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 26, 2017

RETAIL OPPORTUNITY INVESTMENTS CORP.

(Exact Name of Registrant as Specified in Its Charter)

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

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

Delaware 333-189057-01 94-2969738
(State or other jurisdiction of incorporation) (Commission File Number) (LR.S. Employer Identification No.)
8905 Towne Centre Drive, Suite 108 San Diego, California (858) 677-0900 92122
(Registrants' Telephone Number, Including Area Code) (Zip Code)
Not applicable

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

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

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

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

[_] Emerging growth company

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



Item 2.02. Results of Operations and Financial Condition.

On April 26, 2017, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended March 31, 2017. A copy of the
earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On April 26, 2017, in connection with this earnings release, the Company posted certain supplemental
information regarding the Company's operations for the quarter ended March 31, 2017 on its website, www.roireit.net. A copy of the supplemental information is attached as Exhibit 99.2 hereto
and incorporated herein by reference.

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

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

99.1 Earnings Release, dated April 26, 2017
99.2 Supplemental Information for the quarter ended March 31, 2017
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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 26, 2017
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
8905 Towne Centre Drive, Suite 108
San Diego, CA 92122

FOR IMMEDIATE RELEASE
Wednesday, April 26, 2017

Retail Opportunity Investments Corp. Reports
Strong 2017 First Quarter Results

San Diego, CA, April 26, 2017 - Retail Opportunity Investments Corp. (NASDAQ:ROIC) announced today financial and operating results for the three months ended March
31, 2017.

HIGHLIGHTS

= $10.2 million of net income attributable to common stockholders ($0.09 per diluted share)
= $34.3 million of Funds From Operations(l) ($0.28 per diluted share)

= $268.4 million of shopping center acquisitions lined up year-to-date

= $124.5 million of shopping centers acquired year-to-date (including $91.5mm in 1Q’17)

= $143.9 million of shopping center acquisitions currently under contract

= 97.2% portfolio lease rate at March 31, 2017

= 24.0% increase in same-space comparative cash rents on new leases (9.1% on renewals)

= 2.0% increase in same-center cash net operating income (1Q’17 vs. 1Q’16)

= $55.7mm of ROIC common equity to be issued in connection with acquisitions ($21.36 per share)
= 33.1% debt-to-total market capitalization ratio at March 31, 2017

= 4.0x interest coverage for 1Q’17

= Quarterly cash dividend of $0.1875 per share declared
@ 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, “We are off to a strong and expeditious start to 2017. We continue to make
the most of our long-standing relationships across the West Coast to secure excellent acquisition opportunities. To date, we have already lined up approximately $268 million of
shopping center acquisitions. Additionally, demand for space across our portfolio continues to be strong. We again achieved a portfolio lease rate above 97% and posted solid
rent growth, including a 24% increase in same-space base rent on new leases executed during the first quarter.” Tanz added, “With our performance thus far, we are squarely on
track to meet our objectives for the year, including our previously stated guidance of achieving FFO between $1.10 and $1.14 per diluted share for 2017.”



FINANCIAL SUMMARY

For the three months ended March 31, 2017, GAAP net income attributable to common stockholders was $10.2 million, or $0.09 per diluted share, as compared to GAAP net
income attributable to common stockholders of $8.0 million, or $0.08 per diluted share, for the three months ended March 31, 2016. FFO for the first quarter of 2017 was $34.3
million, or $0.28 per diluted share, as compared to $29.9 million in FFO, or $0.27 per diluted share for the first quarter of 2016. 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, 2017, ROIC had a total market capitalization of approximately $3.8 billion with approximately $1.3 billion of principal debt outstanding, equating to a 33.1% debt-
to-total market capitalization ratio. ROIC’s debt outstanding was comprised of $70.5 million of mortgage debt and approximately $1.2 billion of unsecured debt, including
$187.0 million outstanding on its unsecured credit facility at March 31, 2017. For the first quarter of 2017, ROIC’s interest coverage was 4.0 times and 94.7% of its portfolio was
unencumbered (based on gross leasable area) at March 31, 2017.

ACQUISITION SUMMARY
Year-to-date in 2017, ROIC has lined up a total of $268.4 million in shopping center acquisitions. During the first quarter of 2017, ROIC acquired the following three shopping
centers, in separate transactions, totaling $91.5 million.
PCC Natural Markets Plaza
In January 2017, ROIC acquired PCC Natural Markets Plaza for $8.6 million. The shopping center is approximately 34,000 square feet and is anchored by PCC Natural Markets.
The property is located in Edmonds, Washington, within the Seattle metropolitan area, and is currently 100% leased.
The Terraces
In March 2017, ROIC acquired The Terraces for $54.1 million. The shopping center is approximately 173,000 square feet and is anchored by Trader Joe’s and Marshall’s. The
property is located in Rancho Palos Verdes, California, within the Los Angeles metropolitan area, and is currently 89.1% leased.
Santa Rosa Southside Shopping Center

In March 2017, ROIC acquired Santa Rosa Southside Shopping Center for $28.8 million. The shopping center is approximately 86,000 square feet and is anchored by Cost Plus
World Market and REI. The property is located in Santa Rosa, California and is currently 100% leased. ROIC funded the acquisition in part with the issuance of approximately
$3.9 million of ROIC common equity, based on a value of $23.00 per share.

Subsequent to the first quarter, ROIC acquired the following grocery-anchored shopping center.

Division Center
In April 2017, ROIC acquired Division Center for $33.0 million. The shopping center is approximately 122,000 square feet and is anchored by Grocery Outlet Supermarket and
Rite Aid Pharmacy. The property is located in Portland, Oregon and is currently 98.8% leased.

ROIC currently has a contract to acquire the following grocery-anchored shopping center.

Highland Hill Shopping Center

ROIC has a contract to acquire Highland Hill Shopping Center for $47.4 million. The shopping center is approximately 164,000 square feet and is anchored by Safeway
Supermarket. The property is located in Tacoma, Washington, within the Seattle metropolitan area, and is currently 96.0% leased.



In addition, ROIC has agreed, subject to Board of Director approval and satisfactory completion of due diligence and other conditions, to acquire the following two-property
portfolio for $96.5 million. ROIC expects to fund the acquisition in part with the issuance of approximately $51.8 million of ROIC common equity, based on a value of $21.25
per share.

Riverstone Marketplace

Riverstone Marketplace is approximately 108,000 square feet and is anchored by Kroger (QFC) Supermarket. The property is located in Vancouver, Washington, within the
Portland metropolitan area and is currently 96.1% leased.

