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Item 2.02. Results of Operations and Financial Condition.

On February 23, 2016, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter and
year ended December 31, 2015. A copy of the earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On February 23, 2016, in
connection with this earnings release, the Company posted certain supplemental information regarding the Company's operations for the quarter ended December 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 No. Description
99.1 Earnings Release, dated February 23, 2016

99.2 Supplemental Information for the quarter ended December 31, 2015
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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: February 23, 2016
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 2015 Results
12.9% Increase in FFO Per Share (19.0% Increase in 4Q)
Establishes 2016 FFO Guidance & Increases Cash Dividend by 5.9%

SAN DIEGO, Feb. 23, 2016 (GLOBE NEWSWIRE) -- Retail Opportunity Investments Corp. (NASDAQ:ROIC) announced today financial
and operating results for the fourth quarter and year ended December 31, 2015.

4TH QUARTER 2015 HIGHLIGHTS

GAAP net income of $7.5 million, or $0.07 per diluted share

19.0% increase in Funds From Operations (FFO)(I) per diluted share to $0.25 (4Q’15 vs 4Q’14)
$243.7 million of grocery-anchored shopping center acquisitions completed in 4Q’15

$63.2 million of grocery-anchored shopping center acquisitions under contract in 1Q’16

97.2% portfolio leased rate at December 31, 2015 (2nd consecutive year above 97%)

5.6% increase in same-center cash net operating income (4Q’15 vs. 4Q’14)

27.3% increase in same-space cash rents on new leases (12.9% increase on renewals)

$146.1 million of operating partnership units issued to fund acquisitions

33.2% debt-to-total market capitalization ratio at December 31, 2015

4.0x interest coverage for 4Q’15

$0.18 quarterly cash dividend declared in 1Q’16 (5.9% increase over previous dividend)

YEAR 2015 HIGHLIGHTS

e GAAP net income of $25.1 million, or $0.25 per diluted share

12.9% increase in FFO) per diluted share to $0.96 (2015 vs 2014)

$479.6 million of grocery-anchored shopping center acquisitions completed in 2015
4.7% increase in same-center cash net operating income (2015 vs. 2014)

1.3 million square feet of leases executed (new and renewed)

40.3% increase in same-space cash rents on new leases (9.0% increase on renewals)
$543.4 million of capital raised (equity, operating partnership units and unsecured debt)
6.3% increase in cash dividends per share paid (2015 vs. 2014)

@ A reconciliation of GAAP net income to FFO is provided at the end of this press release.

Stuart A. Tanz, President and Chief Executive Officer of Retail Opportunity Investments Corp. stated, "2015 proved to be ROIC’s strongest
year to date, whereby we significantly exceeded many of the core growth and operating performance goals that we established at the outset
of 2015. We acquired a record $479.6 million of grocery-anchored shopping centers, thanks in-part to a very strong fourth quarter in which
we successfully acquired $243.7 million. In step with our portfolio growth, we continued to further our strong financial position, raising
$543.4 million of capital during 2015 through a balance of equity and debt sources. In terms of portfolio operations, we had another banner
year in 2015, leasing approximately 1.3 million square feet, upwards of three times the amount of space that was originally scheduled to
expire, achieving a very strong, 40.3% increase in same-space base rents on new leases. As a result of all of our leasing activity, for the
second year in a row we achieved a year-end portfolio lease rate above 97%.” Tanz added, “As we now embark on another year, we are
already underway with growing our portfolio, with $63.2 million of shopping center acquisitions under contract thus far in 2016, along with
enhancing value through a myriad of ongoing leasing initiatives. In summary, we look forward to capitalizing on the opportunities that lie
ahead in 2016 with the objective of achieving another highly productive, successful year.”

FINANCIAL SUMMARY

For the three months ended December 31, 2015, GAAP net income applicable to common shareholders was $7.5 million, or $0.07 per
diluted share, as compared to GAAP net income of $4.8 million, or $0.05 per diluted share for the three months ended December 31, 2014.
FFO for the fourth quarter 2015 was $25.9 million, or $0.25 per diluted share, as compared to $20.2 million in FFO, or $0.21 per diluted
share for the fourth quarter of 2014, representing a 19.0% increase on a per diluted share basis.

For the twelve months ended December 31, 2015, GAAP net income attributable to common stockholders was $25.1 million, or $0.25 per
diluted share, as compared to GAAP net income of $21.1 million, or $0.24 per diluted share for the twelve months ended December 31,
2014. FFO for the year 2015 was $96.0 million, or $0.96 per diluted share, as compared to $74.6 million in FFO, or $0.85 per diluted share
for the year 2014, representing a 12.9% 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 December 31, 2015, ROIC had a total market capitalization of approximately $3.0 billion with $991.4 million of debt outstanding,
equating to a 33.2% debt-to-total market capitalization ratio. ROIC’s debt outstanding was comprised of $62.6 million of mortgage debt and
$928.8 million of unsecured debt, including $135.5 million outstanding on its unsecured credit facility. For the fourth quarter 2015, ROIC’s
interest coverage was 4.0 times and 96.2% of its portfolio was unencumbered (based on gross leaseable area) at December 31, 2015.

2015 ACQUISITION SUMMARY



During 2015, ROIC completed a total of $479.6 million of grocery-anchored shopping center acquisitions, encompassing approximately 1.3
million square feet. Included in the $479.6 million of acquisitions for 2015, during the fourth quarter ROIC acquired five grocery-anchored
shopping centers, totaling $243.7 million, encompassing approximately 518,000 square feet.

Johnson Creek Center

In November 2015, ROIC acquired Johnson Creek Center for $32.1 million. The shopping center is approximately 109,000 square feet and
is anchored by Trader Joe’s and Walgreens. The property is located in Happy Valley, Oregon, within the Portland metropolitan area, and is
currently 100% leased.

Iron Horse Plaza

In December 2015, ROIC acquired Iron Horse Plaza for $44.4 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.

Sternco Shopping Center

In December 2015, ROIC acquired Sternco Shopping Center for $49.0 million. The shopping center is approximately 114,000 square feet
and is anchored by Asian Food Center, a Seattle based grocer. The property is located in Bellevue, Washington, within the Seattle
metropolitan area, and is currently 100% leased.

Four Corner Square

In December 2015, ROIC acquired Four Corner Square for $41.9 million. The shopping center is approximately 120,000 square feet and is
anchored by Grocery Outlet Supermarket, a West Coast based grocer, and Walgreens. The property is located in Maple Valley, Washington,
within the Seattle metropolitan area, and is currently 94.8% leased.

Warner Plaza

In December 2015, ROIC acquired Warner Plaza for $76.3 million. The shopping center is approximately 114,000 square feet and is
anchored by Sprouts Market. The property is located in Woodland Hills, California, within the Los Angeles metropolitan area, and is
currently 87.9% leased.

1ST QUARTER 2016 ACQUISITION ACTIVITY

ROIC currently has a binding contract to acquire a two-property portfolio for $63.2 million. ROIC expects to fund the acquisition through
the assumption of approximately $16.9 million of existing debt and approximately $46.3 million of ROIC common equity in the form of
operating partnership units, based on the ten-day average closing price of ROIC common shares prior to the closing date of the pending
acquisition.

Magnolia Shopping Center

Magnolia Shopping Center is approximately 116,000 square feet and is anchored by Kroger (Ralph’s) Supermarket. The property is located
in Santa Barbara, California and is currently 97.7% leased.

