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Item 2.02. Results of Operations and Financial Condition.

On July 27, 2016, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended June
30, 2016. A copy of the earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On July 27, 2016, in connection with this earnings
release, the Company posted certain supplemental information regarding the Company's operations for the quarter ended June 30, 2016 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 July 27, 2016
99.2 Supplemental Information for the quarter ended June 30, 2016




SIGNATURES
Pursuant to the requirements of the Securities Exchange Act of 1934, the Registrant has duly caused this report to be signed on its behalf by the undersigned
hereunto duly authorized.
RETAIL OPPORTUNITY INVESTMENTS CORP.
Dated: July 27, 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 Second Quarter Results

SAN DIEGO, July 27, 2016 (GLOBE NEWSWIRE) -- Retail Opportunity Investments Corp. (NASDAQ:ROIC) announced today financial
and operating results for the second quarter ended June 30, 2016.

HIGHLIGHTS

= Net income of $8.6 million, or $0.08 per diluted share

»  17.4% increase in FFO() per diluted share to $0.27 (2Q’16 vs. 2Q’15)

= $181.8 million of grocery-anchored shopping centers acquired during 2Q’16
= $289.4 million of grocery-anchored acquisitions committed year-to-date

= 97.2% portfolio leased rate at June 30, 2016

= 4.9% increase in same-center cash net operating income (2Q’16 vs. 2Q’15)

= 6.3% increase in same-center cash net operating income (1st 6 months)

= 24.7% increase in same-space comparative cash rents on new leases

»  15.9% increase in cash rents on renewed leases

= $224.2 million of common equity raised year-to-date

= $200 million of senior unsecured notes private placement committed (3.95%, 2026 maturity)
= 32.8% debt-to-total market capitalization ratio at June 30, 2016

=  4.1x interest coverage for 2Q’16

= Quarterly cash dividend of $0.18 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, “2016 is shaping up thus far to be an
outstanding year for the company. We are fully on track to achieve and possibly exceed our key growth and operating objectives for the
year. We are already approaching $300 million in grocery-anchored shopping center acquisitions, enhancing our strong presence across our
core metropolitan markets. Additionally, we continue to maintain our portfolio above 97% leased, and we continue to achieve solid growth
in our same-center and same-space comparative numbers.” Tanz further stated, “While steadily growing our portfolio, we are at the same
time enhancing our financial strength and flexibility. Thus far we have secured over $400 million of equity and debt capital, which we have
lined up through a variety of sources, efficiently and seamlessly funding our growth, while also enhancing our conservative financial
metrics.”

FINANCIAL SUMMARY

For the three months ended June 30, 2016, GAAP net income applicable to common shareholders was $8.6 million, or $0.08 per diluted
share, as compared to GAAP net income of $5.4 million, or $0.05 per diluted share for the three months ended June 30, 2015. FFO for the
second quarter of 2016 was $30.5 million, or $0.27 per diluted share, as compared to $22.3 million in FFO, or $0.23 per diluted share for the
second quarter of 2015, representing a 17.4% 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 June 30, 2016, ROIC had a total market capitalization of approximately $3.7 billion with approximately $1.2 billion of principal debt
outstanding, equating to a 32.8% debt-to-total market capitalization ratio. ROIC’s debt outstanding was comprised of $72.0 million of
mortgage debt and approximately $1.1 billion of unsecured debt, with $333.5 million outstanding on its unsecured revolving credit facility at
June 30, 2016. Subsequent to the second quarter, ROIC completed an underwritten public offering (see below), utilizing the net proceeds to
reduce borrowings outstanding on its unsecured revolving credit facility. Accordingly, ROIC currently has $190.5 million outstanding on its
unsecured revolving credit facility.

For the second quarter of 2016, ROIC’s interest coverage was 4.1 times and 94.3% of its portfolio was unencumbered (based on gross
leasable area) at June 30, 2016.

ACQUISITION SUMMARY
Year-to-date, ROIC has committed a total of $289.4 million in grocery-anchored shopping center acquisitions. During the first quarter of
2016, ROIC acquired a two-property portfolio for $63.3 million. During the second quarter, ROIC acquired the following two grocery-
anchored shopping centers, in separate transactions, totaling $181.8 million.

Bouquet Center

In April 2016, ROIC acquired Bouquet Center for $59.0 million. The shopping center is approximately 149,000 square feet and is anchored
by Safeway (Vons) Supermarket, CVS Pharmacy and Ross Dress For Less. The property is located in Santa Clarita, California, within the
Los Angeles metropolitan area, and is currently 96.0% leased.

North Ranch Shopping Center
In June 2016, ROIC acquired North Ranch Shopping Center for $122.8 million. The shopping center is approximately 147,000 square feet
and is anchored by Kroger (Ralph’s) Supermarket, Trade Joe’s and Rite Aid Pharmacy. The property is located in Westlake Village,

California, within the Los Angeles metropolitan area, and is currently 98.7% leased.

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



Monterey Center

In July 2016, ROIC acquired Monterey Center for $12.1 million. The shopping center is approximately 26,000 square feet and is anchored
by Trader Joe’s and Pharmaca Pharmacy. The property is located in downtown Monterey, California and is currently 100% leased.

In addition, ROIC currently has a binding contract to acquire the following grocery-anchored shopping center.
Bridle Trails Shopping Center

ROIC has a binding contract to acquire Bridle Trails Shopping Center for $32.2 million. The shopping center is approximately 106,000
square feet and is anchored by Red Apple (Unified) Supermarket and Bartell Drugs, a Seattle-based regional pharmacy. The property is
located in Kirkland, Washington, within the Seattle metropolitan area, and is currently 100% leased.

PROPERTY OPERATIONS SUMMARY

At June 30, 2016, ROIC’s portfolio was 97.2% leased. For the second quarter of 2016, same-center net operating income (NOI) was $32.2
million, as compared to $30.7 million in same-center NOI for the second quarter of 2015, representing a 4.9% increase. The second quarter
comparative same-center NOI includes all of the properties owned by ROIC as of April 1, 2015, totaling 64 shopping centers. For the first
six months of 2016, same-center NOI was $62.3 million, as compared to $58.6 million in same-center NOI for the first six months of 2015,
representing a 6.3% increase. The first six months comparative same-center NOI includes all of the properties owned by ROIC as of
January 1, 2015, totaling 61 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 second quarter of 2016, ROIC executed 83 leases, totaling 151,062 square feet, achieving an 18.9% increase in same-space
comparative base rent, including 46 new leases, totaling 76,006 square feet, achieving a 24.7% increase in same-space comparative base
rent, and 37 renewed leases, totaling 75,056 square feet, achieving a 15.9% increase in base rent. ROIC reports same-space comparative
base rent on a cash basis.

CAPITAL MARKETS SUMMARY

Year-to-date, ROIC has raised a total of approximately $224.2 million in common equity. In March 2016, ROIC issued $46.1 million of
ROIC common equity in the form of operating partnership units in connection with a shopping center acquisitions. Additionally, thus far in
2016 ROIC has issued approximately 2.2 million shares of common stock through its ATM program, raising approximately $45.0 million in
net proceeds. Furthermore, in July 2016, ROIC issued approximately 6.6 million shares of common stock through an underwritten public
offering, raising approximately $133.1 million in net proceeds. ROIC utilized the net proceeds to reduce borrowings outstanding on its
unsecured revolving credit facility.