Fullerton Crossroads

Fullerton Crossroads is approximately 222,000 square feet and is anchored by Kroger (Ralph’s) Supermarket. The property is located in Fullerton, California, within Orange
County and is currently 100% leased.

PROPERTY OPERATIONS SUMMARY

At March 31, 2017, ROIC’s portfolio was 97.2% leased. For the first quarter of 2017, same-center net operating income (NOI) was $38.4 million, as compared to $37.6 million
in same-center NOI for the first quarter of 2016, representing a 2.0% increase. The first quarter same-center comparative NOI includes all of the properties owned by ROIC as of
January 1, 2016, totaling 73 shopping centers. ROIC reports same-center comparative NOI on a cash basis. A reconciliation of GAAP operating income to same-center
comparative NOI is provided at the end of this press release.

During the first quarter of 2017, ROIC executed 83 leases, totaling 193,091 square feet, achieving an 11.9% increase in same-space comparative base rent, including 27 new
leases, totaling 64,076 square feet, achieving a 24.0% increase in same-space comparative base rent, and 56 renewed leases, totaling 129,015 square feet, achieving a 9.1%
increase in base rent. ROIC reports same-space comparative base rent on a cash basis.

CASH DIVIDEND

On March 30, 2017, ROIC distributed an $0.1875 per share cash dividend. On April 25, 2017, ROIC’s board of directors declared a cash dividend of $0.1875 per share, payable
on June 29, 2017 to stockholders of record on June 15, 2017.

CONFERENCE CALL

ROIC will conduct a conference call and audio webcast to discuss its results on Thursday, April 27, 2017 at 11:00 a.m. Eastern Time / 8:00 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: 87249391. 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 2:00 p.m. Eastern Time on April 27, 2017 and will be available until 11:59 p.m. Eastern Time on May 4, 2017. To access the conference call
recording, dial (855) 859-2056 (domestic) or (404) 537-3406 (international) and use the Conference ID: 87249391. The conference call will also be archived on
http://www.reireit.net/ for approximately 90 days.

ABOUT RETAIL OPPORTUNITY INVESTMENTS CORP.

Retail Opportunity Investments Corp. (NASDAQ: ROIC), is a fully-integrated, self-managed real estate investment trust (REIT) that specializes in the acquisition, ownership
and management of grocery-anchored shopping centers located in densely-populated, metropolitan markets across the West Coast. As of March 31, 2017, ROIC owned 84
shopping centers encompassing approximately 9.7 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 assets

Total assets

LIABILITIES AND EQUITY
Liabilities:

Term loan

Credit facility

Senior Notes Due 2026

Senior Notes Due 2024

Senior Notes Due 2023
Mortgage notes payable

Acquired lease intangible liabilities, net
Accounts payable and accrued expenses

Tenants’ security deposits
Other liabilities
Total liabilities

Commitments and contingencies

Equity:

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

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

Common stock, $0.0001 par value, 500,000,000 shares authorized, 109,726,196 and 109,301,762 shares issued and outstanding at March
31, 2017 and December 31, 2016, respectively

Additional paid-in capital

Accumulated dividends in excess of earnings
Accumulated other comprehensive loss

Total Retail Opportunity Investments Corp. stockholders’ equity

Non-controlling interests
Total equity
Total liabilities and equity

March 31, 2017
(unaudited) December 31, 2016
787,765 766,199
1,996,526 1,920,819
2,784,291 2,687,018
207,858 193,021
2,576,433 2,493,997
19,430 13,125
163 125
35,946 35,820
2,000 —
75,466 79,205
2,480 3,317
33,807 34,753
2,812 2,627
2,748,537 2,662,969
299,288 299,191
184,936 95,654
199,731 199,727
245,486 245,354
245,211 245,051
70,968 71,303
148,986 154,958
26,941 18,294
6,288 5,950
13,076 11,922
1,440,911 1,347,404
11 11
1,360,700 1,357,910
(176,414) (165,951)
(3,013) (3,729)
1,181,284 1,188,241
126,342 127,324
1,307,626 1,315,565
2,748,537 2,662,969




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

(In thousands, except per share data)

Three Months Ended March 31,

2017 2016
Revenues
Base rents $ 51,479  $ 43,848
Recoveries from tenants 13,668 11,860
Other income 753 386
Total revenues 65,900 56,094
Operating expenses
Property operating 9,300 7,498
Property taxes 7,068 5,655
Depreciation and amortization 23,058 20,933
General and administrative expenses 3,499 3,319
Acquisition transaction costs — 136
Other expense 49 154
Total operating expenses 42,974 37,695
Operating income 22,926 18,399
Non-operating expenses
Interest expense and other finance expenses (11,675) (9,474)
Net income 11,251 8,925
Net income attributable to non-controlling interests (1,081) (898)
Net Income Attributable to Retail Opportunity Investments Corp. $ 10,170  $ 8,027
Earnings per share - basic and diluted: $ 0.09 $ 0.08

Dividends per common share $ 0.1875 $ 0.1800




Net income attributable to ROIC
Plus: Depreciation and amortization

Funds from operations — basic

Net income attributable to non-controlling interests

Funds from operations — diluted

CALCULATION OF FUNDS FROM OPERATIONS

(Unaudited)

(In thousands)

SAME-CENTER CASH NET OPERATING INCOME ANALYSIS

(Unaudited)

(In thousands, except number of shopping centers and percentages)

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

Three Months Ended March 31,

2017 2016

10,170  $ 8,027

23,058 20,933

33,228 28,960

1,081 898

34,309 $ 29,858

Three Months Ended March 31,
2017 2016 $ Change % Change
73 73

97.3% 97.2% 0.1%
39,854 38,396 1,458 3.8%
105 165 (60) (36.4)%
12,313 11,954 359 3.0%
743 225 518 230.2 %
53,015 50,740 2,275 4.5 %
8,142 7,380 762 10.3 %
433 128 305 238.3 %
6,050 5,604 446 8.0 %
14,625 13,112 1,513 11.5 %
38,390 37,628 762 2.0%




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

Three Months Ended March 31,

2017 2016

GAAP operating income $ 22,926 $ 18,399
Depreciation and amortization 23,058 20,933
General and administrative expenses 3,499 3,319
Acquisition transaction costs — 136
Other expense 49 154
Property revenues and other expenses (1) (6,854) (4,934)

Total Company cash NOI 42,678 38,007
Non same-center cash NOI (4,288) (379)

