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Item 2.02. Results of Operations and Financial Condition.

On July 25, 2018, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended June 30, 2018. A copy of the
earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On July 25, 2018, in connection with this earnings release, the Company posted certain supplemental
information regarding the Company's operations for the quarter ended June 30, 2018 on its website, www.roireit.net. A copy of the supplemental information is attached as Exhibit 99.2 hereto

and incorporated herein by reference.

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

Item 9.01 Financial Statements and Exhibits.

(d) Exhibits.

Exhibit No. Description
99.1 Earnings Release, dated July 25, 2018
99.2 Supplemental Information for the quarter ended June 30, 2018




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 25, 2018
By: /s/ Michael B. Haines
Name: Michael B. Haines
Title: Chief Financial Officer

RETAIL OPPORTUNITY INVESTMENTS
PARTNERSHIP, LP

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

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



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

FOR IMMEDIATE RELEASE
Wednesday, July 25, 2018

Retail Opportunity Investments Corp. Reports
2018 Second Quarter Results

San Diego, CA, July 25, 2018 - Retail Opportunity Investments Corp. (NASDAQ:ROIC) announced today financial and operating results for the three and six months ended
June 30, 2018.

HIGHLIGHTS

= $7.3 million of net income attributable to common stockholders ($0.06 per diluted share)
«  $33.4 million of Funds From Operationsa) (30.27 per diluted share)

= 97.5% portfolio lease rate at June 30, 2018

= 20.4% increase in same-space comparative cash rents on new leases (7.6% on renewals)
= 2.8% increase in same-center cash net operating income (2Q’18 vs. 2Q’17)

= $15.7 million grocery-anchored shopping center acquired

= $0.1950 per share quarterly cash dividend paid
@ A reconciliation of GAAP net income to Funds From Operations (FFO) is provided at the end of this press release.

Stuart A. Tanz, President and Chief Executive Officer of Retail Opportunity Investments Corp. stated, “During the second quarter, demand for space across our portfolio
continued to be strong, coming from a broad range of necessity-based retailers. We continued to maintain our portfolio at over 97% leased, ending the second quarter
specifically at a strong, 97.5%. Additionally, for the 26th consecutive quarter, we achieved growth in our key same-center and same-space comparative operating metrics.
During the second quarter, we grew same-center cash NOI by 2.8% and achieved a 20.4% increase in same-space cash rents on new leases.” Tanz added, “Looking ahead, with
the current leasing activity and momentum across our portfolio, we are on track to continue achieving solid portfolio operational results as we progress through the second half
of 2018.”

FINANCIAL SUMMARY

For the three months ended June 30, 2018, GAAP net income attributable to common stockholders was $7.3 million, or $0.06 per diluted share, as compared to GAAP net
income attributable to common stockholders of $8.3 million, or $0.08 per diluted share, for the three months ended June 30, 2017. For the six months ended June 30, 2018,
GAAP net income attributable to common stockholders was $18.0 million, or $0.16 per diluted share, as compared to GAAP net income attributable to common stockholders
of $18.5 million, or $0.17 per diluted share, for the six months ended June 30, 2017.

FFO for the second quarter of 2018 was $33.4 million, or $0.27 per diluted share, as compared to $32.8 million in FFO, or $0.27 per diluted share for the second quarter of
2017. FFO for the first six months of 2018 was $70.5 million, or $0.57 per diluted share, as compared to $67.2 million in FFO, or $0.55 per diluted share for the first six
months of 2017.



ROIC reports FFO as a supplemental performance measure in accordance with the definition set forth by the National Association of Real Estate Investment Trusts. A
reconciliation of GAAP net income to FFO is provided at the end of this press release.

At June 30, 2018, ROIC had a total market capitalization of approximately $3.9 billion with approximately $1.5 billion of principal debt outstanding, equating to a 39.3% debt-
to-total market capitalization ratio. ROIC’s principal debt outstanding was comprised of $95.8 million of mortgage debt and approximately $1.4 billion of unsecured debt,
including $192.0 million outstanding on its unsecured revolving credit facility at June 30, 2018. ROIC’s interest coverage for the second quarter was 3.1 times and 93.6% of its
portfolio was unencumbered at June 30, 2018 (based on gross leasable area).

ACQUISITION SUMMARY

Year-to-date in 2018, ROIC has acquired a total of $38.7 million of shopping center assets. During the first quarter of 2018, ROIC acquired a grocery-anchored shopping center
for $19.0 million. During the second quarter of 2018, ROIC acquired a grocery-anchored shopping center for $15.7 million. Additionally, during the second quarter, ROIC
acquired a multi-tenant, freestanding pad for $4.0 million located at one of its existing grocery-anchored shopping centers.

King City Plaza

In May 2018, ROIC acquired King City Plaza for $15.7 million. The shopping center is approximately 63,000 square feet and is anchored by Grocery Outlet Supermarket and
McCann’s Pharmacy. The property is located in King City, Oregon, within the Portland metropolitan area, and is currently 100% leased.

PROPERTY OPERATIONS SUMMARY

At June 30, 2018, ROIC’s portfolio was 97.5% leased. For the second quarter of 2018, same-center net operating income (NOI) was $44.5 million, as compared to $43.2
million in same-center NOI for the second quarter of 2017, representing a 2.8% increase. ROIC reports same-center comparative NOI on a cash basis. A reconciliation of
GAAP operating income to same-center comparative NOI is provided at the end of this press release.

During the second quarter of 2018, ROIC executed 97 leases, totaling 265,743 square feet, including 42 new leases, totaling 98,669 square feet, achieving a 20.4% increase in
same-space comparative base rent, and 55 renewed leases, totaling 167,074 square feet, achieving a 7.6% increase in base rent. ROIC reports same-space comparative base rent
on a cash basis.

CASH DIVIDEND

On June 28, 2018, ROIC distributed a $0.1950 per share cash dividend. On July 25, 2018, ROIC’s board of directors declared a cash dividend of $0.1950 per share, payable on
September 27, 2018 to stockholders of record on September 13, 2018.