On July 26, 2016, ROIC entered into an agreement to sell $200 million principal amount of 3.95% senior unsecured notes due 2026 in a
direct private placement. ROIC expects to close the transaction in September 2016 and intends to utilize the proceeds to reduce borrowings
outstanding on its unsecured revolving credit facility, fund shopping center acquisitions and for general corporate purposes.

CASH DIVIDEND

On June 29, 2016, ROIC distributed to stockholders an $0.18 per share cash dividend. On July 27, 2016, ROIC’s board of directors declared
a cash dividend of $0.18 per share, payable on September 29, 2016 to stockholders of record on September 15, 2016.

2016 FFO GUIDANCE

ROIC currently estimates that FFO for the full year 2016 will be within the range of $1.03 to $1.07 per diluted share, and net income to be
within the range of $0.38 to $0.39 per diluted share. The following table provides a reconciliation of GAAP net income to FFO.

For the year ending
December 31, 2016
Low End High End

GAAP net income applicable to common stockholders $ 43,661 $ 45,357
Plus:
Depreciation & Amortization $ 76,128 $ 79,084

Funds From Operations (FFO) applicable to common stockholders $ 119,789 $ 124,441

Diluted Shares 116,300 116,300
Earnings per share (diluted) $ 038 $ 039
FFO per share (diluted) $ 103 $ 107

ROIC’s estimates are based on numerous underlying assumptions. ROIC’s management will discuss the company’s guidance and
underlying assumptions on its July 28, 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 Thursday, July 28, 2016 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: 9535671. 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 July 28, 2016 and will be available until 11:59 p.m. Eastern Time on August 4, 2016. To access the
conference call recording, dial (855) 859-2056 (domestic) or (404) 537-3406 (international) and use the Conference ID: 9535671. 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 June 30, 2016, ROIC owned 77 shopping centers encompassing approximately 9.1 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.

"mon "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.
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RETAIL OPPORTUNITY INVESTMENTS CORP.
Consolidated Balance Sheets

(In thousands)
June 30, December 31,
2016 2015

ASSETS
Real Estate Investments:
Land $ 730,661 $ 669,307
Building and improvements 1,835,071 1,627,310

2,565,732 2,296,617
Less: accumulated depreciation 162,411 134,311
Real Estate Investments, net 2,403,321 2,162,306
Cash and cash equivalents 17,535 8,844
Restricted cash 121 227
Tenant and other receivables, net 30,480 28,652
Deposits 2,000 500
Acquired lease intangible assets, net of accumulated amortization 77,017 66,942
Prepaid expenses 943 1,953
Deferred charges, net of accumulated amortization 33,747 30,129
Other 1,778 1,895
Total assets $2,566,942 $ 2,301,448
LIABILITIES AND EQUITY
Liabilities:
Term loan $ 298,996 $ 298,802
Credit facility 330,591 132,028
Senior Notes Due 2024 245,092 244,833
Senior Notes Due 2023 244,736 244,426
Mortgage notes payable 71,961 62,156
Acquired lease intangible liabilities, net of accumulated amortization 142,815 124,861
Accounts payable and accrued expenses 15,479 13,205
Tenants' security deposits 5,709 5,085
Other liabilities 14,541 11,036
Total liabilities 1,369,920 1,136,432

Commitments and contingencies

Redeemable OP Units 33,674



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

Common stock, $.0001 par value 500,000,000 shares authorized; and 101,979,470 and 99,531,034 shares
issued and outstanding at June 30, 2016 and December 31, 2015, 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

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

10 10

1,218,721 1,166,395
(143,563) (122,991)

(6,328) (6,743)
1,068,840 1,036,671
128,182 94,671

1,197,022 1,131,342

$2,566,942 $ 2,301,448

Three Months Ended June 30, Six Months Ended June 30,

2016 2015 2016 2015
Revenues
Base rents $ 45652 $ 36,028 $ 89,500 $ 71,230
Recoveries from tenants 12,511 9,841 24,371 19,530
Other income 508 346 894 577
Total revenues 58,671 46,215 114,765 91,337
Operating expenses
Property operating 8,210 6,854 15,708 13,779
Property taxes 6,053 4,686 11,708 9,418
Depreciation and amortization 21,821 16,874 42,754 34,508
General and administrative expenses 3,516 3,654 6,835 6,295
Acquisition transaction costs 298 245 434 416
Other expenses 217 104 371 253
Total operating expenses 40,115 32,417 77,810 64,669
Operating income 18,556 13,798 36,955 26,668
Non-operating expenses
Interest expense and other finance expenses (9,918) (8,387) (19,392) (16,881)
Net income 8,638 5,411 17,563 9,787
Net income attributable to non-controlling interest (934) (210) (1,832) (386)
Net Income Attributable to Retail Opportunity Investments Corp. $ 7,704  $ 5201 $ 15731 $ 9,401
Net income per share - basic and diluted: $ 008 $ 005 $ 016 $ 0.10
Dividends per common share $ 018 $ 017 $ 036 $ 0.34
CALCULATION OF FUNDS FROM OPERATIONS
(Unaudited)
(In thousands)
Three Months Ended June 30, Six Months Ended June 30,
2016 2015 2016 2015

Net income attributable to ROIC $ 7,704 $ 5201 $ 15,731 $ 9,401

Plus: Depreciation and amortization 21,821 16,874 42,754 34,508
Funds from operations - basic 29,525 22,075 58,485 43,909

Net income attributable to non-controlling interests 934 210 1,832 386
Funds from operations - diluted $ 30,459 $ 22,285 $ 60,317 $ 44,295




SAME-CENTER CASH NET OPERATING INCOME ANALYSIS
(Unaudited)
(In thousands, except number of shopping centers and percentages)

Three Months Ended Six Months Ended
$ % $ %
6/30/16  6/30/15 Change Change 6/30/16 6/30/15 Change Change

Number of shopping centers included in same-center

analysis 64 64 61 61
Same-center occupancy 97.1% 97.3% (0.2%) 97.1% 97.2% (0.1%)
Revenues:
Base rents $33,534 $32,127  $ 1,407 4.4% $64,146 $61,078 $ 3,068 5.0%
Percentage rent 154 69 85 123.2% 320 169 151 89.3%
Recoveries from tenants 10,595 9,891 704 7.1% 20,378 18,922 1,456 7.7%
Other property income 513 356 157 44.1% 657 548 109 19.9%
Total Revenues 44,796 42,443 2,353 5.5% 85,501 80,717 4,784 5.9%

Operating Expenses

Property operating expenses $ 6953 $ 6679 $ 274 41% $13,073 $12,477 $ 596  4.8%
Bad debt expense 753 333 420 126.1% 799 644 155 24.1%
Property taxes 4,842 4,682 160 3.4% 9,298 8,984 314 3.5%
Total Operating Expenses 12,548 11,694 854 7.3% 23,170 22,105 1,065 4.8%
Same Center Cash Net Operating Income $32,248 $30,749 $ 1,499 49% $62,331 $58,612 $3,719 6.3%

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

Three Months Ended June 30, Six Months Ended June 30,

2016 2015 2016 2015
Same-center cash NOI $ 32,248 $ 30,749 $ 62,331 $ 58,612
Adjustments
Depreciation and amortization (21,821) (16,874) (42,754) (34,508)
General and administrative expenses (3,516) (3,654) (6,835) (6,295)
Acquisition transaction costs (298) (245) (434) (416)
Other expense (217) (104) (371) (253)
Property revenues and expenses (1) 5,627 3,735 10,710 6,923
Non same-center cash NOI 6,533 191 14,308 2,605
GAAP operating income $ 18,556 $ 13,798 §$ 36,955 $ 26,668

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 widelyrecognized nonGAAP 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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Our Company

Retail Opportunity Investments Corp. (Nasdaq: ROIC), is a fully integrated, self-managed real estate investment trust (REIT) that specializes m the
acquisition, ownership and management of grocery-anchored shopping centers located in densely-populated, metropolitan markets across the West Coast.
As of June 30, 2016, ROIC owned 77 shopping centers encompassing approximately 9.1 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 al www.roireit.net.