Same-center cash NOI $ 38,390 $ 37,628

(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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SUPPLEMENTAL INFORMATION
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Retail Opportunity Investments Corporation
8905 Towne Centre Drive Suite 108
San Diego, CA 92122

www.roireit.net




Supplemental Discloyure

Overview Quartes Ened Hapch 31, 3017

Our Company

Retail Opportunity Investments Corp. (Nasdag: ROIC), is a fully integrated, self-managed real estate investment trust (REIT) that specializes in the acquisition,
ownership and management of grocery-anchored shopping centers located in densely-populated, metropolitan markets across the West Coast. As of March 31,
2017, ROIC owned 84 shopping centers encompassing approximately 9.7 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.roireil.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 (“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 (“MOI") 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 eccupancy rates, rental rates and operating costs. Cash NOIis 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 ¢osts, 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.
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Supplemental Nyelasure

Balance Sheets Quaries Budod March 31, 2017

dited, dollars in thonsands, except par values and share amowumnis)
0331417 12/31/16
ASSETS:
Real Estate [nvestments:
Lamwd 5 787,765 5 To6,199
Building and improvements 1,950,524 1,920,819
Less: aecumulated depreciation (2007,858) {193,021)
Real Extale Investmenis, mel 2,576,433 2493097
Cash amd cash equivalents 194300 13,125
Restricted cash 163 125
Tenunt and other receivables, net 35940 35,820
2NN} -
iniangible assets, net 754060 79,205
Prepaid expenses 2480 37
Deferred charges, net 33,807 34,753
(hiher assets 2812 2,627
TOTAL ASSETS § 1,748,537 5 2,062,968
LIABILITIES:
Term loan S 299.288 5 29910
Credin Facility 184,936 935,654
Senior Notes Due 2026 199,731 199,727
Senior Notes Due 2024 245486 245,354
Senior Notes Due 2023 245,211 245,051
Mongage notes payable TOO68 71,303
Acquired bease intangible labilites, net 148,986 154,958
Accounis payable and accroed expenses 26941 18,294
Tenants' security deposits 6,288 5,950
Oother libilities 13,076 11,922
TOTAL LIABILITIES L4491 1,347,304
EQUITY:
Comimon stock, SO001 par value SOOL00000 shares awhorized 1 11
Additional paid-in capital 1L360,700 1,357,910
Dividends in excess of carnings (1704140 {165,951)
Accumulated other comprehensive loss (35 {3,729)
Total Reiail Opponunity Invesiments Corp. stockholders' equity 1,180,284 1,188,241
Nogi-controlling interests 126,342 127,324
TOTAL EQUITY 1,307,626 1,315,565
TOTAL LIABILITIES AND EQUITY 5 2. 748,537 5 2,662,969

The Coengamy's Feam 1003 for the quarter onded March 31, 2017, and Form 10-K for the year endod Docomber 31 2016 should be read in conjunction with the above information.
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Supplemental Disclasure

Income Statements UL, okt b i~

(fer dheouesarmnals, excepd per share amonmns |
3 Months Encled (Unauditedy

0331117 0331716
REVE v
Base rents 5 51479 S 43848
Recoveries from tenants 13,668 11,860
Other income 733 386
TOTAL REVENUES 65,900 So.0E4
EXPENSES:
Property operating 5 0300 5 7498
Property taxes 7068 5,655
Depreciaion and amoniization 23,058 20,933
Creneral and adminisirative expenses 3454 3,519
Acquisition transaciion cosis - 136
Other expense 449 154
TOTAL OPERATING EXPENSES 42974 37695
OPERATING INCOME 21,926 18,390
NON-OPERATING EXPENSES:
Interest expense and elher lnanee expenses {11.675) (9.474)
TOTAL NON-OPERATING EXPENSES {11.675) (9.474)
NET INCOME S 11251 S 8925
NET INCOME ATTRIBUTABLE T NON-CONTROLLING INTERESTS {1.081) {R98)
NETINCOME ATTRIBUTARLE T} RETAIL OPPORTUNITY INVESTMENTS CORPF. S 10,170 S 8027
NET INCOME PER COMMON SHARE - BASIC S 0.09 5 0.08
NET INCOME PER COMMON SHARE - IMLUTED 3 0.0 -3 .08
Welghted average common shares outstanding - basle 109,227 WAl
Welghted average common shares ouistanding - diluied 121,054 10,711

The Comnpamy's Form 10:0) for the quarters onded March 31, 2017 and March 31, 2006 showld be read in conjunction with the above information

g




Supplemental Disclosure

F unds F rom Oper aﬁons Quarter Euded March 31, 2017

(der thecaesatnls, except per share amonnis)

3 Months Ended (Unaudited)

0331417 O3/31/16
Funds fram Operations (FFO)™:
Met income attributable to ROIC conumon stockholders S 10170 5 8,027
Plus:
Depreciation amd amortization expense 23,0588 20,933
FUNDS FROM OPERATIONS - BASIC $ 33228 S 28960
Net income anribwable w nop-conrolling ineresis 1081 U8
FUNDS FROM OPERATIONS « INLUTEL S 34309 S 29,858
FUNDS FROM OPERATIONS PER SHARE - BASIC 5 0,340 5 0.29
FUNDS FROM OPERATIONS PER SHARE - DILUTED -3 0.28 S 0.27
Weighted average common shares owistanding - basic 108,227 9411
Weighted average common shares owtstanding - diluted 121054 110,711
Commaon dividends per share 5 .IR7S S DAS0D
FIQ Payout Ratia 6.3% (6.7%

A1) - Funds from operations (FFOT), i widely-rocogaired son GAAP firncisl meaves for REITS that ROK Bolicves, when comiderod with financial itasterments dclormingd in accondance with GAAT, provides additional aad uielul means so suici i firncial porfomonce. FRO B froquontly wiod by
swcurifics analyss, ivciton s edber mtcroicd partics 1o cvabiss the perfomsnes of REITs, ROB compuies FEC in sccordance with the "White Paper™ om FFO published by the Nativs] Asseciation of Real Fstsie Invcstmens Trsits (N AREIT), which defincs FIF0 i nct incoms anrButable o consmon
Aharchoblicrs (determined i scvoedance with GAAF) ¢1eluding g o kruics i dobe restractering s ks of peoporty, phes seal citate prbied deprociation and amonizsticn, and siter adpsiments for paracrships s comolidaied joinl vestures

The: b s Mol [UTpORT 10 dischoe 30 ileines roguined under GAAR.
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Supplemental Divelosure