Casitas Plaza Shopping Center

Casitas Plaza Shopping Center is approximately 97,000 square feet and is anchored by Albertson’s Supermarket and CVS Pharmacy. The
property is located in Carpinteria, California, within Santa Barbara County, and is currently 100% leased.

PROPERTY OPERATIONS SUMMARY

At December 31, 2015, ROIC’s portfolio was 97.2% leased, representing the second consecutive year of achieving a year-end lease rate
above 97%. For the fourth quarter of 2015, same-center net operating income (NOI) was $29.5 million, as compared to $27.9 million in
same-center NOI for the fourth quarter of 2014, representing a 5.6% increase. The fourth quarter comparison of same-center NOI includes
all of the properties owned by ROIC as of October 1, 2014, totaling 58 shopping centers. For the year 2015, same-center NOI was $95.1
million, as compared to same-center NOI of $90.8 million for 2014, representing a 4.7% increase. The year comparison of same-center NOI
includes all of the properties owned by ROIC as of January 1, 2014, totaling 53 shopping centers. ROIC reports same-center NOI on a cash
basis. A reconciliation of GAAP operating income to same-center NOI is provided at the end of this press release.

During the fourth quarter 2015, ROIC executed 72 leases, totaling 245,730 square feet, achieving an 18.1% increase in same space
comparative base rent, including 35 new leases, totaling 124,108 square feet, achieving a 27.3% increase in same-space comparative base
rent, and 37 renewed leases, totaling 121,622 square feet, achieving a 12.9% increase in base rent. For the full year 2015, ROIC executed
348 leases, totaling approximately 1.3 million square feet, achieving a 19.0% increase in same-space comparative base rent, including 159
new leases, totaling 554,314 square feet, achieving a 40.3% increase in same-space comparative base rent, and 189 renewed leases, totaling
699,390 square feet, achieving a 9.0% increase in base rent. ROIC reports same-space comparative base rents on a cash basis.

CAPITAL MARKETS SUMMARY

During 2015, ROIC raised a total of $543.4 million of capital. ROIC issued a total of approximately 6.1 million shares of common stock,
through a combination of its ATM program and an underwritten public offering of common stock, at an average price of $16.70 per share,
generating approximately $97.2 million in net proceeds. In September 2015, ROIC closed on a new $300 million unsecured term loan. The
new loan has an initial maturity date of January 31, 2019, with two one-year extension options, and bears interest at a rate of LIBOR plus
110 basis points. In December 2015, ROIC funded certain shopping center acquisitions in part with ROIC common equity in the form of



operating partnership units. In total, ROIC issued approximately 8.45 million of operating partnership units, based on a value of $17.29 per
unit, on average, equating to approximately $146.1 million.

CASH DIVIDEND

On December 29, 2015, ROIC distributed a $0.17 per share cash dividend. During 2015, ROIC distributed quarterly cash dividends totaling
$0.68 per share for the year, representing a 6.3% increase as compared to dividends paid during 2014.

On February 23, 2016, ROIC’s board of directors declared a cash dividend of $0.18 per share, payable on March 30, 2016 to stockholders of
record on March 16, 2016. The $0.18 per share dividend represents a 5.9% increase as compared to ROIC’s previous dividend.

2016 FFO GUIDANCE

ROIC is establishing FFO guidance for 2016 to be within the range of $1.00 to $1.04 per diluted share, and GAAP net income to be within
the range of $0.34 to $0.36 per diluted share. The following table provides a reconciliation of GAAP net income to FFO.

Year ending December 31, 2016

Low End High End

GAAP net income applicable to common stockholders $ 38,898 $ 40,454
Plus:

Depreciation & Amortization 74,102 77,066
Funds From Operations (FFO) applicable to common $ 113,000 $ 117,520

stockholders
Diluted Shares 113,000 113,000
Earnings per share (diluted) $ 034 $ 0.36
FFO per share (diluted) $ 1.00 $ 1.04

ROIC’s estimates are based on numerous underlying assumptions. ROIC’s management will discuss the company’s guidance and
underlying assumptions on its February 24, 2016 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 Wednesday, February 24, 2016 at 12:00 p.m.
Eastern Time / 9:00 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:
94066082. 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 3:00 p.m. Eastern Time on February 24, 2016 and will be available until 11:59 p.m. Eastern Time on March
2, 2016. To access the conference call recording, dial (855) 859-2056 (domestic) or (404) 537-3406 (international) and use the Conference
ID: 94066082. 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 December 31, 2015, ROIC owned 73 shopping centers encompassing approximately 8.6 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.

"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.

"non "¢

RETAIL OPPORTUNITY INVESTMENTS CORP.
Consolidated Balance Sheets

(In thousands)
December 31, December 31,
2015 2014
ASSETS
Real Estate Investments:
Land $ 669,307 $ 550,078

Building and improvements 1,627,310 1,235,820




Less: accumulated depreciation

Real Estate Investments, net

Cash and cash equivalents

Restricted cash

Tenant and other receivables, net

Deposits

Acquired lease intangible assets, net of accumulated amortization
Prepaid expenses

Deferred charges, net of accumulated amortization
Other

Total assets

LIABILITIES AND EQUITY
Liabilities:

Term loan

Credit facility

Senior Notes Due 2024

Senior Notes Due 2023
Mortgage notes payable

Acquired lease intangible liabilities, net of accumulated amortization

Accounts payable and accrued expenses
Tenants' security deposits

Other liabilities

Total liabilities

Commitments and contingencies

Non-controlling interests - redemable OP Units

Equity:

2,296,617 1,785,898
134,311 88,173
2,162,306 1,697,725
8,844 10,773

227 514
28,652 23,025
500 4,500
66,942 71,433
1,953 2,454
39,316 39,731
1,895 1,541

$ 2,310,635 $ 1,851,696

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 99,531,034 and 92,991,333 shares
issued and outstanding at December 31, 2015 and 2014, respectively

Additional paid-in-capital

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

$ 300,000 $ —
135,500 156,500
246,809 246,521
246,518 246,174
62,605 94,183
124,861 118,359
13,205 12,173
5,085 3,961
11,036 11,043
1,145,619 888,914
$ 33,674 $ —
10 9
1,166,395 1,013,561
(122,991) (80,976)
(6,743) (8,882)
1,036,671 923,712
94,671 39,070
1,131,342 962,782

$ 2,310,635 $ 1,851,696

RETAIL OPPORTUNITY INVESTMENTS CORP.
Consolidated Statements of Operations
(In thousands, except per share data)

Revenues

Base rents

Recoveries from tenants
Other income

Total revenues

Operating expenses

Property operating

Property taxes

Depreciation and amortization
General and administrative expenses
Acquisition transaction costs

Other expenses

Total operating expenses

Three Months Ended December 31, Year Ended December 31,

2015 2014 2015 2014
$ 39,738 § 32,612 $ 148,622 $ 119,842
10,753 8,808 40,562 32,945
794 323 3,515 3,077
51,285 41,743 192,699 155,864
7,411 6,974 28,475 25,036
5,339 4,387 19,690 15,953
18,390 15,449 70,957 58,435
3,263 2,876 12,650 11,200
458 307 965 961
120 100 627 505
34,981 30,093 133,364 112,090