CONFERENCE CALL

ROIC will conduct a conference call and audio webcast to discuss its results on Thursday, July 26, 2018 at 9:00a.m. Eastern Time / 6:00 a.m. Pacific Time. Those interested in
participating in the conference call should dial (877) 312-8783 (domestic), or (408) 940-3874 (international) at least ten minutes prior to the scheduled start of the call. When
prompted, provide the Conference ID: 1890648. A live webcast will also be available in listen-only mode at http://www.reireit.net/. The conference call will be recorded and
available for replay beginning at 12:00 p.m. Eastern Time on July 26, 2018 and will be available until 12:00a.m. Eastern Time on August 2, 2018. To access the conference call
recording, dial (855) 859-2056 (domestic) or (404) 537-3406 (international) and use the Conference ID: 1890648. The conference call will also be archived on
http://www.reireit.net/ for approximately 90 days.



ABOUT RETAIL OPPORTUNITY INVESTMENTS CORP.

Retail Opportunity Investments Corp. (NASDAQ: ROIC), is a fully-integrated, self-managed real estate investment trust (REIT) that specializes in the acquisition, ownership
and management of grocery-anchored shopping centers located in densely-populated, metropolitan markets across the West Coast. As of June 30, 2018, ROIC owned 92
shopping centers encompassing approximately 10.6 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

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

"o«



ASSETS

Real Estate Investments:
Land

Building and improvements

Less: accumulated depreciation
Real Estate Investments, net

Cash and cash equivalents
Restricted cash

Tenant and other receivables, net
Deposits

Acquired lease intangible assets, net
Prepaid expenses

Deferred charges, net

Other

Total assets

LIABILITIES AND EQUITY
Liabilities:

Term loan

Credit facility

Senior Notes

Mortgage notes payable

Acquired lease intangible liabilities, net
Accounts payable and accrued expenses

Tenants’ security deposits
Other liabilities
Total liabilities

Commitments and contingencies

Equity:

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

Preferred stock, $0.0001 par value 50,000,000 shares authorized; none issued and outstanding
Common stock, $0.0001 par value, 500,000,000 shares authorized; 112,719,459 and 112,347,451 shares issued and

outstanding at June 30, 2018 and December 31, 2017, respectively

Additional paid-in capital

Dividends in excess of earnings

Accumulated other comprehensive income

Total Retail Opportunity Investments Corp. stockholders’ equity

Non-controlling interests
Total equity
Total liabilities and equity

June 30, 2018
(unaudited) December 31, 2017

$ 898,436 878,797
2,265,760 2,230,600

3,164,196 3,109,397

295,602 260,115

2,868,594 2,849,282

10,958 11,553

1,420 5,412

42,095 43,257

— 500

78,246 82,778

1,600 2,853

36,150 37,167

10,606 6,396

$ 3,049,669 3,039,198
$ 298,942 298,816
189,259 140,329

940,762 940,086

97,884 107,915

173,911 178,984

14,580 18,638

6,997 6,771

18,213 18,018

1,740,548 1,709,557

11 11

1,415,286 1,412,590
(236,570) (210,490)

7,235 1,856

1,185,962 1,203,967

123,159 125,674

1,309,121 1,329,641

$ 3,049,669 3,039,198




Revenues

Base rents

Recoveries from tenants
Other income

Total revenues

Operating expenses

Property operating

Property taxes

Depreciation and amortization
General and administrative expenses
Acquisition transaction costs

Other expense

Total operating expenses

Operating income

Non-operating expenses

Interest expense and other finance expenses

Net income

Net income attributable to non-controlling interests

Net Income Attributable to Retail Opportunity Investments
Corp.

Earnings per share — basic and diluted

Dividends per common share

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

Three Months Ended June 30,

Six Months Ended June 30,

2018 2017 2018 2017
$ 55,050 50,528 $ 110427 102,007
16,471 15,222 32,632 28,890

820 890 3,677 1,643

72,341 66,640 146,736 132,540

11,017 9,628 21,495 18,928

7,914 7,647 15,733 14,715

25,331 23,645 50,548 46,703

3,990 3,817 7,521 7,316

— 4 - 4

274 225 343 274

48,526 44,966 95,640 87,940

23,815 21,674 51,096 44,600

(15,713) (12,477) (31,170) (24,152)

8,102 9,197 19,926 20,448

(763) (888) (1,885) (1,969)

$ 7339 $ 8309 $ 18,041 $ 18,479
$ 0.06 $ 0.08 $ 016 $ 0.17
$ 01950 $ 0.1875 $ 03900 $ 0.3750




Net income attributable to ROIC
Plus: Depreciation and amortization

Funds from operations — basic

Net income attributable to non-controlling interests

Funds from operations — diluted

Number of shopping centers included
in same-center analysis

Same-center occupancy

Revenues:
Base rents
Percentage rent
Recoveries from tenants
Other property income
Total Revenues
Operating Expenses
Property operating expenses
Bad debt expense
Property taxes
Total Operating Expenses

Same-Center Cash Net Operating
Income

CALCULATION OF FUNDS FROM OPERATIONS

(Unaudited)

(In thousands)

Three Months Ended June 30,

Six Months Ended June 30,

2018 2017 2018 2017

$ 7,339 $ 8309 $ 18,041 $ 18,479

25,331 23,645 50,548 46,703

32,670 31,954 68,589 65,182

763 888 1,885 1,969

$ 33,433 $ 32,842 $ 70,474 $ 67,151

SAME-CENTER CASH NET OPERATING INCOME ANALYSIS
(Unaudited)
(In thousands, except number of shopping centers and percentages)
Three Months Ended June 30, Six Months Ended June 30,
2018 2017 $ Change % Change 2018 2017 $ Change % Change
82 82 79 79

97.3% 97.4% (0.1)% 97.4% 97.5% (0.1)%
46,229 $ 44,666 $ 1,563 35% $ 89,342 $ 86,911 $ 2,431 2.8%
91 187 (96) (51.3)% 176 302 (126) (41.7)%
15,181 14,985 196 1.3% 28,861 28,183 678 2.4 %
789 897 (108) (12.0)% 1,089 1,655 (566) (34.2)%
62,290 60,735 1,555 2.6 % 119,468 117,051 2,417 2.1%
10,312 9,805 507 5.2 % 19,418 18,322 1,096 6.0 %
276 255 21 82 % 364 743 (379) (51.0)%
7,252 7,449 (197) (2.6)% 13,769 14,134 (365) (2.6)%
17,840 17,509 331 1.9% 33,551 33,199 352 1.1%
44,450 $ 43,226 $ 1,224 28% $ 85,917 $ 83,852 $ 2,065 2.5%