Summary of Debt Outstanding Quarter Euded March 31. 2017

(eenaudited, dollurs in thousands)
Outstanding GAAP Maturity Percent of
Balance Interest Raie Inierest Haie Date Total Indebiedness
Fixed Rate Debt
Mortgage Deba:
Bernardo Heights Pliea 5 R 167 5.70%% 3.30% 0wLA? 0,65
Santa Teresa Village 10,322 G.20% 126% 0018 0.8%
Magn wopping Center £, EN) 5.50% 3.86% oLE 0.7%
Casitas Plaza Shopping Center TAl5 4.20% 060122 (.65
Diamicmad Plawea 35,500 3ol% WWO1/25 28%
MNet unamoized preminms on morgages Hily
Net wnamortized deferred lnancing charges {392)
Total Mortgage Debi ] 70,968 4.6% A6 5.2 Years (WA) 5.5%
Unsecursd Senior Notes:
Senior Motes Due 2023 5 250,000 5.005% 5.21% 12715/23 19.9%
Net wnamontized discount on motes (3,026)
Net unamontized deferred Riancing charges {1,763}
Senior Notes Due 2023, net 245,211
Senior Notes Due 2024 250,000 005 4.21% 1271524 19.9%
MNet wnamontized discount on motes {2,814)
MNet unamortized deferred linancing charges 11,7000
Senfor Notes Due 2024, net 245486
Senior Notes Due 2026 2000, (X 395% JO5% 22126 15.9%
Net wnamortized deferred inancing charges {2649)
Senior Notes Due 2026, net 199,731
Total Unsecured Senior Notes % 690,428 4.34% 4.49% 7.9 Years (WA) 55.7%
Irerest rate swaps 100, M) 1 965 1.96% 173172009 B0
Total Fixed Rate Debi 3 861,396 4097 4.13% 6.9 Years (WA) 6.2 7%
Variable Rate Debt
Credit Facility 3 187,000 1.96:5% 1.96% o3 14.94%
Net unamortized deferred lnancing charges {2.004)
Credii Facility, net 184,936
Term Lean 300, (00 1.89% 1B 0u3110 23.9%
Net wnamontized deferred linancing charges {712
Term Loan, nel 209 388
rerest rate swaps { 10, D0y (RO %
Total Variable Raie Debi 3 384,24 1492% 1.92% 1.8 Years (WA) 30.8%
TOTAL DEBT E 1,245,620 357 % 360 5% 5.5 Years (WA 1000 %%
—— —_— — —
MNet unamoriized preminms on morigages {866)
Met unamontized discount an noes 5,840
Met unamotized deferned financing charges £, N
Total Principal Debt 5 1257494

(0} Droes not Inchisde emtension options avallable 1o ROIC.




Supplemertal Divclosure

Summary of Debt Outstanding, continued Quarte Faded Morch 3, 917

funrridited, dollars i thonands)

Summary of Principal Maturities

Mortgage Principal Maortgage Principal Sentor Total Prineipal Percentage of
Year Amortization due at Maturity Credit Facility Term Loan U nsecured Notes Payments Debt Maturing
2017 5 00 5 LR 5 - 5 - 5 - 5 B500 0.7%
2018 KET) 18,500 E - - 19,237 1.5%
2019 157 . 187,000 1 300,000 . 487,157 18.7%
2020 166 - - - 166 0.0% @
2021 242 - . - - 282 0.0% @
2022 737 6,585 - - - 7.322 0.6%5
2023 ORG - - - 250,000 250,686 19.9%
2024 T8 - - - 250,000 250,708 10.9%
2025 550 32,787 - - 33,337 2.8%
2026 - - B - 200,000 200,000 15.9%
S 4123 S 60,371 s 187.000 B 300,000 S 700,000 S 1.257.494 100.0%

Summary of Unencumbered/Encumbered Propertics

Number of Percentage
Properties GLA of GLA
Unencumberad propertics T4 9,137,588 4T
Encumbered propertics 5 515,296 5.3%
&4 0632884 100L0F

Summary of Unseeured Debi/Secured Debit

Percentage of Total

Amounl Principal Debi
Ulnsecured principal debt 5 1187000 94 .4%
Secured 1 et Ti.494 3.6%
Total Principal Debd 5 1.257.494 100.0°%

1) D sl bl e s o oo availabl 1o ROIC
2] Megligte peroeniage round: doen o rer,




Suppleniental Disclosure

Selected Financial Analysis Quarter Erded March 31, 2017

(wwnaredited, im thousands, excepd per share amounis)

033117 12731416 09430016 63016 033116
Debi coverage rafios, three months ending:
Imterest coverage ratio (EBITDASinterest expense) 40 4.0x 4.3x d1x 4.3x
Drebi service coverage (EBITDANnterest expense + scheduled principal paymens)) 3.9 3.9x 4.1x 4.0x 4.1x
Met principal debi (Total principal debi less cash & equivalents P Annualized EBITDA [ O.dx fdx T3x h5x
Diebifequity ratios, at period end:
Total principal debttonal market capitalization 33.1% 31.4% 20.0% 32.8% 31L8%
Total principal debtonal equity market capitalization L 45.9% 5% 43.9% 46.67%
Total primcipal debutotal ook asscls 45.8% 43.9% 41.7% 46.9% 0%
Toual principal debvundepreciated book value 42.5% 40.9% 30.0% 44, 1% 41.4%
Secured principal debuumdepreciated book value 2.4% 24% 2.5% 200 3%
Market capitalization calculations, af period end:
Comumon shares ouisianding 109,263 108,591 1K, 748 101,564 99,526
Opermting partnership units (O unitz) outstanding 11,686 11668 11,310 12,180 12,274
Common stock price per share 5 21.03 3 21.13 5 21.96 5 21.67 s 20.12
Total equity market capitalization S 2,543,568 5 2,M7411 5 2647473 5 2404823 5 2249419
Total principal debt 1,257,494 1. 168,683 1,078,865 1,204,551 1,047,865
TOTAL MARKET CAPITALIZATION 5 3,300,062 S 3716094 53,726,342 53,669,374 $ 3,297,288
Unsecured Senior Notes Financial Covenarits: "
Total debi 1o 1ol assets not 1o exceed 60% 44.3% 42.7% AT 46.1% 43.3%
Total seeured debt o wodal assets not o execed 0% 2.5% 2.6% 2.1%: 2.8% 33
Total unencumbered asseis 1o ol unsecured debt net 1o be less than 15040 225.4% 234.3% 246.9% 216.6% 232.9%
Consolidated inconme available for debt service o interest expense nod to be less than 1.5:1 4.0 4.1x 4.1x 4.0x 10x