Operating income 16,304 11,650 59,335 43,774
Non-operating income (expenses)
Interest expense and other finance expenses (8,836) (6,898) (34,243) (27,593)
Gain on sale of real estate — — — 4,869
Net income 7,468 4,752 25,092 21,050
Net income attributable to non-controlling interest (547) (165) (1,228) (749)
Net Income Attributable to Retail Opportunity Investments Corp. $ 6,921 $ 4587 $ 23,864 $ 20,301
Net income per share - basic: $ 007 $ 005 §$ 025 $ 0.24
Net income per share - diluted: $ 007 $ 005 $ 025 $ 0.24
Dividends per common share $ 017 $ 0.16 $ 0.68 $ 0.64
CALCULATION OF FUNDS FROM OPERATIONS
(Unaudited)
(In thousands)
Three Months Ended December 31, Year Ended December 31,
2015 2014 2015 2014
Net income attributable to ROIC $ 6,921 $ 4587 $ 23,864 $ 20,301
Plus: Depreciation and amortization 18,390 15,449 70,957 58,435
Gain on sale of real estate — — — (4,869)
Funds from operations - basic 25,311 20,036 94,821 73,867
Net income attributable to non-controlling interests 547 165 1,228 749
Funds from operations - diluted $ 25,858 % 20,201 $ 96,049 $ 74,616
SAME-CENTER CASH NET OPERATING INCOME ANALYSIS
(Unaudited)
(In thousands, except number of shopping centers and percentages)
Three Months Ended December 31, Year Ended December 31,
$ % $ %
2015 2014  Change Change 2015 2014 Change Change
Number of shopping centers included in same-
center analysis 58 58 53 53
Same-center occupancy 97.3% 98.0% (0.7%) 96.8% 97.6% (0.8%)
Revenues:
Base rents $30,141 $28,719 $1,422 50% $ 99,521 $ 95,648 $3,873 4.0%
Percentage rent 754 677 77  11.4% 1,067 1,457 (390) (26.8%)
Recoveries from tenants 9,197 9,161 36 0.4% 30,341 29,421 920 3.1%
Other property income 520 243 277  114.0% 1,242 748 494  66.0%
Total Revenues 40,612 38,800 1,812 4.7% 132,171 127,274 4,897 3.8%
Operating Expenses
Property operating expenses $ 6508 $6148 $ 360 59% $ 22,121 $ 21,173 $§ 948 4.5%
Bad debt expense 188 438 (250) (57.1%) 906 1,586 (680) (42.9%)
Property taxes 4,463 4,324 139 3.2% 14,086 13,729 357 2.6%
Total Operating Expenses 11,159 10,910 249 2.3% 37,113 36,488 625 1.7%
Same-Center Cash Net Operatjng Income $29,453 $27,890 $ 1,563 5.6% $ 95,058 $ 90,786 $ 4,272 4.7%




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

Three Months Ended December 31, Year Ended December 31,

2015 2014 2015 2014
Same-Center Cash Net Operating Income $ 29,453  $ 27,890 $ 95058 $ 90,786
Adjustments
Depreciation and amortization (18,390) (15,449) (70,957) (58,435)
General and administrative expenses (3,263) (2,876) (12,650) (11,200)
Acquisition transaction costs (458) (307) (965) (961)
Other expense (120) (100) (627) (505)
Property revenues and expenses (1) 3,754 2,246 16,223 11,573
Non same-center cash NOI 5,328 246 33,253 12,516
GAAP operating income $ 16,304 $ 11,650 $ 59,335 $ 43,774

(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 Bulot, Investor Relations
858-255-4913
abulot@roireit.net



EXHIBIT 99.2

4th QUARTER 2015

ReraiL OpporTuNITY INVESTMENTS CORPORATION
8905 TOWNE CENTRE DRIVE SUITE 108

San Dieco, CA 92122
www.roireit.net




Suapplenemiof Diwfonrre

0 ver Vi ew Quarter Exded Decemder 1, 2015

Our Company

Retail Opportunity [nvestments Corp. (MNasdaq: ROIC), is a fully integrated, self-managed real estate investment trust (REIT) that specializes in the acquisition,
awnership and management of groceryv-anchored shopping centers located in densely-populated, metropalitan markets across the West Coast,  As of December
31, 2015, ROIC owned T3 shopping centers encompassing approximately 8.6 million square feet. ROIC is the largest publicly-traded, grocery-anchored
shapping center REIT focused exclusively on the West Coast. ROIC is a member of the S&P SmallCap 600 Index and has investment-grade corparate debit
ratings from Moody's Investor Services and Standard & Poor's. Additional information i available at wwsw.roireit.net.

Supplemental Information

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

Non=-GAAP Disclosures

Funds from operations (“FFC), is a widely-recognized non-GAAP finaneial measure for REITs that the Company believes when considered with Grancial
statements presented in accordance with GAAP, provides additional and useful means to assess its financial performance. FFO is frequently used by securities
analyds, mveslors and other interested parties (o evaluate the performance of REITs, mod of which present FFO along with nel income 43 ealeulated in
accordance with GAAP. The Company computes FFO m accordance with the “White Paper”™ on FFO published by the Natienal Association of Real Edfate
Investment Trugs (“NAREIT?), which defines FFO as nel income atiributable to common stockholders (determined in aceordance with GAAP) excluding
gaing or losses from debt restrucuring, sales of depreciable property and impaimments, plus real estate related depreciation and amortization, and after
adjustments for partnerships and unconsolidated joint ventures.

The Company uses cash net operating income (“NOI") intemally 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 resulls 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 ecst of the Company's funding, the impact
of depreciation and amortization expenses, gains or loeses 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 becanze the resulting measure captures the actual revenue generated and actual expenses incurred in eperating 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 & whele and is therefore not a subatitute 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), lesz property and related expenses (properly operating expenses and property
taxes), adjusted for non-cash revenue and operating expense items such as straight-line rent and amartization of lease imtangibles, debt-related expenses and
other adjustmentz. Cash NOI also exchudes 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 caleulating eash NOI, and accordingly, the Company’s cash NOT may nol be comparable o other REITs.
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Balance Sheets

a fived, chelliars fe it s, e ep £ poir vionbee s axsed shhoure dwmhataish

ASSETS:
F.eal Eetate Investmenta:
Land
Building and improvements
Less: accurnulated depreciation
Real Bstate Investrnerds, mel

Cash and cash equivalents
Restricted cash
Tenant and other receivables, net
Lreposits
Aciuired lease intangible assets, ned of accunmlsted amartization
Prepaid expenses
Deferved charges, et of aceunulated amertization
Other
TOTALASSETS

LIABILFTTES:
Term Loan
Credit fsility
Lerdor Nates Due 2024
Senior Notes Doe 2023
Mortgage notes payable
Aequired lease intangible liabilities, net of accumulated amortization
Aceounts payable and aconeed expenses
Tenants” security deposits
Other liabilities
TOTAL LEABILITIES

Non-contralling interexts - redeemalile OF Units

EQUITY:
Commen stock, $0001 par valuwe 300,000,000 shares vulonzed
Additioml paid-in-capital
Accmilated deficit
Aceumulated other comprehenzive loss
Total Betail Opportunity Investreents Corp. stockhol ders’ equity
Nen-controlling intaests
TOTAL BQUTTY

TOTAL LIABILITIES AND EQUITY

Suppiemeriol Direkrare

Quarter Eaded Decenber 1, 2095

As OF

1153115 123114
3 669307 5 550,078
1,627,310 1235820
{134.311) {E5.173)
162,306 1697725
£.844 10,773
127 514
15,652 23025
50k 4,300
5,942 71,433
1,953 1A
10316 39751
1.89% 1.541
$1310.655 518351696
5 300000 0§ .
135,500 136,500
246,800 246,511
26 518 246,174
B2,60% 04,183
124,861 118359
13,205 12,173
5085 3,961
11.036 11043
1,145,61% 35,914