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

Three Months Ended June 30, Six Months Ended June 30,
2018 2017 2018 2017
GAAP operating income $ 23,815 $ 21,674 $ 51,096 $ 44,600
Depreciation and amortization 25,331 23,645 50,548 46,703
General and administrative expenses 3,990 3,817 7,521 7,316
Acquisition transaction costs — 4 — 4
Other expense 274 225 343 274
Property revenues and other expenses (1) (4,441) (4,311) (9,924) (11,201)
Total Company cash NOI 48,969 45,054 99,584 87,696
Non same-center cash NOI (4,519) (1,828) (13,667) (3,844)
Same-center cash NOI $ 44,450 $ 43,226  $ 85917 $ 83,852

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

NON-GAAP DISCLOSURES

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

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



methodologies for calculating cash NOI, and accordingly, the Company’s cash NOI may not be comparable to other REITs.

Contact:

Ashley Rubino, Investor Relations
858-255-4913

arubino@roireit.net



2nd QUARTER 2018

SUPPLEMENTAL INFORMATION

RETAIL OPPORTUNITY IMVESTHENTS CORPORATION

Retail Opportunity Investments Corporation
11250 El Camino Real, Suite 200
San Diego, CA 92130

www.roireit.net




. Supplemental Disclosure
Ove rview Quarter Ended June 30, 2018

Our Company

Retail Opportunity Investments Corp, (Nasdaq: ROIC), is a fully integrated, self-managed real estate investment trust (REIT) that specializes in the acquisition,
ownership and management of grocery-anchored shopping centers located in densely-populated, metropolitan markets across the West Coast. As of June 30,
2018, ROIC owned 92 shopping cenlers encompassing approximately 10,6 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 S&P Global Ratings. Additional information is available at www.roireit.net.

Supplemental Information

The enclosed information should be read in conjunction with ROIC's filings with the Securities and Exchange Commission. including but not limited to, its
Form 10-0s filed quarterly and Form [0-Ks filed annually. Additionally, the enclosed information does not purport to disclose all items under generally
aceepted accounting principles ("GAAPT).

Non-GAAP Disclosures

Funds from operations (“FFO7), is a widely-recognized non-GAAP financial measure for REITs that the Company believes when considered with financial
statements presented in accordance with GAAP. provides additional and useful means to assess its financial performance. FFO is frequently used by securities
analysts, investors and other interested parties 10 evaluate the performance of REITs, most of which present FFO along with net in¢come as caleulated in
accordance with GAAP. The Company computes FFQ 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 propenty and impairments, plus real estate related depreciation and amortization, and afier
adjustments for parmerships 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 carnings 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 1o 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 vse different methodologies Tor calculating cash NOI, and accordingly, the Company’s cash NOL may not be comparable to other REITs.
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Supplenental Disclosre

Balance Sheets Orartes Ended Jane 30,2618

ifted, doffars fn th s, excepd par values aed share amouns)
D6/ 30/18 12/31117
ASSETE:
Real Estate Investments:
Land 5 HUN436 5 BTHTOT7
Building and improvements 2263760 2,230,600
Less: accumulated depreciation {295,602) {260,115)
Real Estute Investurenis, net 2,864,594 2840282
Cash and cash equivalents 10958 11,553
Restricted cash 1420 5412
Tenant and ather receivables, net 42,005 43,257
[ pasits - 500
Acquired lease intangible assets, net 78,246 B2L7TR
Prepaid expenses 1600 2853
Dieferred charges, net 36,1500 370167
nher assets L0606 6,396
TOTAL ASSETS 8 3,043,669 § 3.039,19%
LIARILITIES:
Term loan 3 98,942 5 295816
Credit facility 189,258 140,329
Senior Motes 940,762 940,086
Mortgage notes payable 97884 107.915
Acquired lease intangible labilities, net 173911 178,954
Accounts pavable and accrueed expenses 14,580 15638
Tenants' seeurity deposits 6,997 6,771
Ohiber liakilities 18213 15,018
TOTAL LIABILITIES 1.740.548 1.709.557
EQUITY:
Commen stock, 20001 par value 300,000,000 shares authorized 1
Additional paid-in capital 1412550
Dividends in excess of eamings (210.450)
Accumulated other comprehensive income 1.856
Total Retail Opportunity Investments Corp. stockholders' equity 1203967
Non-controlling interests 123,159 125674
TOTAL EQUITY 1,309,121 1,529,641
TOTAL LIABILITIES AND EQUITY 5 3,049,665 § 3,039,198
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Supplemental Disclosure

Income Statements Quartee Euied Jane 36, 2018

drnaudited, fn thonsumdy, eveept per share amons)

Three Manths Ended Six Months Ended
/30018 63017 i3 TH 63T
REVENIUES:
Base rents 3 35050 3 30,528 3 110427 £ 102,007
Recoveries from tenants 16,471 15,212 32,632 18,590
Ohther income 520 B90 3677 1.643
TOTAL REVENUES 72541 fi A0 146,730 132,540
OPERATING EXPENSES:
Property operiting LI Rl 3 9628 5 21495 518928
Property taxes 7914 647 15,733 14,715
Depreciation and amortization 25331 23645 50,548 46,703
Cieneral and administrative expenses 3,990 sl 7521 7316
Acquisition ransaction costs - 4 - 4
Chiher expense 274 225 343 274
TOTAL OPERATING EXPENSES 45.526 44,506 G5.640 57940
OPERATING INCOME Pkl b 20,674 S1.0%% 44,600
NON-OPERATING EXPENSES:
Interest expense and other finance expenses [15.7135) (12.477) {31170} (24.152)
TOTAL NON-OPERATING EXPENSES [15.713) (12.477) {31,170 124,152)
NET INCOME 3 5102 i 9,097 § 19926 £ Mh44y
NET INCOME ATTRIBUTABLE TO NON-CONTROLLING INTERESTS {763y (58N [LRER] {1,969
NET INCOME ATTRIBUTABLE T6) RETAIN OPPORTUNITY INVESTMENTS CORF. 3 7,339 3 8,309 5 18041 5 1HA4TY
NET INCOME PER COMMON SHARE - BASIC 3 O0n 3 0.0% 5 [N 3 0.17
NET INCOME PER COMMON SHARE - DILUTED § (i % .08 H 016 % 017
Weighted average common shares outstanding - basic 112,165 109,267 112,164 109,247
Weighted average common shares oustanding - diluted 124,205 121,238 124178 121,156