{11 Cakulaled i acomrdance with GAAR pursuant o ynderlying bond indentures




2017 Property Acquisitions

(doillars in thausands)

Supplementel Diselosure
(uarter Ended March 31, 2007

Drate Owned
Shopping Centers Lacation Acquired Purchase Amount GLA
10 2017
PCC Nataral Markets Plaza Edmomds, WA M2sn7 5 £.600 34459
The Terraces Rancho Palos Verdes, CA W3/1717 34,000 172,922
Samta Rosa Southside Shopping Center Sama Rosa, CA 0324017 28810 85,535
Total 19} 2007 H 01,510 202916

- 10 -




Property Portfolio Quarte dod March 31,3017

iefollars int thousnds)
Dhaie Owned e

Southern California City Stale Acyuired GLA Leased ABR™ Major Tenants
Las Angeles melre area
Parsmcunt Flaz . Parasioug CA [piret i) U5 62 L CHRERR % 1,774 Cirogery Outlet Supermarkel. e Only Swies, Rite Aid Miamiscy
Clarenwont Promersde - Claremunt CA w2310 92,297 I8.3% Super King Supermarkat
Gianeway Village * Chisa Hills CA 121710 6 5l BT Sprouts Market
Seabridge Masketplace L Omnand CA 0531712 93,630 i B Saffeway (Vons) Supermarket
Gilendor Shopping Center . Glendom CA ORMILAT2 106,535 [LETE Alberison’s Supermarkel
Redondo Beach Paza " Redondn Beach CA 122812 110,50 [LLTe Safewny (Yaonsh Supamarkes, Peles
IManond Bag Town Cemer . [Dhamnoal Iar A a3 00,342 G5 Walman Meighborbood Market, Cranch Fitness
Diamand Hills Maea *  Diamond Ear () 423 139,305 1000 H-Man Supermarker. Rite Aid Mharmacy
TMacea die ba Cadiada e La Cafida Flimridge CA 1¥3n3 100 408 TR 2387 Gelson's Supernsarket, T Many, Riee Aid Pharmacy
Fallbrook Shopping Cemer ¥ Los Angeles CA 0613714 755,259 LK 0% 12,431 Sprouss Market, Trader Joc's. Kroger (Kal ph'sh Supemoarket LTI Maxx
Muarpark Town Cenler * Maovspark A 1203714 133,547 P0% 2003 Kroger {Ralph's) Supermarkel, CVS Pharmacy
Ontario Plam . Ctarin cA [IETATEY 150,140 97.1% 2050 ElSwper Supermarket, Rite Ald Phamuscy
Park Oaks Shepping Cemer * Thousand Ouks CA 0115 1oz 3% 2752 Saffeway (Vensh Supermarkes, Dollar Tree
Wamer Plaza * Woodland Hills CA 123115 112,261 B3 413%  Sprouts Market, Kmoger (Ralph's) Supermarket ™, Rite Aid Pharmacy ™
Magnolia Shopping Center Santa Barbar CA [ERTTT 116,360 963 2206 Keoger (Ralphs) Supermarket
Casitas Plaza Shopping Center Carpinteria A OUIN16 97,407 S £ Albertson's Supermarkel, CVS Phamascy
Tscasqqueet Center Santa Clarita <A 4728116 145,903 97.3% Safieway ( Vong) Suparmarket, CVS Pharmacy, Ross Dness For Less
Monh Rasch Shopping Center Westlske Village CA [T TS 146,625 92.8% Kroger (Ralph's) Supermarket, Tmder Joe's, Rite Al Phamascy, Petco
The Knolls Long Reach CA 036 R | (LU Trader Joe's, Pet Food Express
The Temces Rancho Palos Vendes A T 172922 1% Trader Joe's, Marshall's, LA Fitness

Lo Angedis metra arca fatal T amgm  wAw %
Whrangre County melro aree
Sania Ana Downiown Plaza . Sanin Ana CA a1re10 105, 545 LEMREHE 5 2,33 Kroger iFood 4 Less) Supermarkes, Marshall's
Sycamare Cieck * Cofoma A [GEETH] 74,198 10HR AN 1714 Safleway (Vins) Supermarkes, CVS Phamacy '
Diezg Springs Marketplace b Pl Dhesen CA LR 109 806 TERROMR: 2,688 Kroger {Kalptis) Supermarkel, Rite Ald Phammacy
Cypress Conler West * Cypress CA 1204712 107,246 PO 1947 Kroger (Kalphs) Supermarket, Rite Aid Pharmacy
Harbor Ploce Cenger ¥ Garden Grove CA 1228712 119,821 L 0% 161% AA Supermarket, Ross Dress For Less
Five Points Plaza * Humtington Beach CA [ e ] 160,536 95 3% 4,19 Trader Joe's, Pier |
Peninsula Markeiplace - Humiingion Beach CA w1513 G540 [LLTAGE 2480 Kmger (Ralph'sh Supermarkes, Planct Fiiness
Mission Faothill Markeplace * Mission Viejo CA 1204714 10,678 E33% 1657 Safeway (Vons) Supemarkes "', CVS Pharmscy

Crrange Cotndry mire arca (ofal BE3247 91E% % 15461

San [Nego melro areq
Marketplace Del Rio . Dceanside CA oL L 177,195 BH6T 3 1538 Suter Brothers Supermarket, Walgreens
Renaissanoe - San [hego CA 0RO L 53074 95.5% 239 C¥S Pharmacy
Tuclid Plaza hd San Diega CA 0MMI2 T84 5% 1,393 Walkurta Supermarket, Walgreens
By Plazn * San Diego TA 10812 73,324 [EE 1805 Seafood City Supemmarkes
Bernando Heiphts Maza * Rancho Bemandn CA 02006413 37,720 1004 42 Sprouss Markes
Hawshomm: Crmasings * San Dicgo () 2713 141,388 10N 32M Miuwa Supermarker, Ross Diess For Less, Saples
Crockside Plara % Poway CA D814 128 852 LK 0% 2,746 Suter Brothers Supormarkit, Digillex Theaure

San [Hego mclro anca olal BHE.506 95.2% 5 15397

Koulhern California Todals 4502 350 ¥7.3% ] 93,748

(1) ABR B equal ba snmaslied hase rend on 3 caih hasis Sor all lewset in-place al period end
(21 These petailons are oot tonants of RO

18 This senans s noe in possesshon of the space but bas an orgoleg financlal obligation . RO
*Ihemotes propertics in same conter pool for 10 2017,

-1 -




Nupplemental Disclosure

Property Portfolio, continued Quarer aded March 34, 2017

falolleers in thousarnds)