Supplemental Information

The enclosed mformation should be read in corpunction wath ROIC's filings with the Secunties and Exchange Commussion, including but not hmited to, 1ts
Form 10-Os filed quarterly and Form 10-Ks filed anmually. Additionally, the enclosed information does not purport to disclose all items under generally
accepled accounting principles (“"GAAP").

Non-GAAP Disclosures

Funds from operations {“FFO"), is a widely-recopmzed non-GAAP financial measure for RETTs that the Company believes when considered with finamcial
statements presented in accordance with GAAP, provides additional and useful means to assess its financial performance. FFO is frequently used by
sectrities analysts, investors and other interested parties to evaluate the performance of REITs, most of which present FFO along with net income as
calculated 1n accordance with GAAP. The Company computes FFO in accordance with the “'White Paper” on FFO published by the Nabonal Association
of Real Estate Investment Trusts (“NAREIT"), which defines FFO as net income aitnbuiable to common stockholders (determined i 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 propemtics. The
Company believes cash NOI provides useful information to investors regarding the Company’'s financial condition and results of operations because it
reflects only these income and expense items that are incurmed at the property level, and when compared across periods, can be used to determine trends in
eamings of the Company’s properties as this measure is not affected by the non-vash revenue and expense recognition ilems, the cost of the Compeany’s
funding, the impact of depreciation and amortization expenses, gains or losses from the acquisition and sale of operating real estate assets, gencral and
admimstrative 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 becase the resulting measure captures the actual revenue generated and actual expenses incurmed in operating the
Company’s properties as well as trends in occupancy rales, rental rates and operating costs. Cash NOT 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 remt
and amortization of lease intangibles, debt-related expenses and other adjustments. Cash NOI also excludes general and admimistrative expenses,
depreciation and amortization, acquisition trnsaction costs, other expense, interest expense, gains and losses from property acquisitions and dispositions,
extreordinary items, tenant improvements and leasing commissions. Other REITs may use different methodologies for calculating cash NOIL, and
accordingly, the Company’s cash NOI may not be comparable to other REITs.
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ASSETS:
Real Estate Investments:
Land 5 T366] § 665,307
Building and improvements 1835071 1,627 310
Les= accumulated depreciation (162411} (1343110
Real Extaie Invesimenis, mei 2,403,321 2,162 34
Cash md cash equivalents 17,535 2,844
Restmcted cash 121 7
Tenant and other receivables, net AR 28,652
Deposits 2,000 W0
Acouired lezse infangible assets, net of accumul ated amortization 7017 6,542
Prepaid expenses Q43 1953
Dreferred charges, net of acounmnilated amontization 33747 120
Other 1,778 1,805
TOTAL ASSETS $ 2 566,942 §23001,18
LIARILITIES:
Term loan § MEoé 0§ 208502
Credit facility 330,591 13028
Senior Notes Due 2024 245,092 244,833
Semior Notes Due 2023 244,73 244 426
Mortgage notes pavable 71961 62,156
Acquired lease intangible hatilities, net of accumulated amortization 142,215 124,861
Accounts payable and acorued expenses 15479 13,205
Tenanls’ security deposits 5700 5085
Cther liabilities 14,541 11,036
TOTAL LIABILITIES 1369920 1,136.432
Non-controlling interests « redesmable OF Units . 33,674
EQUITY:
Commen dock, 50001 par value 500,000,000 shares anthonzed 1 1
Additional paid-in-capital 1218721 1.166 303
Accumulated deficit (143.563) (122591}
Accumulated other comprehensve loss {6,328) {6,743)
Total Retatl Oppertunity Investments Corp. stockholders’ equty 1,062,840 1,03 671
Men-controlling intesests 128,182 04,671
TOTAL EQUITY 1197022 1,131,342
TOTAL LIABILITIES AND EQUITY § 2,566,042 $ 2.300,44%

The Cemprey'sFotm 104 Foribe quaier ended Farw 30, 1005, md Farm 10-K for e year ended Dacembeg 31, 2013 Should be seadn corgenction wed e abeve zfoemation

-4-
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Supplewertal Divelomre

Income Statements Qe bidnd Toue 16, 3006

(rwandifed, dolary iw Monrands, exeepl per share awouuit)

Three Months Ended Six Months Ended
06/ 3016 D& 301E 63016 06/30V15
REVENUES:
Base rents 5 454652 § 5028 5 89500 5 71230
Recoveries from fenants 13511 981 24371 19,530
Oither income 508 MG 94 577
TOTAL REVENUES 52671 46,215 114,765 91.337
OPERATING EXPENSES:
Property operating § 8210 5 6,854 § 15708 LI kL
Property taxes 5,053 4,686 11,708 9418
Diepreciation and amestizati on 421 16,874 42,754 3,508
CGreneral and admanistrafive expensss 3516 3,654 6,835 293
Acqustion transaction costs 292 245 434 416
Other expense 217 104 3 253
TOTAL OPERATING EXPENSES 40,115 32417 77810 6 660
OPERATING INCOWE 18,556 13,798 35855 6,563
NON-OPERATING EXPENSES:
Interest expense and other finance expenses (9.918) (8.387) (19.352) (16.881)
TOTAL NON-OPERATING EXPENSES (9.918) {8,387) (19,392} {16,881}
NET INCOME § 8438 $ 5411 5 17363 5§ a7
NETINCOME ATTRIBUTABLE TO NON-CONTROLLING INTERESTS (934) (210) {1,832) (386)
NET INCOME ATTRIBUTARLE TO RETAIL QPPORTUNITY INVESTMENTS CORP. 5 704 5 5001 3 157 5 9401
NET INCOME PER COMMON SHARE - BASIC ] 0,08 ¥ 005 b 0.16 H (1A 1]
NET INCOME PER COMMON SHARE - DILUTED 5 (] 5 0,05 § 0.6 § 010
Weighted mverage common shares ontstanding - basic 100,166 03,586 99,789 93339
Weighied wverage commeon shares oulstanding - dilated 112643 97612 111,689 97428

The Company's Form 104 For the qraarters snded Tugs 30, 3016 and Fane 30, 2315 shoul d b vead in conuesction with the shove infomatim
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Supplernerdal Divelozire