The Comigntd’s Foern 1000 foe the Guasters caalal Jure 30, 2018 wid June 30, 2017 shiukd be i @i cosjuictan with the shove infematio,

g




Supplemenal Disdosure

Funds From Operations Quarer Ended June 30, 2015

fin ihonsandy, exeepi per share amoums)

Three Months Ended Six Months Ended
D630/ 18 0630017 D6/I01E 063017
Funids from Operations (FFo) ™
Nelincome attributable o ROIC common stockholders £ T3 5§ B0 S I804] S 18479
Plus:
Diepreciation and amortization cxpense 2533 33,645 S0,548 46,703
FUNDS FROM OPERATIONS - BASIC ¥ 32670 5 31954 5 6GHSRO 5 65182
Net meene attributable to non-controlling interests Th3 BEE 1 B85 1.969
FUNDS FROM OPERATIONS - DILUTED 5 33,433 5 3LR42 5 T0.474 5 67151
FUNDS FROM OPERATIONS PER SHARE - BASIC 5 029 5 0.29 b {61 5 (.60
FUNDS FROM OPERATIONS PER SHARE - DILUTED % 027 L 027 3 057 5 .55
Weighted average comimon shares outstanding - basic 112,165 109.267 112064 10/.247
Weighted average common shares outstanding - diluted 124.205 121.23% 124178 121156
Common dividends per share £ 01950 § 01875 £ 03900 § 03750
FFQ Payout Ratio 72.2% 69.4% 6E.4% 68.2%
Additional Disclosures:
Non Cash Expense (Income)
Stranght line rent £ (L4l £ {2881
Abovebelow market rent amortization, net 13.143) {T.218)
MNaon-cash interest cxpense 535 1070
Deferred financing costs and mortgage premiums, net 4m 926
Stock based compensation 1991 3419
Capital Expenditures
Tenant improvemenis 5 448 £ Ta38
Leasing commissions 235 1008
Building improvements G20 990
Reimbursable property improvements 1,143 1,335
Pad and other development 1411 2,428
Value enhancing tenant improvements 4.261 6639

sndimtis with GAAR, provales slditional and useful meanm b assess its Rzl

p
coanmen sharchoblers {determinal in soonbince with GAAP) sciuis
ulenad ot venures.

OAAR




Supplemental Disclovure

Summary ﬂf'Dﬂbt OHtStanding Ouarrer Ended June 30, 2015

Outstanding GAAP Maturity Percent of
Balance Interest Rate Interest Rate Date Taotal Indebtedness
Fixed Rate Debt
Mortgage Debt:
Magnolia Shopping Center 3 B.R5S 3.86% [[ITRE 0.6%
Casitas Plaza Shopping Center 7.234 4.20% 0601722 0.5%
Riverstone Marketplace 18,238 180% 070122 1.2%
Fullerton Crossroads 26,0000 X% 04/06:/24 1. 7%
Diamond Hills Plaza 35,500 361% W28 2.2%
Net unamortized premiums/de ferred financing charges 2057
Total Mongage Deb 97,884 4.5% 1.R% 5.3 Years (WA) 6.2%
Unsecured Senior Notes:
Senior Notes Due 2021 250,000 5.21% 1271523 16,3%
Senior Motes Due 2024 250,000 4.21% 1271524 16.3%
Senior Notes Due 2026 200,000 395 Q922126 13.0%
Senior Motes Die 2027 250,000 4.19% 1271527 16.3%
Net unamortized discounts/deferred financing charges (9.238)
Total Unsecured Senior Notes Q40,762 4.30% 4.41% T4 Years (WA) 61.9%
Interest rate swaps 100,000 1.96% 1.96% 1721720109 6.4%
Interest rate swaps 200,000 2.84% 2.34% 3172022 13.0%
Total Fixed Rate Debt 5 1.338.646 3.92% 3.95% 7.2 Years (WA) B7.5%
Variable Rate Debt
Credit Facility 5 192,000 L10% 110% ogios21 12.5%
Net unamortized deferred financing charges (2,741)
Credit Facility, net 139,259
Term Loan 00,000 3.20% 320% 090822 19.5%
Met ynemortized deferred financing charges {1058)
Term Loan, net 298942
Interest rate swaps {300,000} (1951%
Taotal Variable Rate Debi 5 188,201 316% 316% 38 Years (WA) 12.5%
TOTAL DEBT 5 1.526.847 4.44%0 4.48% 6.1 Years (WA) 10H0.0%0
MNet unamortized premiums on morgages (2.354)
Met unamortized discounts on notes 4.959
Met unamortized deferred financing charges 8.375
Total Principal Deht k] 1537827

111 Divzs e imcluche extermsion options avaiksbbe o ROAC.




Supplemental Divclosure

Summary of Debt Outstanding, continued Quarter Ended Jane 30. 2018

dited, doflars in trousands)

Summary of Principal Maturities

Maortgage Principal Mortgage Principal Semior Total Principal Pereentage of
Year Paviments due at Maturity Credit Faeility Term Laoan Unsecured Motes Payments Deht Maturing
2018 H 313 5 B804 3 - 3 - ] - b3 9,119 0.6%
2009 551 - - - - 551 0.0 @
2020 577 - - - - 577 {
021 nr - 192,000 11 - - 192,717
02z 1.003 23,129 - FO0,000 - 324,132
2023 Gt - - - 250,000 250,680
2024 TO8 26,000 - - 250,000 276,708
025 550 32787 - - - 33537
20246 - 5 - = 2000000 200, 0M00
2027 - - - - 250,000 250,000

3 5.105 5 90,722 3 1520040 3 FOH.000 3 G50,000 $ 1,537,827

Summary of Unencumbered/Encumbered Properties

Nurmber of Percentage

Propertics GLA of GLA
Unencumbered propertics X7 9,921,612 93.6%
Encumbered propertics 3 676,53 .45