Date Orwnedd T
Northern California City Siate Acquired A Leased ARR™ Major Tenanis
San Franciseo melre area
Pleazam Hill Markatplace o Pleazant Hill CA (RS 69,715 LIRS 5 LATL By By Baby, Total Wine and More, Basset Farnigure
Pimale Vista Shopping Center - Pinule CA D6l L 213,502 91.3% 2671 SaveMan {Luckys Supermarkel, Kman
Comtry Club Giate Cepler - Pagilie Grove CA T 18,331 1% L0 SaveMan {Luckyh Supermarke. Rite Add Pharnsey
Ml Cove Shopping Center *  Toster City CA 0504012 73280 0 K% 2138 99 Ranch Market
The Village at Novato o 10 CA 022 20081 10000 550 Trader Joo's, Phamaca Mamacy
Samia Teresa Vil kige * San Jose A [TECT b 124,295 3T 2430 Kaleys (Mol Hill) Supermarket, Dollar Tree
Ciranada $hopping Center = Livermare Ch 0627113 69,325 10000x% 123 SaveMart (Lucky) Supermarket
Coumtry Club Village - Han Kamon CA 12613 1093 1O 2005 Walnzn Neighborhaod Markel, CVS Fharmacy
Moath Fark Plaza ¥ San lose i 3014 T6647 10xn iR 38 H-Mart Supermarket
Wimston Mamar ® South San Francisco CA LTS 49,852 96,80 1504 Girocery Outlet Supermarket
ackson Square * Hayward CA Mg Li4.220 2125 Safeway Supcrnarker, CVS Pharmucy, 24 Hour Finess
Ginleway Centre B San Ramon Ci niis 12,640 3543 SaveMan (Luckyy Supermarket. Walgreens
Lrom Horse Plaza * Dunaville CA [ B GBI 3% L3942 Lunardi's Marker
Monterey Center Momiercy A 46 25798 10K L06&  Trader Joc's, Phanmaca Pharmacy
Sania Resa Soulbside Shopping Center Santa Rosa CA 3247 85,535 LT 1.287 REL Caost Phus World Markel
Han Fruncisco melro arca lolal 1327204 AT 5 2707
Sacraments melre ared
Mirwond Shopping Censer - S T Pk CA ] 85,693 5 1,339 Wiva Supermarket, Rite Akl Prarmacy, Cit Tremds
Mills Shapping Center - Hancka Cordova CA 2T 215,314 2370 Wiva Supermarket, Ross Dress For Less (s Discounts), Dollar Tree
Mormda Kansh - Seckion [ A LN 100,542 1078 Kaleys Supermarket
Reund Hill Square Shopping Center *  Fephyr Cove NV 211 105,984 1,929 Safewny Supermarket, Dollar Tree, IS Postal Service
CGireen Valley Station - Canseran Pask CA D6S1S/12 52,145 59 CVE Pharnssey
Sacramento melro arca ol 591078 WI% % BS75
Northers Califorsia Totals T iemanr | 6% & d5e

(1) ABR i cgual 10 snnualived bese font o o caih b foe sl Besses inplace of period cnd.

“Dxemotes properties in same center pool for 1Q Hi7




Supplenrental Disclosure

Property Portfolio, continued Quarter Ended March 31, 2017

{dotlers in thowsands b
Diate Crwined Te

Pacilic Northwest City Siate Aequired A Leased ABR™ Major Tenanis
Seatile nrétro ared
Meridian Valley Mazas . Kemt WA L0 51597 Rk 5 all Kroger (QFC) Supemmagker
The Market ot Lake Stevens o Lake Stevens wWa O T4, 3 EIRES 1484 Alhertson’s (Hoggen) Supermarket
Canyon Park Shapping Cenler g Bothell WA et Bt 122,592 LR 2356 PO Matural Madket, Rite Aid Mhamiacy. Peleo
Hawks Prairie Shopping Center * Lagey wa L 157,524 26% L4t Safeway Supernadket, Dollar Tree, Big Lotz
The Kress Builiding - SBealtle wa el | T4,516 10005 L& 1GA Supermarket, TIMaxx
Cialeway Shopping Center = Marysville WA Lt T 104,298 BT 4% 2313 WinCo Foods ™, Rite Aid Pharmacy, Ross Dress For Less
Aurora Square * Shonelipe WA OS2 38,050 100K 539 Cemtral Supermarket
Canyon Crossing * Puyallup WA 41513 120,508 06 0% 2549 Safeway Supermarket
Crossroalds Shapping Cemter - Bellevoe WA 012013 AL B 6% 10238 Kroger (Q1FC) Supernzeket, Bed Bath & Beyond, Dicks Sposting Geads
Augora Sguare 11 . Shoreline Wa O34 68 68 100 v 1072 Marshall's, Pier | Inyposts
Bellevue Marketplace - Bellevue Wa 115 113,758 100.0% 1TE3 Asian Food Cenler
Four Comer Square *  Maple Wallcy wa 122118 119,560 100X 2515 Girocery Dokt Supermarker, Walgreens, Johasons Home & Ganden
Bridie Tenils Shopping Center Kirklamd Wa 1WA i6 10,381 it L&A Unified (Red Apple) Supermarket, Rarell Digs
POC Nonoral Markets Plaga Edmands WA OL2sNT A5 1A% Gty PO Nanural Marke

Seallle melra area lotal 1645 584 SHOG % L1
Pertlard melre are
Vancouver Market Cenler . Vamcouver WA AT 118,385 Hh.% 5 1285 Skyrane
Hapgy Valley Town Cenler *  Happy Valley Of U740 138,662 LT A4 New Seasons Supermeikc
Wilsrnville Okl Town Sequare - Wilsanwille O 20002012 49,937 [T 1790 Kroger (Fred Meyer) Supermarks) L]
Casemle Summit Town Sguare - Wist Lina OR OB 10 PR 99.3% 1649 Safeway Supernsaket
Heritage Markel Cemer - Vamgouver WA D230 107 468 ERES L7429 Safeway Supernsiiket, Dollar Teee
Division Crossing " Poatlamd OR 122210 103,561 10000 1,200 Rite Aidd Prarmacy, Ross Dvess Far Less, Ace Hardwane
Halsey Crossing - Cirezham OR L2210 WAl 1000005 1337 24 Hawur Fitmezs, Deellar Tree
Hillshogo Market Center *  Hillshoro OR [TTRE N 156,021 1000 2423 Adbertson’s Supermarked, Dollar Tree, Marshall's
Robinwood Shopping Cenler = Wt Lina OR T0,831 8. 3% S50 Walman Neighborhood Market
Tigard Marketplace = Tigard Of IS4 136 585 0. 3% L9239 H-Mar Supermarket. Bi-Man FMhamacy
Wilsonville Town Center & Wilsonwille OR 1271114 167820 Rt 3637 Safewny Supermarket, Rite Ald Fharmacy, Dollar Tree
Tigard Fromenaxde ¥ Tigard OR Lt B ER 100 1443 Safeway Supermaket
Sunmyside Village Square - Happy Valicy Ok 077285 AT T 1438 Girocery Okl Sopermarkes, 24 Hoor Famess, Ace Hardwarne
Johnson Creek Cenler *  Happy Valley Ok TEUIE 96.7% 3165 Trader Joc's, Walgreens, Sporisman's Warchouse
Rose City Cemter Trontland Okt s GLBH0 10KRAF% 675 Safoway Supernmrket