Funds From Operations Quaris Eded e 30, 3016

frmandited, do B dv fr, exeepl per sl awoauit)
Three Monihs Ended Six Months Ended
63 16 /315 0630/ 16 M 30015
Fuunds from Operations (FFo) ™
Net income attnibatable to ROIC common stockholders 5 T 5 5 5 1574 5 240
Hus
Depreciation and amortization expense 21,821 16,874 42754 34508
FUNDS FROM OPERATIONS - BASIC 5 29523 § 12075 5 5348 § 43909
Net income attribatable to non-controlling interests 934 210 1,812 386
FUNDS FROM QPERATIONS - DILUTED S 3045 § 22285 5 60317 5§ 44298
FUNDS FROM OPERATIONS PER SHARE - BASIC 5 0.29 5 0.4 3 0.59 5 047
FUNDS FROM OFERATIONS PER SHARE - DILUTED 5 0.27 5 0.3 5 0.5 3 045
Weighted averape commen shares owtstanding - basic 100,166 93586 90789 93339
Weighted average common shares outstanding - diluted 112643 97612 11,629 97425
Common dividends per share 5 018 5 017 § 0.3 5 034
FFO Payoui Ratio 6. 7% T3.0% 66.7% TEEY

(Ul Punds fem operatioes{"FFO%, 15 3 wadely recoguzed non GAAR Sxanaal measae fa REIT s tha ROIC beliwes, when commider od with firannd satements detemined m accordance wih GAAR, poovdes addibonal d usefal means to ames it
Feancal pecformarce. FPO 55 equestly wad by soontie andlysty sesiorsand ofher interesied parties t rvaluats ihe performance of RETTs ROIC compubes FPO moacoardance with the "While Paper” ca FPO pobbshed by tha H aiond Assorsation of
Roeal Ertate Invwriment Truste("WAREIT?), which defines FFO av net income atifctable 1o common sharshol decs { determiredin sccordance with GAAR) swrluding gans or loszes from Jebt rentrucsaring and sles of poopente, plis red ertate related
dipenc phsn Ind sn ez wnd Wi adratmants fo pensirdipg and ancanclduted it Vst

The shove dees net poepot (o disclass oll Seem s e oed unde GAAP.




Summary of Debt Outstanding

Snpplemenial Divclomre
(huarter Ended Tune 1, 2006

(ot . do iy e thowrawds)
Outstanding GAAP Maturity Percent of
Ealance Interesd Rate Imterest Rate Diate Total Indehtedness
Fixed Rude Debt
Mortgage Debi:
Bernardo Heights Plaza 1 2312 5.7% 3% o7z 0.1%
Santa Teresa Village 10,499 6.1% LR 0201118 09%
Magnolin Shopping Center 9223 5505 199 1001118 0.8%
Casitas Plaza Shopping Center 757 53 4.2% 06/01/22 6%
Diamond Hillz Plaza 33,500 36%% 36 10401 /25 2.8%
Net unamaortized premiums on morigages 1379
Het inamartized deferred financing charges {469}
Total Mort gage Debt H 71,961 4.7% 370 A9 Years (WA) 5.5%
Unsecured Senior Notes
Senior Motes Due 2023 5 250,000 0% $2% 121513 20.8%
MNet unamortized discount on notes {3.303)
Net anamortized deferred financing charges {1.961)
Senior Notes Due 2023, net 244, TG
Semior Mates Due 2024 250,000 4.0%% 4. 2% 12/15/24 20 8%
et unamaortized discount on notes (3,0:43)
Het unamortized deferred financing charges {1.865)
Senllor Notes Due 2024, net 245,092
Tatal Unsecured Semior Modes 5 450,525 4.4% 4. 7% B0 Years (WA) 41.6%
Inferest rate swaps 100,000 1.0% 2.0% 17312019 B3%
Total Fixed Rate Debt 5 661,789 4.1%0 4.1% 6.9 Years (WA) 55,704
Variable Rate Debi
Credit Faality 3 333,500 1.4% 1.4% o1/31e™ I7.M%%
Net unamartized defered financing charges i2.909)
Credii Facility, med 130,50
Tierm Loan 300,000 1.5% 1.5% [l T L 24.9%
Net unamortized deferred financing charges 1.004)
Term Lown, nei 208 996
Inferest rate swaps {100,000) (B 3%
Total Varlable Rate Debt H 520,587 1.5% 1.5% 2.6 Years (WA) 44.3%
TOTAL DEET § 1,191,376 2.9, J0g S0 Years (WA) 100040
M et unasmortized premiums on mortgages {1.373)
M et unamotized decount on nobes 6.6
M et unamortized defered financing charges 8.208
Total Principal Debt H 1,204,551
1) Do vt o bk et ool el bl b AU
.




Summary of Debt Outstanding, continued

Supplernerial Divclosune
(uarter Ended fune 30, 2008

frmandited, dofary v Mearands)
Summry of Principal Mafurities
Mortgage Principal Martgage Principsal Senior Total Prindpal Percentage of
Year Amortization due ai Maturity Credit Facility Term Loan Unsecured Notes Paymenis Debi Maiuring
TV 3o H . 5 . § . H . H 370 0.1%
017 G627 2000 - - - 8,786 0.7%
s 7 13,500 - - 19,237 1.6%
019 157 . 333 5007 300,000 633,657 52.6%
2020 164 - - 166 0.0
2021 a2 - bt 7 0.0%%
2022 T3 6583 . 7322 0.6%
2023 iy - 250,000 230 686 20.8%
202 Tog . 230,000 130,702 20.8%
25 350 32 787 - - - 33337 2.8
5 I 5 G671 5 333,500 5 300,000 5 S00,000 5 1,204,551 100.0%
Sumprary of Unencimnbered Encombersl Properties
Nuamber of Percentage
FProperties GLA of GLA
Unencumbersd properties T2 8608955 G4, 3%
Encumbered propertics 5 516,163 5.7%
7 9,125, 118 100.0%%
Summary of Unsecured Debi/Secured Debi
Percentage of Total
Amount Principal Debi
Unsgeused prncipal deld k3 1133500 &, 1%
Secured principal debt 71051 500,
“Total Pnincapal Drebt k] 120 551 | IRy

(X100 Agal 1, 2006, ROIC ad off th mostgage nete snosmbising the O gy Tillage 11| dhopping conter schwdiled Lo enpare Judy 3014

30 Dot it meclode sxtemaion optioes aralabie 1o ROIC




Kupplewnemial Divelosmre

Selected Financial Analysis Quarc Gnded une 30,3018

(awandited, dolarr n Bomrauds, exeepl per IHare awouuts)

/3016 & 3116 2 123115 093015 6/ 315
Dbyt coverage ratlos, thiree months ending:
Interedt coverage rafio (EBTTDA interest expense) 41x 4.2x 4.0% EE- A7x
Drebt service coverage (EBTTDANinterest expense + scheduled principal payments)) 4.0x A1x 39x ATx 36x
Net principal debt (Total principal debt less cash & equivalents) Annualized EBITDA 1.3x 6.5x 6.9% 6.6% 6.8%
Debiegnity ratios, af period end:
Total principal debt'total market capitalization 32.8% 30.8% . 339% 36.0%
Tatal principal debtitotal equity market capitalization 48.9%, 46.6% 48 T4 51.3% 56.2%
Total principal debttotal book assets 4699 44.0% 42,505 42 3% 43,7%
Tedtal principal debtundepreaated book value 44.1% 41.4% 6% 39.9% 41 4%
Semured principa debtundepreciated book value 26% A1% 2.6% 200 AT
Market capitalizsation calewlations, of period end:
Commeon shares outdanding 101 564 99,526 90148 49123 93601
Operating partnership units (OF units) cutstanding 12,180 12,274 12,19 im 3am
Commen gock price per shars 52167 2012 H 17.90 £ 1654 5 1562
Total equity market capitalization § 2464823 § 2249419 5 1993043 § 1701868 5 1520959
Tital principal dedt 1204551 1047 2589 991432 272,264 55090
TOTAL MARKET CAPITALIZATION § 3669374 § 32078 0§ 1OmdATS OS5 1376049
Unsecured Senior Nates Financla! Covenans: ™
Total debt tetotal assets ot to excead 60%% 46.1% 43.3% 42.0% 42.6% 4d,2%
Total secured debd 1o total assets not to exceed 40% 1.8% 3% 1% 1% 3.5%
Total unencumbered assets to total unseoured debd not to be less than 150% 216.6% 3.5% 137.6% 240.5% 3%
Conzclidated income available for debt service to infered expense nof to be less than 1.5:1 4. 30x 38x 3.8x 3.8