92 10,595,134 100.{%%
Summary of Unsecured Debt/Secured Debt
Percentage of Total
Amount Principal Debi

Unsecured principal debt 3 1. 442,000 03.8%
Secured principal debt QAR27 2%
lotal Principal Debt 5 1,537,827 DL

101 s e imctiichs e i RCHC.

ren aptions o

121 Negligdl e Rais nivucds S 10 B




Supplemeniad Disclosure

Selected Financial Analysis Quarier Finded June 30, 2015

drinaudited, fn thonsnmdy, eveept per share amonns)

3018 03/31/1% 12/31/17 93017 6/30/17
Dbt coverage ratios, three months ending:
Interest coverage ratio (EBITDA interest expense) 3x 3y 37 3T 3
Dbt service coverage { EBITDA interest expense + seheduled principal payments)y 3.x 34x EX 37 36x
Met principal debt {Total principal debt less cash & equivalents) Annualized EBITDA 7.7x T.1x 73x T.Ix 7.2%
Debtieguity ratis, at period end:
Total principal debt'total market capitalization 39.3% K, 37T 8% 3t T
Total principal debt/total equity market capitalization o B [ 60.8% 3T.9%
Total principal debi/total book assets 50.4% 49 .45% 49.3% 47, 5%
Total principal debtundepreciated book value 46.0% 453% 45.5% 44,000
Secured principal debt'undepreciated book value 2.9% 2.49%, 3.2% 2,0%
Market capitalization calealations, af peviod end:
Commeon shares outstanding 112,165 112,165 111586 109,267 109267
Crperating partnership units (OF units) outstanding 11,648 11679 11679 11,679 e
Comumon stock price per share 5 19.16 5 1767 5 19.95 5 19.01 5 19.19
Total equity market capitalization 3 2372268 5 2188331 £ 2465116 5 2,299,192 5 2320960
Total principal debt 1,537,837 1499 820 1,378,042 1343185
TOTAL MARKET CAPITALIZATION 3 3910095 5 3.693R34 £ 3964936 1 3678234 5 3664145

Unsecured Senior Notes Financinl Covenanes: "

Total debt to total assets not to exceed 606 47.9% 4T 1% 47.4% 46.3% 45.9%
Total secured debt to total assets not to exceed 40% A% 3.1% 34% 21% 2.2%
Total unencumbered asseis o toial unsecured debt not to be less than 1 50% 207.6% 210.7%% 208. 7% 214.5% 216.6%
Consolidated income available for debt service to interest expense nod to be less than 1.5:1 3.5x Jbx EN 3.8x 3.9x

(N1 Cakubikad i dacordinee wilth GAAP pursusl o inderd ying basd isdéles,




2018 Property Acquisitions

fefolars in thowsands)

Supplementad Disclosure
Carter Ended June 30, 20058

Date Owned
Shopping Centers Location Acquired Purchase Amount GLA
Q2088
Stadivm Center Tucoma. WA 02/23/18 3 16000 48,888
Total 10} 2018 3 16,000 4R HEE
202008
King City Plaza King City. OR O5/18/18 3 15,686 2676
Ouiparcel at Casitas Plaza Carpinteria, CA N52518 3 3,950 7691
Total 20 2018 b3 19,636 70,367
Total 2018 Acquisitions b IE616 119,255

-10-




Supplemenial Disclosure

Property Portfolio Quartr Ended June 30, 2013

feleeflaers i thonsandy)

Date Owned Y

Southern California City State Aciuired GLA Leased ABR ™ Major Tenants
Lavs Angeles mere aren
Paramount Pl ™. Paramount ca 102200 LR A 8 Cimowery Ouitlet Supenmaroer, 99 Omly Stores, Rite Ald Phanmacy
Clasamant Fromenade * Claremont A 092310 b Super King Supsrmeacket
Cimeway Vilinge s Chino Hills A 129710 Sprouts Market
Seabridgs Markeiplice * Osnand Ca 03310132 10008 Safeway (Vons) Supensrke.
Gilendor Shoppang Center * Lilendsra oA LULEAT R I3 D48 Albemzoa's Supsnngrke
Hedomdo Beach Plazs et Fedomdo Beeh oA 1272812 110,500 10005 Balizaay (Mons) Superrarkiel, Peon

" Drigmiond Har oA g 100,342 LALLEEY Walran Meighborhood Market, Cruneh Fioness

. Drimiand Bar CA 04223 139,505 hite H-Part Supcrmarkel, Rise Add My
Plaza de b Caiiada o La Cailada Flantrdge cA 12/1313 100,408 5% Lielsait's Superisarkel. T1 Maxs. Rile Add Phisoacy
Fallorook Shapping Ceilér = Las Angeles CA 06/13'14 755299 9t Sproats Market, Trder Joe's, Kroger (Rulph's) .‘illp-.'mu:k..'l':'. TI Maxx
Moorpark Tewn Celer * Maarpark CA 120314 133,547 LR Kmajser (Ralpi's) Supenmarket, CVS Phanvacy
Ohntario Plisa * Owlario Ca 010615 150,149 95.1% El Super Supermarkel, Rite Aid Phanmscy