Portkaid melro area Lotal L58A.112 A% 5 26111

Pugific Northwest Totals 3231996 T 3 SB.250
TOTAL SHOPMING CENTERS PAELAR 97.2% 5 157680

(1) ABR is cqual 1o annualized base ront o a cash ek for all beases inplace @ period end.
12) These petailers ane not fenants of ROKC
*Ihenotes peopertics in same center pool for 10 7017,
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Supplemertal Disclosure

Same-Center Cash Net Operating Income Analysis Quarer Enied March 31, 2017

funrredited, dollars i thensands)

3 Months Ended

0331717 033116 $ Change % Change
Number of shopping centers included in same-center analysis "' 73 73
Same-center occupancy 97.3% 97.2% 1%
REVENUES:
Base rents 530,854 S 38396 5 1,458 38%
Percentage rent 105 165 {60} (36.4)%
Recoveries from tenants 12,313 11,954 359 0%
Onlver property incomse T43 225 S8 230.2%
TOTAL REVENUES 5305 S{0,7400 2,275 4.5%
OPERATING EXPENSES:
Property operating expenses 5 5142 5 7.380 5 762 10.35%
Bad debt expense 433 128 ns J38.3%
Properiy taxes 0,050 50004 446 5.0
TOTAL OPERATING EXPENSES 14.625 13,112 1,513 11.5%
SAME-CENTER CASH NET (P ERATING INCOME 5 38390 5 37.628 5 762 2.0%

SAME.CENTER CASH NET OPERATING INCOME RECONCILIATION
GAAP Operating Incomse 3 22926 s 18,350
Depreciation and amoriization 23058 20,933
Creneral and administrative expenses 3409 3319
Acquisition transacion cosis - 136
Oiher expense 49 154
Propery revenues and other expenses (0.554) (4.934)
TOTAL COMPANY CASH NET OPERATING INCOME 42678 35,007
MNon Sume-Center Cash NOI (4.288) (379
SAME-CENTER CASH NET OPERATING INCOME $ 38390 $  37.628

411 Same cenicrs are those properikes which were owned forthe endirety of e curront and comparable prior year period
420 bbb straighi-line renis, amortization of sbove and bebow-market kease intang ibles, anchor kase e | ey, P ansd ooy relased i prios periods.
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Top Ten

(ideilliars i trogsands)

Tenants

Supplemental Divclosure
Cnarter Fnded March 31, 20017

Percent

Number of Leased of Total Percent of

Tenant Leases GLA Leased GLA ABR Total ABR
I Albernison's [ Safeway Supermarkets 19 951,474 0.1% % 11,221 6.0%
2 Kroger Supermarkets 9 368,461 3.9% 5,334 28%
3 Rite Aid Pharmacy 13 245,682 2.6% 3,123 1.7%
4 Marshall's / TIMaxx 7 208,645 2.2% 2,999 1.6%
5 SaveMart Supermarkens 4 187,639 20% 2813 1.5%
6 JP Morgan Chase 19 85,873 0.9% 2672 1.4%
7 Sprouts Markets 4 159,163 1.7% 2568 1.4%
8 Ross Dress For Less [ dd's Discounts 7 191,703 2.00% 2,558 1.4%
U Trader Joe's B 96,714 1.0% 2492 1.3%
10 H-Man Supermarkets 3 147,040 1.65% 2383 1.3%
Top 10 Tenants Total 93 2,642,394 28.0% b 38,163 2. 4%
Chher Tenants 1,743 6,741,057 T2.0% 144,487 T9.6%
Toral Ponfolio 1,836 9,383,451 100.0% % 187,650 100005
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Lease Expiration Schedule

(dallars in fowsands)

Aunefror Temanes "

o7
2018
2009
2020
21
022
023
024
2035
2026
2027+

Non-Anchor Termants

o7
2018
2019
3020
2021
2022
2003
2024
2028
2020
20T+

All Tenanis

017
018
019
020
021
2022
023
2024
2025
026

2027+

Supplemental Disclosure
Quarter Ended March 31, 2007

Mumber of Leased Percent of Tuinl Percent of ABR
Leases Expiring © GLA Total Lewsed GLA AR Total ABK Per 8g. Fi.
5 157.461 L.7% L 1,602 0.9% 5 1018
17 473,490 50% 7318 39% 15.46
15 446,065 48% 7.303 30 16.37
15 S0E93 5,708 305 1040
13 473,042 5,038 10.65
15 433,035 5,520 12.93
15 555,685 8228 14.81
5 246,034 3152 12.81
1tk 31,785 4,519 1434
10 132816 4,554 13.68
3 1,239,933 18,930 15.27
151 5. 200,839 55.3% 5 F2.292 38.5% 5 13,50
Mumber af Leascd Pereent of Tatal Percent of ABR
Leases Explring ™ GLA Tolal Lewsed GLA ABR Tolal AR Per Sg. Fi,
208 357.308 5 10,448 5.6 5 9.4
255 362,083 16,076 BG4 28.72
262 JT8.H0 15,294 2% 2643
239 552,714 15,006 B0 27.17
259 509,757 17,104 9.1% 2852
150 10,101 13,822 TA% 26497
52 161470 4,616 2.5% 28.59
ol 190,769 5,006 2.7% 26.29
45 173,442 4,300 1% 14,79
54 171.208 4,987 1.7% 29.12
kil | 325230 099 +.6% 26.75
1685 4,182,612 44.7% - 115,378 61.5% 5 27.59
Number of Leased Pereent of Total Pereent of ABR
Legses H‘ZEI"IH{':' LA nsed GLA ALK Tolal ABR Pl.‘r!ig. .
213 314,769 5.5% 5 12,050 6,5% - 2341
273 1.035.573 11.0% 23,304 125% 22 65
277 10240605 1 1.0%: 23597 121% 2305
254 1.053,607 11.2% 20,724 11.0¢% 19.67
272 1072799 11.4% 22,142 11.8% 2064
195 WM3T36 L. 1% 19,342 10.3% 2043
67 T17.155 TH% 12844 6.9 17.91
63 436,803 4.6% B 168 4.4% 18.70
k] 31527 & 9,209 4.7% 17.8%
fid 4024 G541 5.0% 1843
102 1.565.153 16.9% 27.629 14.7% 17.65
1,836 383451 100.0% ] 187,650 1000 5 3000