(M) Commeneng 0 2014, cadadatiant st masad usng 3% princsdl debt satndng witherd sdusmm it fie débtamunes cons pmist o scots Al paa praedt st sl mencally ipertid
(Z)Caledated in weoedancs with GAAP ol U L0 I.Enlil_\ll’ﬂhmﬂ edere




2016 Property Acquisitions

Supplermendal Nselesure
(uarter Ended Fune 30, 200§

oty i oasandt)
Drate Cramed
Shopping Centers Location Acquired Furchase Amount GLA
1Q 2016
Mapnolia Shopping Center Santa Barbara, CA G316 g 38154 116360
Castas Plaza Shopping Center Carpinteria, CA 0310716 24 266 a7 407
Total 1¢) 2016 H 64 020 23767
20 2016
Bowgquet Center Santa Clanita, CA 2816 5 349 000 148,903
North Ranch Shopping Center Westlake Village, CA 610116 122 200 146,625
Tatal 20 2016 § 181,200 293,528
Total 2006 Acquisitions 5 245 820 504,295
- 10-




Supplemeial Divelosure

Pmperty Pﬂf{fﬂﬁﬂ Quarter Ended June 1, 2016

oty i Bonrawdr)
Date Owned %

Southern California City State Acquired GLA Leased ABR"  Major Tenamis
Low Awge kex wrire o
Paramount Flaza *  Paramoant CA 1212208 a5 062 ook § 166 Orocery Cutlet Supermaskoet, #9¢ Only Steres, Rite Add Phasmacy
Claremant Promenads . Clarement Ch O30 92287 4% 2J53  Super Kmp Supermanket
Dabewsy Village * Chino Hills CA 12 95558 90 7 1533 Sprovts Market
Sebndge Marketplace L Comard Ch 047E16 2 93 430 100 0% 1,54  Zafeway (Vons) Supermarket
Hendara Fepprng Cenlber ¥ Dlendera Ch gRmLN2 104,535 L 1I%8  Afbertsca’s Supermarkst
Pedonde Beach Plass . Badsndn Beack CA 12728112 110 508 100 0¥ 2,107 Bafeway (Vens) Supermariet, Petoo
Diznond Bar Town Ceiter *  [aamond Bar CA LELG ] 100,42 98 3% 2,142 Walmast Neighborhood Market, Crunch Fitness
Disnerd Hells Faza *  Diamond Bar CA LeiFFTES 139,508 100 0% 3484 H-Mat Spemariet, Rite Al Phasmacy
Plaza ds 1a Cafisda L La Cuafindn Flasindge Ch 12113113 100,408 100.0% 1540 Oeleon's Supermarket, TJ Maxx, Fabe Asd Pharmacy
Fullbrook Thapmng Center * Las Anpeles Ch 0613014 TEE AT 9E 4% BIM1 Sprouts Macket, Teader Jor's, Krager (Ralph's) Bupermarket™, T1 Masy
Mazerpack Tewn Canter ¢ Moopatk CA 1203114 183547 100 bk M0 Kroger (Ralph's) Sup ermasiost, CVE Pharmasy
Onlang Aazs +  Oatang CA Q100615 185,651 1% 1341 H Super Supermarket, Rite Ad Pharmacy
Pak ks Shopping Cenber *  Thossand Oules CA Q1/EH S 1nopw 100.0% 2700 Zafewsy (Vons) Supermarket, Dellar Tree
Warner Plaa Weodland Hills CA 12751015 112,261 BRI 3863 sprouts Market
Magatlia Shopping Cemter Sats Bahaa CA LT 106,360 100.0% LIEE  Kroger (Ralph's) Supermariort
Creitas Plary Shopping Cenber Carpintena Ch OE041 6 TAn 100 0% 1528 Albertsce’s Supemarket, CV'S Pharmacy
Booguat Center Santa Clasita CA 2B & 148 903 #.0% 3,07 gabrway (Vons) Supermaskat, GV S Phamacy, Ress Cress For Lass
Morth Ranck Stopping Center Woestlalen Village Ca 06E 145625 %% 383 Kroger (Ralph's) Supermarket, Trader Joe's, Rite Asd Pharssacy, Petee

L4 Amgiles metrd aram taal 3716564 g % 3,78
hrawpe Comuly weelne area
Santa Ana Dowmtows Flaza *  GmixAna CA 01260 100305 ook & 1596 Kroges (Foed 4 Less) Supermarioet, Marshall's
Sycamare Creskc * Coresa ca [T 74198 100 0% 1717 Safeway (Voas) Supermarket, CV5 Phammay *
Desert Spnzgs Marketelace *  Palm Desert [} LEL i FLENEE] 98T 2421 Kroger (Ralph's) Supermarcet, Rite Aid Pharmacy
Cypress Cenber West * Cypes CA 12Mai 1072486 9 1384 Kroger (Ralph'sh Supermarkoet, Rite Ald Pharmacy
Hezhor Pluce Center L Crarden Orove Ca j2rzen2 18 E21 1000 150 AA Supermorkst, Boss Dress For Less
Five Points Maza *  HusBopon Beach CA [Tk ] 160,556 95 1% 3908  TraderJoes Pierl
Przatiuls Mackstplacs *  Hualnghon Beach CA 1503 #5416 100 0% 2419 Kroger (Ralph's) Supermarket, Planet Fitness
Mirsmen Faatiall Marketplace ¢ Mishion Vige CA 1204114 119,578 LR 1781 Sabeway (Vons) Supermmket ™, CV'S Pharmazy

Crange Country mefre area tokal 273511 e T 17,718

ﬁ!ﬂi‘p.fﬁ-m
Marketplace Del Ras L Diceanade CA a1z 177042 05 5 i 3270 Staer Brothers Supermarket, Walgreens
Renmssance Toune Cenbe L S Dego CA AR S30M 108 B ezl V8 Phamacy
Ewachd Plasa Lt Gm Degn Ch 03728112 T4 100 0 1450 Wallarts Bupermicket, Walgreens
Bay Plaza v Bm Dieg A 1005012 T3IM 0% 167 Seafood Coty Supemanked
Bernarde Hesghts Plaza ¥ Ranche Bernards A L] Exiri] 100.0% 915 Sprouts Markst
Horatharne Cresangs * Sm Degn CA BE2TE 141 288 160 D 335 Mt Bupermasket, Rass Dress For Less, Baples
Creckade Flaca * Powny CA [idr TR 13852 100 6% 2. 7m3 Staber Byothers Supermarket, DapPlex Theatre