Park (haks Shopping Center . Thousan] Craks ©a a6 5 10,052 Sabeway (Vans) Supermsarket, Dollar Tree
Warmer Plazs . Woodland Hilks A 12731135 110,318 Sproasts Market, Kroger (Ralph's) Supermarket ™, Rite Aid Phnnnx)""'
Magnolia Shepping Cemter * Sunt Barbura LA A3 116,360 Kroger {Ralph's) Supermarket
Casits Pluza Shopping Center * Carpinteria CA 03116 105, 09K Alhertsoas Supammarkost, (VS Phamacy
Bouguet Center * Sania Clarie CA O4IZRIB 145,003 Safizwsry (Vans) Supenmuarket, OV Phanmacy, Ross Dress For Less
Marth Ranch Shopping Center * Westlake Village CA 0601116 146,625 K noger (Ralph's} Supermurket, Trader Joes, Rite Aid Pharmacy, Petco
The Knolls - Lang Bench A W3 16 52,021 1000 % Truder Joe's, Pet Food Expross
The Teraoes *  Rancho Palos Verles CA 031717 PLA% Truder Joe's, Marshall's, LA Fitness
Las Amgeles metro area total 1,939,381 96.9% 3 650
rermye County meire ares
Santa A Downsawn Flazn ; Santa Ana ca Q12610 5 042 Koroger (Food 4 Less) Supermarket, Marshall's
Sycumare Creck * Coronn Ca N3N0 1,782 Safeaay (Vons) Supermacket, ©VS Pharmacy
Desen Springs Markeiplace - Pabm Desert [} axivi 3 s 1144 Kroper (Rnlph's) Supermarkes, Rite Aid Pharmacy
Cypress Center West + Cypress (o} 12404/12 0%, 246 s, 5% FaR2 Kmoger (Ralph's) Supermarket, Rite Ald Phanmaey
Harbar Place Center * Cawnden Girove A 1262802 119421 1641 AA Supermarkes, Ross Dress For Less
3 Poinie Flan * Hunringron Besch A 0933413 4,183 Troder Jog's, Pier |
Peninsuls Murketplace * Huntingon Besch (&) LR E] T4 Kmper (Ralph'e) Supermarker, Plana Finess
Fullerion Crossrogds Fullerian (&) K117 3410 Kroger (Ralphs) Supermarkes. kobls, Jo-Ann Fabrics and Crafts
The Village 8 Mellie Gail Ranch Lagguna Hills ca 11307 2073 Smart & Firal Exra Supennart
Ovange Countey metra anea intal - 23533
San Dicge mefre area
Marketplace [ Kia * Oiceanside (e LOBIENT 177,195 LS L 3234 r Brothers Supemarker, Walgresns
Renaissance Tawne Cenire *  San Dicga CA LRGN 3,074 G14% 2333 CVS Pharmacy
Euelid Plaza L] San Dicpo CA 302912 T4 %% 1411 Vallars Supermarkes, Walgresns
Bay Plazn o San Dicgo CA 10512 TR 1000 1,968 Scafood City Supervarket
Bernarde Heaghis Plaz - Rancho Bemardo CA G263 7,7 i 4iah Sprouts Marke:
Hamthome Crossings a San Dicgo A 062713 141,288 3% 3,104 Mitsuwa Supermarket, Ross Divess For Less, Staphes
Crecksive Plaes 0 Paway A 0202614 128,852 [EET 2767 Siter Brothers Supermadber, AMC Thanes
Sam Diego metro area tatal BHE S0 ECEE ] 15,720
Southern Califo mia Totals T asm | VA% 3 B

(1} AHR Is equnl i anmuzlzed base rem on o cash ket for ol lomses inepleoe ai perod end.
(2} Thesie petnders ans mot ennats of RCBC

*Dharaies prapenics in sume cemer pool far 20) 3014,

5 1




Supplemental Disclosure

Property Portfolio, continued Quarier Ended June 30, 7078

{dartluars i theouesarends)

Date Owned Y
Northern California City State Acquired GLA Leased ABR" Major Tenants
San Framcisco mefre aren
Pleasant Hill Marketplac: b Plezszni Hill CA D408/ 1 9,715 0% 3 LAT Total Wine and More, Buy Buy Baby, Basset Furniture
Pinale Vistn Shopping Cemer * Pinole TA 123,30 2992 SaveMan (Lucky) Supermarker, Plunet Fimess, Kman
Covniry Cluh Ginte Center * Pacific Grave A 107,351 2041 SaveMar (Lucky) Supermarket, Rile Aid Pharmacy
Plserlin Cowe Shopping Center b Faster Clry CA S Ranch Market
Thee Vilbage ar Novato L Novatg CA Trader Joe's, Phanmaca Phammacy
Santy Terea Village W San Jose CA Raleys (Nob Hill) Supermarket, Dollar Tres
irnndn Shopping Center *  Livermare A SuveMart (Lucky} Supermarket
Country Club Villnge + San Raman A Walmart Neighhorwood Market, CVS Phurmacy
Morth Park Plaza " San Joss A H-Mam Supermarket
Wittt Massar * Sauth San Franciseo A nns A% ity Oullet Supernmarier
Jacksan Square * Huywand A 07nLs 00.0% Saliwiy Superrarkel, OVS Phannscy, 24 Hour Fitness
Ciateway Cenire *  San Rumon A (RN 0% SaveMart {Lucky) Supermarket, Walgrees
lIran Harse Plmm - Dunville CA 124715 93.0% Limandi's Market
Maonerey Center * Manierey CA e Trader Joc's, Pharmac Pharmacy
Santa Ros Southskle Shapping Cenrer * S Rosa ca 1. REL Cost Plus World Market
Pbunes Lo Pl Mauntain Visw A 48,07 o Salieway Supermarket
San Framciseo metro area tatal 1378756 A% 5 3,142

N0 P YT e
Morwosd Shopping Cenmr - Sacimmento A 04061 L RN & 12689 Wiva Supermarket, Rite Ald Pramngey, Cit Tremds
Bills Shogynng Cenler o Ranchs Card ova CA 02w 235714 BAA% 2449 Wiva Supermarkel, Ross Dvéss For Léss (s Discouiis), Dolkie Tree
Pormd Ranch 2 Stockban CA nsman [ E 93.5% 2libh Raleys Supormanket
Found Hill Squar: Shopping Cemer v ZephyrCove NV w2111 115,584 I6H% 1972 Safeway Supenmarket, Dollar Tro US Postal Service
Cireen Walley Seation ! Cameran Park CA 52,45 T6.7% 1037 WS Phormacy

Sacramentn metro ares total S01,07H % S RHIE

Narthern Californda Totals L6553 954 3 33035

111 ABE b5 eguel 10 annulized base rent on e cash basis for 2 keases in-place o period end

et properties bn same cestar poal for 20 01K m
=4z et




Property Portfolio, continued Quartr Ended June 30,2013

Vo ars D ihowsands)