33,674 -
(1] 9
1,166,395 1.101%,561
(122,951) {80,976)
.73} 5 852)
1,036,671 923711
5,671 39070
1,131,342 062,78
521310,635 5 1,851 696

The Comparyy's Foon 104} for the quanies endedSepermber 3, W15, Jure 3, 315 and March 31, 2015, and Ferm 10-E for the jars ended Decembe 31, 2015 and 3314 shodd be ped in capanck o with e dhove infomaion
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Sepplemental Dae fasan

Income Statements PO 7o ]

fuewcoedited, daflars de dhonzomds, exeeps per shary o)

Threo Monihs Ended Twelve Months Ended
1231/15 1131414 123115 115174
REVENUES:
Base rents § 39738 § 31pn2 § lage2z § 119542
Recoveries from tenanis 10,753 HH08 40,562 32,945
Cotluer i oo T 32y 3515 3077
TOTAL REVENUES 51285 41,743 192 699 155 5864
OPERATING EXPENSES:
Property operating § T4l § 6374 5 28475 5 25016
Troperty faxes 3339 4,387 19.690 15,953
Depreciation and amortization 18300 15449 70,957 SEA435
General and admimstrative expenses 3263 2HT6 12,630 11,200
Aceuisition transaction costs 438 307 055 961
Oilier enpemise 120 100 627 0§
TOTAL OPERATING EXPENSES 34,981 30,09% 133,364 112,090
OPERATING INCOME 163 11450 50,335 43,77
NONOPERATING INCOME (EXPENSES):
Interest cxpense and other finance expenscs {3836} [6.598) (34,243} (27,593
Gain on sale of real estate . - . 4.86%
TOTAL NON-OPERATING INCOME (EXPENSES) (3436} 16 3981 (34.243) (22,724
NET INCOME 5 7463 $ 4758 § 25002 5 21,050
NET INCOME ATTRIBUTARLE TO NON-CONTROLLING INTERESTS {547} {165} {1,228} I:J‘d?}
NET INCOME ATTRIBUTABLE T RETAIL OPPORTUNITY INVESTHENTS CORP. 5 6,921 5 43587 5 25854 5 10,301
NET INCOME PER COMMON SHARE - BASIC g 0.07 3 005 ] 025 g 024
NET INCOME PER COMMON SHARE - DILUTED -] 007 5 005 H nzs ] 0.24
Weighted average common shares outstanding - basic 50,131 92535 P56352 £3.411
Weighted average common shares ouistanding - diluted 104,290 05,122 100,018 BT A3

The Cormparse's Foem 104 for 1 guaness ende 85 epteraier 30, 2015, Jure 30, 2015 ard March 31,2005, andFeem 10-5 for the yos ended Decesizes 31, 2015 o 2004 hondd Be orad i corponck oo wils T shove ifoeaton




Supplemeewinf Divclonmme

Funds From Operations Onarker Eniod December $4.3013

(rewcoedited, doflars Ge dhonzomds, exeepe per shar a )

“Thr ee bl onths Ended T elve Maonihs Ended
123115 123114 133115 123114
Funds from Operations (FFE " :
et income alinbutable to ROIC commnon stockholders L | S 48T 5 25564 S Insm
Pluas:
Drepreciation and anwirtization expenze 12390 15449 70,957 58,435
(Gain) Losz o Sale of Real Estate - . . {4,869
FUNDE FROM OPERATIONS - BASIC o531 5 10036 3 84811 5 TREGT
Nt ineome attributable to non-controlling interests 547 165 1,215 TA9
FUNDS FROM OPERATIONS - INLUTED §  I5HSE § 20201 § 96049 IS T T
FUNDE FROM QOPERATIONS PER SHARE - BASIC g 0L26 ] 02z 3 og H 0.29
FUNDS FROM OPERATIONS PER SHAKE - DILUTED H 0.5 3 021 H .26 3 085
Weighted average commen shares outstanding « basie 29,131 92,535 95,652 83,411
Weiglted average common sleres owtstanding - diluted 104290 96,132 100,015 aT458
Common dividends per share 3 L7 3 oG 3 LGE 3 0.
FF( Payoss Ratio BE.0% T6.2% TO.5% T5.5%

1) - Pueds frov eperzboes (TFRO7, 15 2 wadely-recogezed noe G AMF Brorcidl meznpe o REITs thal BOIC believwes, whes coves dered w rh feeanoyd sralesends dederrmaned oo dee e wnthiG AAT, provedes dddisoeal and gpefol sueass Ly 2pseps it franaad
pafamance. FFQ 1z freqoertly e dy secunies analyds, imvertars and ofter mimeded paties toovaiuste the pefomance of REIT= RCIC carpules FFO in acoor dance with tre "White Papes® on FFO) publizhed by the' M stional Asmociationof Read Extale
Irves i end Truss (HAREIT, whach defines FFO 35 eet sovorm £ dlbnsuinble to cormenory thareholdeds (deterrened tn 200 dince withy GAAR) endudag gans or b sfkam Selrefrociurng and sales o propecty, phog deal estute ddaied Sspreceation and
arageriz by mnd afler adpobengnrs foy par et sheps and wncorech dale dy et venhr e

The B cowep ol pup o o chsloge: ] jleeas regustedl onder GAAR,




Summary of Debt Outstanding

drmaraine o, doers in honsnask

Soepplemermbal Direlormn
(Pmarter Euded December 33, 2015

Chrtstanding GAAP DEadurity Feroeot of
Balace Interest Rate Tnterest Rate Drate Tad] Diwlebiedness
Fised Rate Deht
Mlortgage Dobi:
Crateway Willage 101 b1 7166 6.1% &5 07/01416 [k
Bemardo Heights Flam E.404 5™ 1.0% i 0.8%
Semta Teresa Village 10,613 6.2% 3.3% 0201418 1.1%
Dianend Hills Flaza 38500 F5% 1.6% 10701725 146%
Met umamortized premiums on momgages Ly
Total Meelgage Debt 3 62,605 A 1.6% 6.2 Vews (WA) £3%
Unzecimed Sensor Modes:
Somior Wotes Due 2023 H 250 i S0t 52% 12713023 144
Semior Wotes Due 2024 250,000 EX 4.2% 11115624 24.9%
Wet unamertized dizcount on notes (56730
Tatil Unsecured Senior Noles 3 493,317 A.5% A4, T .5 Weirs (WA) 40 5%
Todul Fixed Rate Deht 5 555,002 4.5% 446% 22 Years (WA) 1M
Variwhle Rate Tiehi
Credit Faclity 4 135,500 12% 1.2% m/fie i 13.7%
Term Lozn 300000 13 1.3 o13tae M I0.2%
Total Variable Kate Delit ] 435504 L% 1304 3.1 Years (WA) 43504
TOTAL DEBT ] 001 433 2.4% 2504 6.0 Years (WA) 10004
Surmanary of Principal Maturitie:
Principal Princlpal due Sendor Percentage of
¥ ear Amortization at Mabrlty Credit Facllity Term Loan Unzecured Notes Total Dbt Mahuring
W16 3 A7 i Ti12 3 E g . 3 . i 1,586 0T
w17 351 F000 - - - FA60 0.9%0
wE 43 10,084 - . - 10,137 1.1%
w19 - - 135,500 1 300,000 M . 435,500 43.9%
20 - - - - - 0.0%4
021 107 - - - 107 0.0%
Wz 62 - - - 662 0.1%
W13 (50 - - 250,000 150,656 4.9
024 TG . . . 250,000 250,705 25000
W25 550 32,787 - - - 33337 3.4%
3 s | S JE08T 3 135,500 § 300,000 3 S00L.000 3 D718 100.0%
Met unamortized prendune on mostzage: 932
Met unamontized dizeount on notes 5,673
3 1432
Summary of Unenoumbered/Encunbered Properties
Number of Fercenlage
Properiies GLA of GLA
Unencurnbered properties o] BAT4TI2 96.2%
Emurithered propertie: 4 330,663 5%
7 405105 100.0%
(1) Duvts vt zsbinde ' ekt it el VRS L0 0 RAOC,
= Fa




