.2 3 - ] 096
Weighted Average Lease Term (Yira) L8] 37 4.7

{1 et Basee Reel 5 6 4 i i s i thee it ecotractond maontihy resl, sssalived




Supplemental Disclosure

Same-Space Comparative Leasing Summary Quarier Ended March 31, 2015

For the Three Months Ended March 31, 2015

New Leases Naon-Ancher Anchor Tatal
Comparative # of Leases 35 - 15
Comparntive GLA {sq. f.) " 83.317 - 83,317
Pricr Base Rent ($/sq. f£) @ - 18.61 ] - 3 18.51
Initial Base Rent {$/5g. fi.) 5 334 5 - 5 |
Percentape Changs in Base Rents 15.4% - 25.4%
Tenant Emprovensents (§5g. f.) -4 692 3 - 3 692
Leasing Comnaissions ($sq. f1.) 1 210 5 - £ 2.10
Weighted Average Lease Term (¥rs. ) 53 - 53

Renewals Non-Anchar Anchar Total
Comparative £ of Leases 42 2 44
Comparative GLA {sq. f.) ™ 106,500 63,042 169,551
Prior Base Rent {3/sq. ft) -1 3.76 5 13.31 5 19.87
Initial Base Rent (g, fi.) ] 2599 3 13.31 3 21.28
Percentage Change in Bave Rents DA% 0.0% 1%
Tenant kngrovemsnts (3. A.) - o.M 3 = 3 .06
Lessing Commisvionns ($5q. 1) L] 0.20 5 - 5 012
Weighted Average Lease Term (Yirs. ) 45 37 4.1

Taral Nan-Anchar Anchor Tatal
Comparative # of Leases ki 2 9
Comparstive GLA {sq. f1) " 189,826 63,042 2,
Prior Base Rent (85, ft.) 5 21.50 ] 13.31 3 19.46
Initial Base Fent {$/5q. fi.) - 24.83 5 13.31 5 21.96
Percentage Change in Bave Rents 15.5% 0.0% 12.8%
Tenant Enprovemsnts (§/sgq £} 5 g 3 - 5 .32
Leasing Commissionn ($/+q. fi.) % 1.03 3 - 3 0.T8
Weighted Average Lease Term (Yrs. ) 49 37 4.5

{13 Comsparatror GLA mchades. spaces sl weee vacand for b fhun 12 pemiin, exchaing wpaon Sl werr ool iened o S e of sogniion
3 Procs Biser Rl o o i . i o il iy e puind, ismankeed, od S puenl Dl o e e ek Ol Wik icmrwnd




Supplemental Ditclosure

.
Investor Information Quarier Ended March 31, 2015
Revail Opportunity Investments Corp. Trvestor Relatfons: Transfer Ageni:
www.roireit.net Ashley Bulot Constance Adams
NASDAQ: ROIC abulot@roireit.nel ComputerShare
8905 Towne Centre Drive, Sute 108 858.255.4913 constance adams@eomputershare. com

San Diego, CA 92122

Equity Research Coverage

Baird Equity Research RJ Milligan 813.273.8252
Bank of America Memill Lynch Craig Sclunidt 646,855 3640
Bank of Montreal Paul Adormato 212.885.4170
Cini Michael Bilerman 212.816.1383
Cowen and Company James Sullivan 616.562. 1380

Michael Gorman 646.562.1320
Green Street Jason Whate 949.640.8780
KevBanc Capital Markets Todd Thomas 917.368.2286
MLV & Co Paul Morgan 4153254187
Raymond James Paul Puryear 727.567.2253
Wells Fargo Jelif Donnelly 617.603.4262

Fixed Income Research Coverage
J.P. Morgan Mark Streeter 212.834.5086

Rarings Agency Coverage
Moody's Investors Service Merrie Frankel 212.553.3652

Standard & Poor’s Rating Services Michael Souers 212.438.2508