Date Orwned Yo

Pacific Northwest City State Acquired GLA Lensed ABR ' Major Tenants
Seattle metre area
Meridian ¥Valley Plaza ) Kent Wi A201710 51,597 96.5% 3 B2l Korager (FC) Supermarkel
The Market ot Lake Stevens *  Lake Stevens Wik [ENER T 74,130 0% 1464 Adbertson’s (Haggen) Supermarket
Camyem Park Shopping Center * Batkell WA 123,592 GE. 4% 23T POC Community Markets, Rite Aid Pharmsey, Petes
Hiwhs Prairic Shopping Cener *  Lpoey WA 100,00 LA Safewny Supsrmarket, Dodlar Tree, Big Lot
The Bress Buikding o Seatihe Wi 4230001 T0HL 0% LEa2 IG6A Supermarkel, TIMaxx
Guteway Shopping Cenier * Manwille WA B 6012 HE4% 2383 WinCo Foods 7, Rite Ald Phammacy, Ross Diess For Less
Aurora Square ¥ Shorelime WA 20022004 1ML 0% LTE2 Cernral Supermarket, Marshalls, Pier |
Canyon Crossing + Puyallup WA LRk 1000, % 2634 Safewny Supermarket
Crossnsads Shepping Center » Rellevus: WA 201H2003 1ML 0% 10,504 Krigger (QFC) Supermarkel, Bed Bath & Heyeml, Dick's Sposting Goods
Bellevas Markerplace ] Bellevue WA (AR 113,758 ([N 3,143 Asian Family Markst
Four Comer Square * Maple Valley W 119,564 (LA 2,569 Cirocery Ttk Supermarker, Walgreens, Johnsons Home & Ganden
Beridle Triiks Shopping Center +  Kirkland WA 108,377 100,72 333 Grocery Otk Supermarket, Bartell Dirags, Dodiar Tree
POC Community Markels Plazs 4 Edmusrls WA 459 104025 B POC Comnmunily Markets
Highlar Hill Shappin g Cener Themma WA T 163,524 [[CINE 2,70 Safevay Supsrmarket, LA Firness, Dollar Tres, Peteo
MNorth Lyniwocd Shopping Cailer Lynsiwood WA [CUC S 63,606 91.3% HOE Kroger (QFC) Supermarkel
Stndium Cenier Tacomn WA 022318 43,4548 L (% 1,029 Thriftway Supermarket

Seutthe metro area ol LAl 105 990 % 3 IR 610
Portland merro aren
Vuncoyver Markel Cender » Vancogver WA AT 118,385 Q7.0 1 Skyrane
Hapgry Valley Town Cemer *  Happy Valkey Ok W40 138,662 ¥0.2% Maw Seasins Supsrmarke
Wilsomille 0 Town Sguare 3 Wilsonville DR 2000:2002 49,937 [[CINE 1LE19 Kroger i Fred Meyer) Supermarket =
Cascade Summit Town Squane *  West Linn OR L] 014 [N} 1,719 Safewny Supermarket
Heritape Market Center * Vancouver W WRAX0 107 465 1OHLIPG 1,758 Salowny Supermarket, Dodlar Tree
Dhvision Crossing *  Portland DR 122210 13,561 Q8.8 LI25  Rite Al Phanmacy, Ross Dress For Less, Ace Hardware
Halsey Crossimg o Airesham OR 1222710 9948 96.3% 1,295 24 Hour Fuiness, Dolker Tree
Hillsboro Maret Center - Hillshoro DR 112311 136,021 TEML (7% 2,008 Albertson's Supermarket, Dallar Trez, Ace Hardware
Fobinwood Shapping Center * West Linm OR LR R 70,831 1ML 07% 1057 Walment Meighborhood Market
Tignrd Markeiplace * Tigad Ok 21514 136,859 90, 3% 164 H-Man Supermarker, Bi-Man Fharmacy
Wikscmville Town Censer = Wiksenville O 1211712 167,829 100,0% 2,779 Safieway Supermarket, Rite Aid Pharmacy, Dollar Tree
Tignrd Pramenad: *  Tigard Ok ! AR 43 [N 1470 Safewny Supermarket
Sunmyside Village Syuane . Happy Valley OR 52,278 11, 07 L5375 Girocery Otk Supermarket, 24 Hour Fianess, Ace Hardwarne
Johnson Cresk Cemer *  Happy Valley OR LIS (IR [N 2250 Trader Joe's, Walgresns, Sportsman's Wardhouse
Rase City Center *  Portland OR W56 0,650 1040, 0% KM} Sukwuy Supermarket
Drwisian Cerer Partland Ok 4Ds1T 121,904 100,725 1921 Giroeery Outka Supssrmarker. Rite AR Phanmacy, Paco
Riverstone Marketplace Vancoaer WA g 95,774 98.5% 2033 Kroger ((FC) Supermarket
King City Plazn King City Ok ] 62,674 100,07 974 Grocery ket Supermarket

Portlamd metro area total LATIARH W0.4% 3 31376

Pagific Nerthwest Totals AHIM, 093 992% 5 TI.0a5
TOTAL SHOPPING CENTERS 10457, 456 $I85% 5 2979

(U1 ABR i equarl s anmuelimed berse rent am o cash basis for all leses in-place ot period end

120 Thetee reticbers ane ot enants of ROIC .
Wsbe: Property Portfolio excludes vne shopping centor that s cumenily usder contract to b wobd (alabed for new mulii-family devekpmoat),

-13-

*Denotes properties in ssme enter poal for 20 2014,




Same-Center Cash Net Operating Income Analysis

dited, doflars in thowsands)

Number of shopping centers included in same-center analysis "'

Same-cenier oecupancy

REVENUES:
Base rents
Percentage rent
Recoveries from tenants
Other property income
TOTAL REVENUES

OPERATING EXPENSES:
Property operating expenses
Bad debt expense

Propenty tases

TOTAL QPERATING EXPENSES

SAME-CENTER CASH NET QPERATING INCOME

Supplemental Disclosure
Quariter Ended Junie 30, 2008

SAME-CENTER CASH NET OPERATING INCOME RECONCILIATION

GAAP Operating [ncore

Depreciation and amortization
General and administrative expenses
ACQUISITION IFANSaClion cosls