Selected Financial Analysis

fareavectited, cleflars Ge ghonvamdr, wecept por dhan amess)

Dbt coverage rotios, Tiree sontles ending:
Tivterest coverdge rafio (EBITD A ierest expense)
Drebt sendce coverage (EBITD A (interest expensze + scheduled principal payments))
MWet Dbt {Total debt less cash & equivalentsh'Annualized EBTTDA

Delv'equify ratias, wt pertod end:
Total debtitotal market capitalizabon
Tatal debtftotal equity market capitalizalion
Tatal debtitotal book assels
Total debtiundepreciated book valie
Secured debtundepreciated book value

Mierke f coplializmlon calenfations, af period end:
Cemmon shares sutstanding
Operating partnership wits (OF units) outstanding

Commen stock price per share

Total equity market capitalization
Total debt end of period
TOTAL MARKET CAPITALIZATTON

Unsecwred Sevdor Notes Finencial Coveraniy:
Tatal debt v total assets nod to execed 60%
Taotal secured debt fo total assets not to exceed 408
Total unencumbered azzetz to tofal neecured debt not to be lesz than 15024

Censalidated income availsble for debt serviee to interest expense not to be less than 1.5:1

Sutpple piewinl D frefarare
uicirker Doded December 15, 2015

1243115 19730415 (6,/30115 OF3ILLS 1251714
4.0x 38K 37y 1o 4.0x
30x 3T 36w 3.5x 38
6.9x Gubx 6.8 {134 f.6x
33.2% 33.9% 36.0%0 3146% 3l4%
49,79 L3 S6.2% 46.3% 458%
42.9% 43.1% 45T 42.5% 40.1%
40.6% 30.9% 40.4% 4 3% 35.3%
21.6% 290 3. %% 4.5% 4.59%%
09.14% 99,123 23601 93451 92,774
12,196 3,771 3,771 3,921 3811
3 17.20 1654 g 15.62 3 1830 £ 16.7%
§ 1993043 LTOLB6G 5 1520959 0§ 1781918 5 123516
901 432 872264 F55090 B2, 506 743378
5 2OBAATS 2.574,130 5 23765049 5 2606424 5 1668w
42.9% 42.6% 44,2% 43.1% 41.2%
r i 3% 309 4,005 5%
257.6% 240.5% 225.1% 23146% T44.5%
3.8x 38x 38x I8x 3.8x




2015 Property Acquisitions

foke s for theosimasseads)

Snpplemental Dircksare
Qaarfer Ewnded December 11, 2015

Diate
Shopping Centers Location Acquired Furchase Amoont GLA
102018
Ontario Plaza Omtario, CA 0106015 5 31,000 149651
Park Oabs Shopping Center Thousand Oaks, CA 014615 47745 110,002
Winsten Manor South San Francisco, CA 010715 20,500 49852
Todal 14} 2015 5 o0 245 309505
202048
Fiwle Vista/Canyron Park anchor spaces Pinale, CA / Bothell, WA 0505115 ] 23125 3BATT
Total 20 2015 5 213,123 3BATT
22018
Jackson Square Hayward, CA QTS 3 32,500 114220
Tigard Promenade Tigard, OF. 0728115 21 00 BE043
Summyzide Village Square Happy Valley, OR 072805 17,500 24570
Gatewsy Cenlre Ban Ramnen, CA 0901115 42,500 110440
Total 3 2015 5 113,500 397,573
40 2045
Johnzon Creel Center Happy Yalley, OF 110w 5 5 32,100 108 588
Iron Horse Maza Damdlle, T4 124015 44 A0 G160
Stemco Shopping Center Bellevue, Wa 121005 44000 113,738
Four Comer Sqware Maple Valley, WA 12721015 41,900 119 560
Warner Plazs Waodland Hills, CA 12131115 76,300 104242
Total 403 2015 3 243,700 518,008
Total 2015 Acquisitions 3 470,570 1283653

10 FOIC acopered 2 35477 oyooce faod anciog space o Prade Vs Shoppeng Center and 23 3000 fauare Faol |edseheld srterest 2 Caryon Park Sheemng Cerrer

-9




Property Portfolio Quarier Eaded Decemer 3207

{ckallonrr e o sepcnsls}
Date Owned Uis

Shopping Centers Clty State Acquired GLA Leased ABR™  Major Tenants
Komthers Califo e
Parsnoust Flaza * Parmnowni CA 10305 Fa.082 Mmook % 170 Grocey Oule Supemisker, 59 Only Srozer, Rite Asd Pharmacy
Sata Ana Dovwatown Placa ' Smladaa A DLIED 100,333 100.0% 157 Kooger{Focd 4 Less) Suopamaket, Marshal's
Clazemnoat Fromenade * Claemozt Th wraa 91,529 100.0% 217 Super King Supermarket
Syearncre Creek ' Coroma Th rmiLg 4,192 93.2% 140 Sabewar (Vans) S emaienr, CVS Phannby ™
Gateuny Vilage * Ching Halls Ch 10T P65 96.1% 1785 Sprecs Make
Micketplace Ded Rin * Oeceannde CA T 17142 LIRS T Suner Brechers Suzermackes, Wlgreen
Deaert Spange Makesglace x Palin Desest A WL 105111 100.0% 2450 Kooger (Ralph'sh Supamlker, RBite Ad Pharmacy
Renssnce Towne Centre " SmDiego CA DAL 53008 8.2% 235 OV Phamaty
Euclid Plaza Y Bm[Dieg Ch e TP TR 100.0% 1449 Vallasta Superemarkst, Walgrems
Szabridge Marcstplaca * Qwnard Th 0312 #3630 100.0% 159 Eafewar (Vons) Dopemaricst
Hendora Shopping Center & Clendora Ch oL 2 106,535 924% 1303 Albertoos's Susermarie:
Bay Rz v S Dhege QA FLIBE TiEa 59.9% 1330 Sesfeed Cioy Supermarket
Cypress Cener West " Cypress CA 10 2 108451 T34 1882 Krmoger (Ralph'sh Supemsikes, Rite Ad Pharmacy
Redondo Brack Raza *  Hedezdo Beach CA PRI 110,509 100.0% 180 Sabrear (Vons) Smamaket, Pace
Harkar Place Canter ® Carden Crove Ch 133 118531 100.0%: 1380 AAZupemaicet, Rors Drers For Lesz
Diamend Bar Tews Center ®  Dizmond Bar Th O TR 100,342 100.0% 2185 Walmart Weghhorkoed Masket, Crunch Fiteess
Benardo Haghts Flxa . Racho Bemnardo Ch DADar 3 3709 100.0% 513 dprests Market
Dramond Follz Flaza *  Diamond Bar Th HIzw 3 139,505 93.2% 3327 H-Maort Supermazket, Rite Ad Poamacy
Hawtheme Crossings . Zan Disg Th 4T3 141,23 100.0%: b s Mitouwa Supermarkst, Rass Dress For Less, Staples
Fiwe Padras Mlaza 8 Heniirgron Bagck Ch b Tl 180,536 99 0% Ta Trader Jae's, Ber
Prronped s Marketzlace *  Heafrgron Beah CA FLE T FhALE S98% 22 Keopger (Ralph™sh Sepcesslee, UVS Phasmay
PazadelaCaliada » La Cadiada Flickndze Ch PEIVETE 100403 100.0% 2419 Giddeen's Supesmarket, TJ Maot, Faie Aid Phaomacy
Creekads Flaza ¥ Feway Ch g 128552 100.0% 483 Etater Brothers Supermarkst, DipPlex Theatre
Fallbroak Shepping Center ®  Los Angdes Ch ED ] TR 99E% 10780 Sprenes Misker, Trader Joc's, Mroger (Ridph') Sepmmoleer™, T) Mae
Moampark Town Center HMoorpar ChA 100314 135538 LR 1537 Keoger (Ralph's) Supemaados, VS Pharmacy
Miszon Foodill Marketzlace Mizsion Vigjo Ca 1A 110,67 Sa4% [ Jey-r) Hagen Sop ermarleet, UWS Phasmacy
Crivsia Flasa Crisan Th QL4 § 149,651 9.1% DA E Suger Suzevmskes, Rie Aid Phismacy
Paris Ol Shopping Center Theuzmd Qs Ch DLLNS 110,092 100.0% LIS Sabeeay (Vons) Sepmmiket, Dallar Tree
Waner Baza Weadlaed Bills Ch 13013 114,242 478% 408 Spress Make