Han Dlego metro aren total R ASE -1 £ 15 655

Soathern Californis Totals 4178 318 ST 1 BT. NN

(1) ABE 15 o] to annualizd base remt o 2 cash basisfar o lvoesinplace 2 prdied and

() These petael ers own iy owen space and are =01 benanis of ROIC

() This tenant i3 0ol n pesmaman of the space bet bas an eegaing finaecial obligton o BOIC
"Diemartes pooperaesin sz conter poel for 30 W6
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- k3 Supplemerntal Divelosure
Property Portfolio, continued Ouarier nded Jane 30,016

oty i fhoasand)
Date Owned %
Maorthern Califormia City State Acquired GLA Lsed ABR" Mujor Tenanls
Sown Fraweiice metro ara
Fleasant Hill Maskeiplace ¥ Pleasant Hill CA L2151 -1 Ped b 160 B ¥ iam Buy Buy Baby, Tetd Wine md Mare, Bassel Pusisbure
PFinole Wista Shepping Center * Paale CA LEFTTIN 3502 ] 3% 1453 SaveM st (Lucky) Sopermariest, Kmat
Crartry Club Oate Center ’ Paryfic Orove CA a0eiLL 108 3351 92 % 1541  Saveblot (Ludey) Sopermarke, Bite Aud Pharmacy
Markn Cowe Shopping Center ¥ Foster City CA 0aihar 2 Ti.leg 9 B 1962 99 Ranch Markest
The Village at Hovata * o Hevabe CA Lplrti 0,081 100.0% 21 Trader Jus
Smia Teresa Village ¢ m Jose CA 11708 2 13,182 41.0% 2,302 Raleys (Mob Hill) Supermaeket, Doller Tree
Cranada Thoppang Ceater ¥ Livermore CA 89,324 100.0% 1184 Savebdset (Lucky) Sopemarket
Crarbry Club Village * Sm Ramon CA 11726015 101093 100 0% 2051 Walmeet Heighberhood Market, CVE Pharmacy
Morth Parke Flaza ¥ 2o CA IE0I & 6,407 98 2% 2,150 H-Mat Spermarieet
Winstan Manor L South San Framoisto CA 010LS 49 852 100.0% 127 CGrocery Cullst Supermarket
Jakenn Square Hayward CA AT S 118,220 100.0% 2,113 Zafewsy Bpermarkst, CVE Pharmacy, 24 Hour Filness
Chatewny Ceabae S Ramon CA DL R 110440 96 4% Saveled aet (Lucky) Supermarket, Walgzeens
[zon Horse Placa Danwlle CA 12704015 61,360 96 7% Lanardy's Markst
San Franckeo metro ar e total 1,304 464 LY 3
Ko miwenlo welno area
Noraged Sepping Center * Sacramenty CA 4060 LER 9iE% 8 1064 Viva Supermacket, Rite Ald Parmacy, Citl Trends
Mills Shigpig Comter * Rmths Cordova CA L 139 01 0% 2473 Viva Supermicket, Ross Deess For Less (44 Disevants), Dellir Tree, Panst Fsmess
Masats Rasch *  Stedden CA Q3716011 101 B2 5 4% 2250 Raleys Supermicket
Rvesd Hill Sqeee Soppmng Center * Zephyr Cowe L i 115564 9. 1960 Gafrwsy Sopemaioot, Dollar Tree, US Postal Serviee
Oreen Valley Station y Comeron Pk ChA LETTETTF 2,43 7B 454 V3 Phemacy
Saeramento meer o are tetal 5503 LU #7341
Nerthern Califarnia Totals 1812 467 R 5 3,711

(1) ABE 15 sqaal to anmuaized base et on 2 cash bansfar d lsassinplace 2 pezed and
20 These ool ers wn Lheet owen spaee i mw =0t tenanis of RO

*Dieatas poaperiiesin seme cerer gosl foo 20 2016




Property Portfolio, continued uars ded e 30,3016

oty i Bonrand)
Dade Owned Y
Pacific Northwest City State Acquired GLA Lased ABR"'  Major Tenants
Sranle mrire area
Mershian Valley Paza ¥ Eent Wh L Tl 51597 N 3 602 Kroger (QFC) Supersuacket
The Mackst o Lake Stevens *  Lake Stevens Wh L R 74,130 100.0% 1447 Albertaca’s (Haggen) Supérsarket
Cmyon Park Shopping Center *  Bothell Wa ozeiLl 123519 100 0% 131%  PCOC Matual Morkcets, Rite dud Pharmacy, Petos
Hmrarks Praenie Shapping Cenbe *  Lacey WA LET TN 157528 92.6% 1450 Safrway Sopermaricet, Dollar Tree, Big Lots
Tt Kriss Baldng o Bealte Wa LETETR AR 100 0% 1a05  10A Supermaket, TIM mo
Catewny Shopping Cester * Meysalle Wa O2A1 2 104,104 el 2300 WinCs Foods @, Rate Aid Phasmacy, Ress Direds For Lass
Aurera Squeme *  Shoreline WA &N e 39050 100 0% 3 Central Supermieket
Canyen Crossing * Puyaliep WA 1513 120,508 5 4% 1489 Sabrway Scpermaket
Créssroads Shappong Cenler 4 Bellevue Wh 20L201F RLEF] 95 5% 9523 Krager (QFC) Supersaacket, Bad Balk & Bevand, Spets Authenty
Aurcra Square ] # Shaoreline wa 05224 &5 680 1000k 1065 Morshall’s, Pier | Emports
Bellevoe Marketplace ™ Bellese WA 12nons 113758 100 0% 2317 Ammn Food Cenles
Foar Carner Sguare Migle Valley Wa 1221 s 119 560 100 0% 2508 Grocery Oaflet Supermoricet, Walgreens, Jehnsans Hame & Oarden
Semttle metro nrea toinl 158877 T 4 L]
Fortasd weire arcea
Wemeouver Magioet Center . Vanouwer WA LET W] 118585 T % 5 1 B4 Seyzone
Haggy Valley Town Crster * Happy Valley GR g 138561 100.0% 3351 HewSeasens Supemarket
Wilsonwlle 04 Town Square ¥ Whlseqalle o FLITTRIER 44 537 97 8% 153 Kroger (Fred Meyer) Supeemarket ™
Ceeade ezt Tl Bquars *  WedLinn OR og0M0 pLES L] 100.0% 1510 Zafewsr Supermakel
Hentage Merket Center L Vanmiver Wa LiLTrETIE ] 10T 468 [R5 1582 Zafeway Bpermarked, Dollar Tree
Dhvidian Crésstg L! Partland OR 12zzaion 103 561 100 0% 119s Rite Asd Phiinicy, Ross Deess Foe Lass, Ace Hirdarans
Halsey Cresmag * Oresham [+1 ] 1afzaig 95428 100 0% 913 Safrway Sopemarioet, Dollar Tree
Fallsbarn Markst Center L Hillsheta DR [RIrxliR 156 921 100 0% 1408 ATbeitica’s Suparmarion, Dallar Tres, Marshal's
Bobmwood Sopping Center * Wet Lim oR LEAFETE Rl | 4B By 938 Walmet Meighbashood Market
Tegand Mack eyl ace * Tigad o LN 100 0% 1932 H-Mat Sepermaiedt, Bi-Maet Pharmacy
Hilssrvalle Town Cester ¢ Wilssnwlle Oft Lznina 167829 9 5% 2582 Theifway Supecnirket, Rate Ald Pharsaey, Dallar Tres
Tegrd Promesade Tigard R LErEUE] EME [y, 1380 Safeuwsy Sopemarist
Suznyade Village Square Happy Valley aR 0zei s Ba AT 108 B 1268 Albefsca’ Supsrmarkest @ Ace Hardwas
Jekason Creek Centes Happy ¥ alley OR 1780 & 108 588 100 0. 2070 Trader Jor's, Walgrems, Sporteman's Warehouse
Partlanid metra are lotal 1525446 TSN 1 24051
Facific Nerthwest Totals A4 528 STA% % 53 400
TOTAL SHOPPING CENTERS 9125118 §TI% § 172N