{1 Amchor ionants. ane bewaes oqual b or groater than | 5000 squane feol,

{2 Thucs oo sisume ¢ e of soncwal opon
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Supplemental INscloyure

Leas ing S ummar y Quarter Ended March 31, 2017

Far the Three Months Ended March 31, 2017

New Leases Non-Anehor Anchor Total
Mumiber of Leases bl ] 7
Gross Lensable Area (sq. ) 46,173 17,903 63,076
Initinl Bose Rent (Sisq. ftp ' s 25.07 3 8.50 5 2044
Tenant Improvernents (S ) $ 292 5 - 5 211
Leasing Commissions {S/sq. L) 5 1.86 5 449 5 260
Weighted Average Lease Term (Yrs.) R 5.0 1.8 (X5

Renewals Nam-Anchir Anchor Tl
MNumber of Leases 55 I 56
Gross Leasable Area (sq. ML) 99,128 20,887 129,015
Tnitial Base Rent (S, ' 5 Ak % 15,19 5 2986
Tenant Improvements {S/sq. f1.) 5 111 5 = -3 085
Leasing Commissions {Sfsq. i) 5 - 5 - 5 -
Weighted Average Lease Term (Yrs ) 49 50 49

Tiotal Nom=Anchaor Anchor Totul
Nomber of Leases 3l 2 L]
Giross Leasable Avea (sq. i) 145,300 47,790 193,040 1
Initial Base Rent {S/sq. fu) " s 30.73 % 14.56 5 26.73
Tenant Improvements (Sisq. 1) s 1.68 H S 127
Leasing Commissions {Sfsq. i) s 0.59 s 168 3 (086
Weighted Average Lease Term {Yrs.) A 4.9 7.2 55

A1) Bistis] Elaie el o o & cash Basis aded b the Siiia] oot il moathly renl. smalival.

420 Doy s smsnme ¢ xenie of soncwal opion
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Supplemental Disclasure

Same-Space Comparative Leasing Summary Quarter Ended March 3, 2017

For the Three Maenths Ended Murch 21, 2017

New Leases Nan-Anchor Anchor Total
Coemparative # of Leases 17 1 18
Comparative GlLA (s L) " 20611 17,903 47504

Prior Base Rent ($5q, )" -] 2511 5 372 5 17.05
Initial Base Rent {$/q. i) s 28.78 5 £.50 5 2114
Percentage Change in Base Rents 14.6% 128.5% 24.0%
Tenant Improvements {S/s). i) 5 327 3 - 5 204
Leasing Commissions ($6zg. fu) s 174 5 440 - .78
Weighted Average Lease Term {Yrs.) u 57 108 6
Renewals Non-Anchor Anchor Total
Comparative & of Leases 55 ] 56
Comparative GLA (s, L) 90,128 30,887 13015
Priee Base Rent (&/sg. )™ 3 a0.51 5 16,93 5 3737
Initinl Buse Rent ($/sg, i) ] AbaE % 15,19 5 2
Percemage Change in Base Rents DA% T A% & 1%
Tenant Improverments (5. i) s L1l 5 5 [EE
Leasing Commissions (Sfsq. fLy 3 - 5
Weighted Average Lease Term (¥rs.) ™ 49 50 49
Total Nan-Anchor Anchor Tiustnl
Comparative # of Leases 12 2 T4
Comparative GLA (sq. L) ™" 128,739 47,790 176,529
Prior Base Rent (sq. L) ] .37 % 198 5 24,50
Initin] Bose Bent {$4q. fi ) s 2 5 5 27.51
Perceniage Change in Base Rents 10.4% 1195
Tenant Improverents ($/sq. L) § 160 1 . 5 1.17
Leasing Commissions {Shsq. ) s 0,40 5 [H] -3 075
Weighted Avernge Lense Term {Yrs.) n 5.1 7.2 56

{13 Comparative GLA lsckudes spaces ihal were vacani for less ihan 12 moaths, cxcluding spaces thas were nof beased ai the Bime of acguis o
427 Pyicw Plaie Rend i o a canh Baii s i the fmal moaihly o pakd, ansualived, for the prio benasd or he prios kais thal wa rencwind
3] Dhoes meod assumiz exencies of moncweal opsions.
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- Supplemental INselosnre
Investor Information Quarter Ended Marel 31, 2017
Retail Opportunity Investments Corp. Investor Relaiions: Transfer Agent:
wWww roireit.met Ashley Bulot Constance Adams
NASDAQ: ROIC abulot (@ roineit. net ComputerShare
8905 Towne Centre Drive, Suite 108 8358.255.4913 constance adams @ computershare.com

Equity Research Coverage

Baird Eguity Research RI Milligan 813.273.8252
Bank of America Merrill Lynch Craig Schmidt 646,855, 3640
Bank of Montreal Paul Adomato 2128854170
BTIG Michae] Gorman 212.738.6138
Canaccord Genuity Paul Morgan 415.325.4187
Capital One Sccurities, Inc, Chris Lucas 571.633.8151
Citi Michac] Bilerman 212.816,1383

Christy MeElroy 212.816.6981
DAL Davidson & Co, James O, Lykins 503.603.3041
I'BR & Co, Bryvan Maher 6d6.885,5423
Gireen Street Daniel J. Busch 949.0640.8780
1., Morgan Michac] W. Mucller 212.622.6689
JefTerics George Hoglund 212.284.2226
KeyBane Capital Markets Todd Thomas 917.368.2286
Raymond James Paul Puryear 727.567.2253

Collin Mings T27.567.2585
RBC Capital Markets Wes Golladay 440.715.2650
Wells Fargo Jeff Donnelly 617.603.4262

Fixed Income Research Coverage

1.P. Morgan Mark Strecier 212,834 5086

Ratings Agency Coverage
Moody"s Investors Service Dilara Sukhov 212.553.1438

S&P Global Ratings Michac] Sovers 212.438.2508
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