Southarn Califirnia Tocals 37610 A5 5 T 0

- 1- m




Property Portfolio, continued Onark B Desemser 51,301

(ko die doo seseamds)
Date Owned %
Shopping Centers City Stute Aviuired GLA Leased AER™ Major T enands
Northieree Calffo rlu
Harwnmod Shopging Center f ZmromeEto Ch 0410 EEESI wem 3 LI VivaSuperarke, Rite Aid Prarmacy, Citi Trends
Pleasant Il Madostplace: ¥ Peasant HY CA 4 a £B7L5 100.0% 1343 Buy Buy Baby, Office Depad, Basset Fumisore
Fnale Vista Shopeeng Cester . LET ChA DDA L 225,502 85.9% 283 Sawehan (Lacky) Sepermanker, K
Bhlls Shopmag Cener J Rache Ceadeva CA ITIL 238081 aT0% 248 Wowa Sup ceriuket, Bors Decat Fag Less (82 Disconce), Dollw Teee, Plasol Pimess
Mezada Randh ' ki Ca DArIdLL 101,892 G945 2% Raloys Sapermaret
Country Club Gae Center *  Faufic Grove Ch e L 108,531 §1.8% 1823 SwweMan (Lodky) Sepermacker, Rite A Phoemay
Bewnd Hill Squeme Shepping Coler v Zephyr Qowe MY LT N 115534 99.2% 1515 Salewsy Supesmasker, Dolar Toee, US Posal Service
Mactin Cove Shapping Certer *  Feater City CA DADAN 2 EEREL] 49.2% 1531 9 Ranch Market
Creen Valey Station ®  Camerem Park Th Darrar 2 52,093 ITEW 31 CVE Pharmacy
The Village x Movato n Hevata Th DT 3 200 100.0%: 552 Trader Jag's
Sarta Teresa Village ¥ S e Ch 110 2 125,182 41 .2% 2N Raleys (Mot Hill) Supermnacket, Dollar Tree
Craada Shopgeag Cener ' Liwgoen CA DT 3 £9.125 100.0% 1152 SaweMan (Lodky) Sypenmaken
Countey Cluh Village " S Rason CA 112403 111083 100.0% 0% Wanst Nagsherbeod Maker, OV5 Py
Harth Park Placa ' Smlom Ch L] TET a5.2% 1303 5F Bupermanket
Winzten Mazar Eouth Tan Framosos Ch DTS 485582 100.0%: 1367 Orovery Oudet Supamarket
Jacksen Sguare Hapward Ch IROLLS 134,20 100.0% 248 Safesay Sopermasket, TVE Pramacy, 24 Hour Fitness
Gatewsy Centre S Raswon Ch Larnl 5 110440 85 2% 233 Sawehd ot (Lucky) Sepermasker, Walgreens
Eien Heras Plack Daawslle Ca N 51880 100.0% 2195 Lmad's Maket
Murghern Califwnks Total 1AL aET [LET o el
Porsioed Mesropoddos
Vanceuver Market Cezter ™ Vancouwer Wi Darwa 118,335 TI2% 3 1 0&4 Skyzone
Happy Valley Town Center * HappyWValley CR o a 138,638 LR 3250 Wew Seamons Supermarket
Wilzenwille Cld Tewn Sgawre * Wihnslle R 20L0012 48337 100.0% 14T Kroger (Fred Meyer) Supermarket ™
Caztads Suinere) Tevm Square ' Wet Lz R W g #5508 190.0% 1S Saleway Supermiker
Hemage Mxke: Coim ' Vaneouwe WA I 107488 855% 130 Safewsy Supermaket, Dolior Tree
Deaimen Crossing ' Peatlnd OR 1310 103,541 100.0%: 117 Fite A1d Prarmacy, Koss Dress For Less, fice Hardware
Halsey Crasang ¥ Gresham TR 12210 AT 100.0%: 38 Safeway Sspermanket, Dolar Tres
E3lishare Market Cencer ¥ Hllshers fricd 12U 156,021 100.0% 23T Alkertson's Supermarkes, Dollar Tres, Marshal's
Ruelarnanod Shopeing Ceater ¢ Westlian R N3 E i FET Wk Mepherte od Masket
Tapard Migketplnce ' Tiasd oR i 136,599 49 3% 145 H-Ma Supermeche, B Man Frasmacy
Wilsonsille Town Center Wilszasille of g 167529 55.9% 1AM Thoifvay Sspamaker, Rite Aid Pummacy, Dollar Tree
Tigard Promemade Tigard R I 5 28,043 94.2% 1303 Sabeway Supermanket
Sunsiyrids Village Square Happy Walley oR WHER 5 450 98.6% 1311 Haggen Supermariet, Ace Hidwore
Jutessas Cresk Center Hagpy Villey R LA S 108,523 A% U0 Trader Joe's, Walgresns, Spormeman’s Warshpuge
Pardand Metrop alitan Totals 1,536,054 YW 5 AR