(1) ABR o sl b sesrmiaiered base et o 3 cash bassfar ol lvaes inplace @ preedand

20 Thwen potie wr s e Chiet e space i v ot tenanis of RO

(3 Thes beraed 5520l in peaserman of the space bt has an cegmng frmmeid obisgsenio BOIC
(4) Pormery knewn 255 1#mco Shopping C e

"Dhemotes poaperties in seme cener poel for 20} 1016
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Same-Center Cash Net Operating Income Analysis

Supplenendal Dselaswre
(Muarter Ended Fuse 20, 2006

{rmamdifed, doBary iv Monrawds)
Three Months Ended Slx Months Ended
D& 16 06315 §Chmmge % Change D6/30/ 16 D630 15 § Change %5 Change
Nutiber of shopping centers included in smme-center analyss ™ &1 2] 6l 6l
Same-center OCCUpANCY o7 1% 97.3% {0.29%) 97.1% 97.2% 0.1%)
REVENUES:
Bass rents 5 315M 3 I 5 1407 4. 4% 5 & 146 5 61078 5 3068 5%
Percentage reni 14 69 b 123.2% 320 163 151 83.3%
Recoverics from fenants 10,595 98291 T 7.1% 0378 13922 1456 1.7%%
Other property income 513 356 157 4.1% 537 S48 109 19.9%
TOTAL REVENLES 4,796 4243 2353 3% 25,501 2017 4,784 5.9%
OPERATING EXPENSES:
Property operating expenses 5 6953 5 6679 5 74 4.1% £ 13073 5 124n 5 596 4.8%
Bad debt expense 753 kil 430 126.1% T & 155 24.1%
Property taxes 4,842 4 682 L&D 34% 9108 8084 314 3.5%
TOTAL OPERATING EXPENSES 12243 11,60 84 1.3% 3170 12,105 1.065 4.8%
SAME-CENTER CASH NET OPERATING INCOME § 3248 5§ W 5§ 149 4.9% § 6231 0§ S| 0§ 3T 6.3%
SAME-CENTER CASH NET OPERATING INCOME RECONCILIATION
Same-center cash nel operating income 5 32248 5 3749 5 6231 5 53512
ADJUSTMENTS:
Depreciation and amortization (21.821) (16.874) (42,734) (34 508)
General and administrative expenses (3.516) (3.654) (6,835) (6,295)
Acquisition transaction codts 298) (245) {434) (416)
Other expense 217) {104} (371 (253)
Property revenues and expeses & 5627 3735 10,710 6923
Nan same-center cash MOl 6513 191 14,202 2505
GAAP OPERATING INCOME § 185% § 13798 § 36955 § 16668

(1) Same cortir s ate thomm propertserwkach wein cwned S the enti oty of e cumect ied com e poss 1ew proad

(1) Inchoder srmghe-line cents. amoeszaton of above and bel o -marbe beas mianges. achor |rase teommation feer ot of ctrectad noonts, ad mpenss and ceoemery adiotay enls el ed b2 pror penicds

_J4-




Supplerental Diselavure
T OP Ten Tenants (uarier Ended June 30, 2016
el Moy i MBomrandr)
Percent
Number ol Leased ol Total Percent of
Temant Leases GLA Leased GLA ABR Tatal ABR
1 Albertson's / Safeway Supenmarkets 19 954,505 108% § 10,814 6.3%
2 Kroger Supermarkets 9 368461 4.2% 533 1%
3 Rite Aid Pharmacy 13 245,682 8% 308 1.8%
4 SavedMart Sllpm:mrlwn: 4 187 639 2.1% 2T 1.6%%
5 JP Morgan Chase 19 85,873 L% 2,643 1.5%
6 Marshall's / TIMaxx [ 178,645 2107 2587 1.5%%
7 Ross Dress For Less / dd's Discounts 7 191,703 2.2% 2,558 L.5%
8 Sprouts Markets 4 159,163 1.8% 254 1.5%
9 H-Mart ﬂlq:u.ﬂmuku:fﬁ 3 147,040 1. 7% 2383 1L4%%
10 CW'S Pharmacy 8 150,359 L. 7% 2182 1.3%
Top 10 Tenants Total 92 2,669,070 3% § 36,876 21.5%
Other Tenants 1654 6,196,195 69, 7% 13535 78.5%
Total Portfolio 1,746 8,865,265 10000 § 172,230 1040 (P




Supplernental Disclaisne

Lease Expiration Schedule Quarer nded fane 30, 016

el My o Mo asanids)
Ancher Tenants ™ Nurmber of Lensed Pereent of Pereent of ABR
Lenses Explring @ GLA Total Leaved GLA Total ABR Per §g. Fr.
016 i 112057 1.3% i 03 4 500
017 9 255,058 9% 1% 1042
2018 19 544783 6.1% 4 A% 1537
2019 14 430453 49 1.9% 1577
2020 15 535,337 6.0%% 1M 1047
2021 12 4.9 1% 1206
2072 10 3.5% b 1362
203 13 5.6%% 1571
204 d 2% 1287
2028 10 39 14.38
2026+ b1} 13.3% 1396
137 35.2% 3 BB 5 1246
Non-Anchor Tenans Humber of Lesed Pereent of Percent of ABR
Lenses Expliring ® GLA Total Leased GLA T oial ABER Fer g, Fi.
2014 13 6% 4 40 E 2887
07 Fars 6.5 L% 05
018 rkx 1% 5.0 2835
2019 233 560,406 6.3% 834 2560
2020 213 10,128 5 5 8% 73
2021 Flic) 495472 5.6%% 18 2630
2022 T 5509 2 5% 17 Faf )
L] 39 120,734 1.4% 1.9% 27.59
2024 35 166,951 1.5%% & 2688
2028 42 156,236 1.5% 1% 23.80
2026+ " 33088 1™ 50 1858
1,609 3,970,194 44, 5% f 61 5 H 2679
Al Tenants Humbser of Leased Pereent of Tasl Percent of ABR
Lenses Exp III.rls;du GLA Total Leased GLA ARR Total ABR Per §g. Fr.
016 141 350,301 3.9 5 D 3 TR
T FL 834,211 &% I % prd o
2018 in 1,087 062 12.2% 139 2194
2019 53 859 11.2% 123 2
2020 228 1,045 462 11.5% 11.4% 187
021 18 930,554 10.5%% Fra 12.64
202 &2 254,814 63 & 1% 19.08
el 3 614,012 T.0% Gdte 1804
024 &0 411088 4. 7% 7,575 4.d4% 1834
2028 32 500,021 2% 8,685 % 1537
2026+ 104 1,524,554 17.0% 25,183 14.7%% 1651
1,746 5,845 268 100 (¥ i 174,330 100 B £ 12,43

() Aexachuice tamasns ane loases equal 10 of eater than 15,000 seqpoas Tuet
() Dowa et vamw exepezme of tenwwad cption
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Suippienwntal Dixiomere

Leasing Summary Quarier Eded June 30,301

For the Three Months Ended June 30, 20186 Far the §ix Months Ended June 30, 2006

New Leases Non-Andwe Anchor Total on-Anchor Anchor Total
Humber of Leases 44 - 46 75 3 8
Froes Leasabile Area (gq. 1) TE,006 - TE,D06 124,579 6,996 187 875
Truitial Base et (Peq 1t)™ 5 04 L . ] 24,14 H 2506 5 1737 5 2248
Tenant brprovements (Sleq. i) 1 3572 3 - b kL 4 K 672 3 2114 -] 24.85
Leasing Commissions (8eq. ft.) i 1.41 I = I 41 H 131 i 164 I 142
Weighted Aversge Lease Term (¥ra )™ 52 - 52 54 1z 13

Renewals Non-Andiog Anchar Total Do -Anchor Anchor Total
Humber of Leases Ed - EN) T - i)
Gross Leasable Area (5, 1) - 505G 213,588 45162 261,150
Initial Base et ($'sq, i)™ 5 L - 5 30,64 5 3054 5 .2 5 2889
Tenant Erprovements (B%q. L) I I - 3 [Eip) g [15:3] i - i 0.e7
Leasing Commissions (35, i) 3 - 3 - 3 . 5 - 3 - 3 -
Weighted AverspeLeamse Tam (¥ y@ 44 - 44 4.6 4.1 4.5

Tound Hon-Ancdior Anchor Tutal Hon-Anchor Anchor Total
Humiber of Leases 3 - 83 179 L] 182
Giroes Leapable Area (q. L) ] = 151,062 320,767 104,258 443 028
Initial Base Rent (drag £ T .8 k3 B 5 2157 H 2594 T 18.50 4 2621
Tenant Improsements (848q. ft.) 1 1801 I - 4 1501 H 10.30 1 12.30 I 1059
Leasing Commissions (853, L) T o7 k3 - k3 o7 £ 048 T 098 k3 n&y
Welghted Aversge Lease Term (Yre )@ 48 . 45 43 82 57

(0 Iretcal Base Band ivon @ cash bass and is the wetid contrachel moathly nend, anesslized

(20D o 1020 s ez o perenral ot oen




Supplemersal Diselosure

Same-Space Comparative Leasing Summary QuarerEdd fune 30, 016

For the Three Months Ended June 30, 2006 For the 5ix Monthe Ended June 30, 2016

New Leases [on-A nchor Anchor Total Hon-Andhor Anchor Total
Cornpasative if of Leases - el 45 3 45
Compamtive GLA (sq. i)™ - 3 16,417 62,996 139,413
Prior Base Rent (Teq ft) @ 5 5 . 3 3.0 i 1.8 3 14.47 3 1931
Initial Bage Roent (39, ) i 4 = i { I 0.5 i 17.37 4 5.9
Fercentage Change in Bass Bents . T 18.4% 20,04 18.5%
Tenant Improvementz (S/aq. ft) i 4 - £ 5312 3 3453 3 2114 3 2844
Leasing Coenmizsions (S5, fr) -4 i - $ 1.78 4 1.51 -4 1.64 3 157
Weighted AverageLease Tem (¥ b 55 - 55 56 1n.z &1

Renevwals [on-i nchor Anchor Tatal Non-Andhor Anchor Tatal
Compamtive # of Leaser £ . Er) 104 . 104
Comparative QLA (5q L) 75,056 - 75,056 215868 45262 261,150
Prior Bage Rent (3eq. ft ) had 3 FLE 4 . 3 W4 5 2162 3 2056 3 3.5
Initial Base Rent (3faq, ) H 064 i - i 30.68 i 30,54 5 .02 i 2540
Fercentage Change in Base Rents 15.5% 2 15.9% 14. 7% 2.3% 13.0%%
Tenant Erprovements (Tieq. ) 3 0.07 % - $ 0.7 T 0.81 3 . ] 0.67
Leasing Commigsions (S5, ft.) 3 - 3 - £ - 3 - 3 - 3 -
Weighted Aversgelease Term (Yre) @ 24 = 44 46 41 45

Tonnd M- nchor Anchor Total Nan-Andhor Andhor Total
Comparative # of Leases &4 - o 145 3 152
Compamtive GLA (sq. )" 119,419 - 119419 292,308 108,258 400,563
Frior Bare Rent (Bsq 011 @ 5 517 5 . 5 .17 5 .75 H 17.02 5 ko
Initial Base Roert (3'5q, i) 3 3 . 5 iAo 3 2477 3 1550 4 2683
Percentage Change in Base Renls 15.5% - 18.9% 15.@®4% 11.1% 14.7%
Tenant brprovements (S'eq. i) 4 1981 4 - 4 1281 3 Q.63 I 1230 3 10.35
Leasing Coenmissions (S, i) 3 .66 3 - i n&s I 0.3% 3 aws 3 0.55
Weighted Aversge Lease Tem (Y. ) ™ 4% - 4.8 4.9 81 34

(M) Comparative QLA ndadia spacen Lt wors vaesst foe |48 o 1 mostb, o chokng spaces Lhat wors it loaind 38 0w 1m0 ol negasition

(31 Prox Brase Rt 10 om g cach e and 17 thae Ezal monthl v rort pad aneunlized fiot the pce enare o the proeleass that was resswsd

%) D oes mat wam » wxeroee of reneewad options.




. Supplemieatol Divelosore
Investor Information Quarer Ended une 30,20
Retail Cpportunity Invesiments Corp. Investor Relations: Transfer Ageni:
W pireit. nel Ashley Bulot Constance Adams
NASDA(): ROIC abulof [@rowert net ComputerShare
8905 Towne Centre Drive, Suite 108 858.2554913 stance adams@computershare com

Equity Research Coverage

Baird Equity Research RJ Milligan §13.273.8252
Bank of Amenca Memill Lynch Craig Schmidt 646 8553640
Bank of Montreal Paul Adomato 212.8854170
Canaccord Genwtly Panl Morgan 4153254187
Capital One Securities, Inc. Chris Lucas 5716338151
Cii Michael Bilermen 212.816.1383

Christy McElroy 212.816.6981
D.A. Davidson & Co, James O, Lykins 5036033041
FBR & Co. Bryan Maher G46.885.5423
Green Street Jason White 049 640 8780

Jay Carlington 049 640 8780
TP, Morgan Michael W, Mueller 212,622.6689
KeyBane Capital Markets Todd Thomnas 917.368.2286
Raymond James Paul Puryear 727.567.2253

Collin Mings 727 567.2585
RBC Capital Markets Rich Moore 440.715.2646
Wells Fargo Jeff Domnelly 617.603.4262

Fived Income Research Coverage
J.P. Morgan Mark Streeter 212.334.5086

Ratings Agency Coverage

Moody's Investors Service Merrie Frankel 212.553.3652
S&P Global Ratings Michael Souers 2124382508
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