ettt




Property Portfolio, continued Onark S Desember 1,201

el oy doe iloo sescances)
Date Owned %
Shopping Centers City Stute Aviuired GLA Leased AER™ Major T enands
Secinde Metropaliion
Mesidion Valley Plaza ¥ K Wik oL 51,547 B0 § 565 Kroger (QFC) Supenmaries
The Market 2 Lake Stevens ¥ Lake Soevess WA L 74,130 100.0%: 1441 Haggen Supemuados
Caregron Pask Shopzang Center . Bathel] W I 123837 100.0% ran PO Worerad M peleoeis, Rive Aid Pharmacy, Pesgo
Huwks Frane Sspizg Ceaber J Lasey W TN 154,71 1% 143 Saleway Supesmaket, Dolae Tree, Big Lats
The Kress Buldmg ' Seatde WA LY T4 6l8 100.0% 130 1G4 Svpemarke, TIMm:
Catewsy Shoppag Center 8 Marypille Wi I 2 108,10 471% 2.5da Winlo Fauﬂsm_ Fite f2d Pharmacy, Ross Diress For Less
Fozora Squire ' Smaveline WA Sarg 2 a0 100.0% 33 Cratral S ceamion
Cangren Crosang ' Puydiheg W S 3 120510 4435 2441 Safesay Supermanket
Crozwoads Skapping Cenbr * Edlewue WA o013 483436 100.0% FA64  Hroger{QFC) Supemmarkst, Bed Bath £ Bepond, Spods Authoty
Aurora Sqoare [ n Fearaline Wi RN £5,620 100.0%: 15% Marshadl's, Fier ] Imgors
Sremea S pping Cenber Beflewmue Wi 129041 5 193,753 100.0%: 230 han Fosd Center
Four Cerner Squee Maple Villey WA 122115 119,560 9a5% I3 Ceocery Ouwller Supenmaket, Walgreens, Jehnsane Home &Gacden
Seattle Metropalitan Totals 1505309 9T & BE
TOTAL SHOPPING CENTERS B605355 970% & IS3ASd

T ABR. 33 el 0o seviealzed bade dend o0 3 cxchbang P ol [emesinglae 2paipd ed

(@ Thide erlal o ddum Wnl S ke Snd el Lisani el RDIC
“Dienales progentivs in =me cenee pood fos 40 231 5. m
-12-




Supplesmestal Divefosure

Same-Center Cash Net Operating Income Analysis Quartr Euded December 1, 3015

furwcoediied, claflars Ge ehonsenmdr)
Three Monilis Ended Twelve Months Ended
133115 12,3114 5 Change My Change 123115 133114 5 Changze Ti Change
Number of shopping centers included in samescenter analysis ™ =% 58 53 53
Same-cener peeupansy 97.3% P3.0% [0 Ta) 6.8 %0 97.6% {050
REVENUES:
Dage pends § o4l 0§ mTMe § 142 S0t § i §  5edaE 38T 408
Percentage rent 754 &77 77 114% 1067 1457 {390) (26.5%)
Recoveries from tenants o197 9,161 36 D4% 30,341 29421 ¥z0 31%
Other property insoms: 520 243 277 114.0%% 1242 T4 404 G6.0%
TOTAL REVENTUES df612 38800 1812 4. % 132,171 127274 4807 38N
QPERATING BEXPENSES:
Property operating expenses S 68 3 6148 3 360 5.5% § 2121 § 247§ 943 4.5%
Dad debt expmse 155 438 {250 (AT.1%) 6 1,586 (6500 (42.5%%)
Property taxes A, 463 d 324 1389 3.2% 14,086 13719 357 el
TOTAL OPERATING EXPENSES 11,159 10,910 249 2.5% 37,113 36458 625 1.7%
SAMB.-CENTER CASH NET OPERATING INCOME 5 29453 5 27890 3 1563 56% 5 95058 5 907856 § 4 4.7%
SAME-CENTER CASHNET OPERATING INCOME RECONCILIATION
Sane-center cash el sperating income § 433§ 17390 § ei0s § 0gE6
ADFTRTMENTS:
Depreciafion and ameortization (18, 350) {15449) {70,957 {52435
Gereral and admindstrative sxpenses (3,263 (2.576) {12 5500 (11,2000
Acquisition transaction costs (458 {307) (965) 961)
Other expense (120% {100) 27 (505)
Property revenues and expenses ™ 37H 1246 16,223 11373
Bl zame-center cazh NOT 5328 246 33253 12516
GAAP OPERATING INCOME § 163§ 11450 § 833 0§ 4570

() Sarme entars are s prOpErk e WILLRENe ORTRdSor The drtite 7 of N CUTENE 20l CoMpRTlE ot Yo paricd
2 b s sheaghe e e, amernzabon of Thive and beloverked Tease ndagisies, s by lease Lo ko fees et of cond s bon] amginls, sl enpeiae andredovery sdusments relaled o pea periods




Top Ten Tenants

N ppienie mlol D e Beare
(warter Bnded December 1, 2085

Number of Leased of Tatal Percent of

Tenant Leases GLA Leased GLA ABR Total ABR
1 Albertson's / Safewsy Supermarkets u 733,530 g8 3 7976 5.0%
2 Erager Supamarkets 7 291,912 35% 3802 24%
3 Rite Aid Phammacy 12 227982 % 3,031 1.9%
4 Savebart Supermearksts 1 187,639 1% LAk LM%
5 Marslalls £ TIMaxx [ 178,643 11% 151 1.6%
& Sprouts Market 4 159,163 1.9% 3544 L6%
7.JP Margan Chase 17 7593 0.5% 2,303 L.5%
% Ross Dress For Lass /dd's Discounts [ 160,153 1935 2058 1.7
% Haggen Supermarkets 3 144,778 1. 7% 1,963 1.2
19 CVS Phammacy 7 130,550 1.6% 1,804 1.1%
Top 10 Tenants Total 80 2,292,053 273% 3 30,783 19. 3%
(Hher Tensmlts 1540 6,069,466 11 127,666 20.7%
Total Portfalio 1,620 8,361,521 10008 § 158 454 100.0%
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Serppleneenial Direfosare

Lease Expiration Schedule Onartr Ended December 55,701

e dlem o hrnenasels)
Avchor Tesassts Mumber of Leascd Fercent of Total Pereent of ADR
Lieases Expiring ™ [ Total Leased GLA ABR Toial ABR Par 8q. Fi.
1 5 178459 2% H] 1,567 1.8 £ 11.02
ol i) 10 TR 6% 3063 el 10.63
w18 18 S27,083 535 8303 3 1579
mie 13 E054Z0 & 0% 6,362 054 15.28
a0 14 405430 Al 55 kK 0.7
puE n 375,70 &5% 4,143 2 10.92
Rl 12 HEA40 A% 4,678 30 13.42
e 12 450,562 S4% 7007 44% 15.55
o 3 M0 0% S0z ] 1.5
ma2s 9 305,001 3T 44717 280 14.28
2 21 1,024,931 123% 15,397 34% 13079
130 4,870.50 35.0% H 41,858 St £ 13.24
Novr-Adnchor Terars Muniber of Leazed Pereant of Taral Pereent of ABR
Leases Expiring ¥ [q ) Total Leasod GLA ABR Tatal ABR Per 5. Ft,
e 37 A253E0 1% H 11,689 TA¥ £ 2741
17 e 505387 T1% I5E38 10.0% 26.60
b 0 50,156 A% b4 582 9.2 i
iy 1= L63,557 S5% 11,655 1A% 2520
R0 m 514,364 6.5% 13,588 Fivi] .4l
w2 7 256,357 3% T0E 44% 24,56
nn 49 173,550 % 4481 ] Hn
Y23 kil 0263 1.2% 2020 1.7% 25.52
rr] K| 140,215 19% 4,097 2% 2.5
s 45 160,533 1.4% 4,40 250 2317
2+ 4 0,76 R T 08 4.3 08
1450 3,600,150 A4.4% H G626 1,08 i 2618
Al Tenants Mumber of Leazad Percent of Taral Fervent of ABR
Lieases Expiring ™ Gl Teral Lieased GLA ABR Toal ABR Fer 5q. Fr,
£ 2 &01,789 T H 13,658 6% £ 2268
@17 o EE A 107% 19,001 T20m% 218
miE 355 1,048,230 12.5% 12,508 14.5% 21.85
] mz E71.5E6 104% 17,817 11.4% 20.55
g o 1,013,754 12.2% L8557 1203 131
el e 463,651 T 1,175 T 16.79
el &1 MBS0 635 o157 ok 17.53
e 43 553196 A% R 4.1% 17.40
el 54 406,250 L T90 A.0% 1770
s = 265536 Ab% 5457 ] 18.01
20t 7 1,315,727 15.8% g T 15.51
1,630 5,361,521 1000%: H 138454 10005 £ 14.93

) Anchorvrrdzae oz aqu too greder than 15000 squas el
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* Sappie e wtol i fovare
Leasin g Summar Py (warter st December 11, 2015
For the Thres Months Ended Decenber 31, 2045 Fuor the Twelve Maenths Ended Deeember 31, 2015

New Leaves Man- Anchor Ancher Tanal MNon-Anch or Achor Total
Humber of Laases Ex} b4 35 152 ? 15%
Cross Leasable Arez [3g 8 73,530 S0.818 124,108 347467 e, 347 554314
Tnitid Base Rant (§eg, it} H 2350 £ S H 1756 H] ny - 13.26 ] 1235
Tenmt Inprovements (Ssq. It) 4 17.3% g A § 1025 5 1343 5 588 5 1205
Leasing Comnmissicas (sq. fr.) 3 e H 130 H 2 § 2l i an i 246
Weightad Aversge Leass Term (Yrs) ™ &3 23 7.6 6.4 12.2 a5

Renevaly on- Anthor Aneher Tzl [iom -t ch or Anehor Tatal
Humber of Leases 5 2 n 180 o 180
Gross Leasakle Area [sq 1) 73,388 48,256 131,622 400,615 8,775 £09.300
Tnilig Base Bent ($/5q. i) % 2657 £ 11.76 5 FoLt] 5 .M 5 10.10 5 19.63
Teneml Inprowements (Sizq. [L) 4 125 H . £ 136 ] 0y 3 - 3 023
Leasing Commissicns ($3q 0) 3 - H - L] - b 005 £ - 3 ooz
Weightsd Aversge Lease Term (Yrs) “ 4.2 50 43 a6 43 Ab

Towal Man-Anchor Anchar Tatal Men-Anchor Anchar Tatal
Mumber of Leases ] 4 i 35z 16 3B
Gross Leasable Area [sq. 01 14,658 45,074 245730 TARNEE 505,623 1,583,704
Initizd Base Rent (8zq. ﬂ.}m g e £ L3 ] 1923 H 2400 £ 1140 3 19,51
Traamt Inprovements [5"5:]. ft) > S50 1 - ] 585 £ 6532 -4 364 i 543
Leasing Commuissions (839 B) § L3 H 04T ] 103 b 1.4 - 1.7 3 113
Weightad Aversge Leass Term (Yrs) ™ LT 4.4 iF 50 73 43

() zitid B Renirma cahbas ad is G iitid ekl menthly o, amazed
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Smppiemenind Direfonare

Same-Space Comparative Leasing Summary Qe Exd Decembr 3 2015

For the Three Months Ended Deeember 31, 2015 For the Twelve Months Ended Dovemnber 31, 2015

New Leases Mam-Anchor Amehor Tatal on-Ancher Anchor Tatal
Cecnparative § ol Leases i 2 23 k) I T
Coanperative GLA (sq B) ™ 45412 S0E18 6,230 R 06,347 430,783
Prior Base Rert (g ft) £ 1563 £ a13 H 1304 ] 1028 H 0 ] 1347
Tnihial Base Rent (8/5q, i) § 25 £ 00 - 1646 ] .63 5 1336 & 1918
Fercentage Change in Base Rents 3555 1054 215 R A6 A0.5%
Temmt Inpresements ($isq. ft) £ 15.60 H - 5 736 5 15128 5 RED £ 12.16
Leasing Cocnmissicas ($lg 0} £ 5 3 130 & 147 ] )] - in & TE%
Weighted Average Lease Term (Yes) ™ 67 ah 27 66 122 23

Renerls Man-Anchor Amehor Tatal HNon. Ancher Ancher Tatal
Ceenparative & of Leazes 35 2 i ki 9 18%
Crenparative GLA (5q fr)™ T304 48,256 121,622 400,615 95,775 699,390
Prior Base Reed (Sl ft)™ 4 2362 1 1082 % 1854 § e § 0.68 £ 1801
Tnilie Base Rent (82q. i) £ et H 1136 H 2 5 6. H 10.40 ] 1543
Fercentage Change in Base Renls 148 5T 12 104% A4% b
Tenent Inprosements (3sq, fr) 8 225 H - 5 136 5 0A7 ] - H 027
Leasing Comnmissicns (Biq. ) _ § - 4 . H . H 0.05 H - £ 0.03
Weightad Averspe Lease Term (Yre) ™ a1 &0 a8 4.6 4.3 Ak

Total Mom-Anehor Anthar Tatal I{om-An char Amchor Tutal
Ceenparabive & of Leases 54 4 40 Erdd 15 203
Ceenparative GLA (3 [I.}“:' L1838 50T 17852 624,553 305,652 1,130,174
Prior Base Rent (&g ft.) ™ £ #H £ 0435 £ 1614 ] TEa% £ 383 £ 16.3%
Tnitig Base Rent (8sq, it} H w3 H 134 H 1505 ] phR ] H 1140 £ 1941
Fercentage Change in Base Rents 2. e 181% 13.5% 20.0% 1905
Tenent Inprosements (35q, ft) £ T3 H i 5 01 5 51 + Jud 3 EE ]
Leasing Commissicns ($leg. B) £ 094 £ 087 |3 083 3 1.00 3 157 £ 1.12
Weightsd Aversge Leass Term (Yrs) ™ 14 44 34 43 73 58

) Compazatve LA indude s mpaces tha wers vacan Sor ez Ban L montis, & dudngmpaces b were ot lmsed 2 the fme of acguisiion
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Investor Information

Napgple e wind Dfvefotane
(hwarter Exded December 2, 2015

Revail Opportunity Invesiments Corp. Inwvestor Relations: Transfer Agene:
www_roireit net Ashley Bulat Consgtance Adams
NASDAQ: ROIC abulob@rodreil.ne ComputerShare
%9035 Towne Centre Dirive, Suite 108 B5B2554913 constance adamsi@eomputershare.com
San Diego, CA 92122
Equity Research Coverage
Baird Equity Research RIMilligan §13.273.8252
Bank of America Merrill Lynch Craig Schmidt 646.835.3640
Banlk of Montreal Paul Adomato 2128854170
Canaccord Genity Paul Morgan 4153254187
Capital One Securities, Ine. Chiris Lucas 571.633.8151
Citi Michael Bilerman 212.816.1383
Chrisly MeElray 212.816.6981
Cowen and Company James Sullivan 616.562.1380
Michae! Gorman 546.562.1320
Green Strect Jasan White 949.640.8780
Jay Carlington 949.640.8780
KeyBanc Capital Markets Todd Thomas 917 3682286
Raymond Janes Paul Puryear T27 5672253
Collin Mings 727 567.2583
Wells Fargo Jeff Dronnelly 617.603 4262
Fixed Income Research Coverage
JF. Morgan Mark Streeter 212.834.5086
Ratings Agency Coverage
Moody's Investors Service Merrie Frankel 212,553,352
Standard & Poor's Rating Services Michael Souers 2124382508
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