Other expense

3
Property revenues and other expenses '

TOTAL COMPANY CASH NET OPERATING INCOME

Mon Same-Center Cash MO

SAME-CENTER CASH NET OPERATING INCOME

L1} Same certers ans s properie

21 I b maraig hi-Bne: nents, ametizasion of whove and hekow-markes &

Three Months Ended Six Months Ended
063018 063017 S Change % Change 063018 0630117 § Change % Change
Bl EE ™
97.3% 0.1 974% 97.5%, 0.1
$ 46229 S 44006 1,563 35% 3 B9.342 5 86911 5 243 2E%
9] 187 (96) {51.3%) 176 302 (126} (41.7%)
15181 14,985 196 1.3% 28,861 28,183 fix} 4%
THY 2497 [RLAE) (12.0)% 1,08 1.655 (566 {34.2)%
62,290 60,735 1.555 2.6% 119,468 117.051 2417 2.1%
3 10312 3 LR-IR] 7 § 19418 £ 183 £ 109 0%
176 255 21 .20 364 743 (379 {3100
1.252 T.449 (197 (2.6)% 13,760 14,134 (365) (2.6)%
17540 17,509 33l 1.9% 33.551 33,199 332 L.
F 44450 § 43,226 1.224 18% 5 R3.917 §  RiR32 $ 2065 1.5%
§ 23815 5 Il.674 5 51096 S 44600
25331 25645 5548 46,703
3.990 31T 7.521 7.316
- 4 - 4
274 225 343 274
{4,441) (4,311 (9,924 {11,201)
48,909 45.054 99,584 7,650
14519 (1.828) (13.667) (hRdd )y
§ 44450 § 4310 5 B5OIT §  RAE51

which wene cwmed for he miineny

cerrint end oomparib: prior yeer peernd.

Pk Arialysis enchuces oo alaopraig cemer Al is oty wdes anmieet o e s delatad B new sailli-Samily develnpussa

i

< intsmeyitibes, smchae b bemineion foes mat o contrctual ameanmes e exqeness sl macoreery aidjs s nekried s prioe perisds




Supplemenial Disclosure
Top Ten Tenants Quarter Ended June 30, 2018
ioflars i thosesaints)
Percent
Number of Leased of Total Percent of
Tenant Leases GLA Leased GLA ABR Total ABR
1 Albertson's / Safeway Supermarkets 20 990,998 97 % 12055 3. 7%
2 Kroger Supermarkets 12 511,240 505, T.054 1.4%
3 Rite Al Pharmacy 14 266921 2.6% 3312 1.6%
4 JP Morgan Chase 22 98473 1.0% 3073 1.5%
5 SaveMart Supermarkets 4 IR7.639 1L.8% 2R3 L3%
6 Marshall's ! TIMaxx [ 178,195 L 7% 2.672 1.3%
7 Sprouts Markets 4 159,163 1.6% 2,650 1.3%
8 Ross Dress For Less / dd's Discounts 7 191,703 1.9% 2618 1.2%
9 Trader Joe's 8 96,714 0.9% 2,522 1.2%
10 H-Mart Supermarkets L 147,040 1.4% 2400 L1%
Top 10 Tenants Total 104 2B28.080 2740% % 41,169 19.6%
Oither Tenants 1.897 TA0T.A5T T2.4% 169373 BO0.4%,
Total Portfolio 1.5997 10,235,543 100.0% & 210.542 10000

-15-




Lease Expiration Schedule

Supplemenial DNsclosure
Quarter Ended June 30, 2008

fulollars in throssands)
Anchar Tenants ™ Numher of Lensed Pereent of Toial Percent of ABR
Leases Expiring ™' GLA Total Leased GLA ARR Total ABR Per Sq. Ft,
3 79,654 A% ] 592 0.5% 5 12435
13 407547 4.0% 6,358 15600
17 553,496 54% G413 1159
15 0% 5454 1064
17 500,775 100 441 12.63
8 G265 D.0% 14,206 15.34
] 337727 330 4614 13.66
L] 341785 33% 4019 1439
11 380,933 A% 5242 1344
9 231234 3% 3604 1555
a5 1,387,250 13.6% 11,637 10,2% 1 5640
166 5676027 555% [] 795970 3T 5 140
Now-Anchor Tenanix Mumber of Lewsed Percent of Toial Percent of ABR
Leases Expiring ™' GLA Tital Leased GLA ABR Total ABR Per Sq. Ft.
115 169,539 1.7% L] 4.5 24% 5 2944
262 530 5.2% L4507 1% 2T.R1
281 646,407 63% 17,705 24% 2739
291 638297 (B 9 1939
73 651,249 1440 2979
237 5497379 | 7 6k 2948
B3 287101 T.291 25.39
63 219677 G050 2734
Gl 194,637 5,803 29.82
0 195,353 T2 29.29
mnx 422 582 12,197 IRRS
1,831 4558616 44 5% H] 130,572 62.1% = 1864
All Tenants Namber of Leased Percent of Total Percent of ABR
Lenses Expiring "' GLA Total Leased GLA ABR Total ABR Per Sq. Ft.
118 249,193 pE LS £ 5,001 2949 5 4.4
275 943,557 9.2% 21.265 10K 1% 22.54
298 1,199 9588 11.7% 24118 11.4% 20140
308 1,150,808 12% 24.339 11.6% 2115
290 L161.024 4% 25 845 b 6
268 1513394 14.8% RIS 2088
91 624 328 1% 11,5905 1905
73 561.46% 54% Lih Bk 19.54
72 JE4ET0 5.7% L1043 18,50
[ 426587 2% D416 4.5% 22407
137 1.810,132 178% 33834 15.9% 1869
1,997 10,235 543 1000 § 21,542 LKA & 2057

st ane hetses eqpual 40 o prsiker taan 15,0 e fect.
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Supplemental Diselosure

Leasing Summary Quarte Emded une 3, 2013

For the Three Maonths Ended June 30, 2008 For the Six Months Ended June 3, 2008

New Leases Non-Anchor Anchor Total Non-Ancher Anchor Tuotal
Number of Leases 42 - 42 67 1 [
Gross Leasable Area (sq. L) 95669 = 0%, 669 145,515 38,500 184,005
Initial Base Rt (5/5g. i) """ 5 ] L - $ 25,28 3 2541 5 22,35 ] 2507
Tenant lmprovements (355, L) ] 4 § = 3 4.1 3 422 3 375 5 412
Leasing Cominissions {3/sq. fi.) 3 294 5 - 3 294 5 .70 3 - ] 213
Wl ghted Average Lease Term (Yrs,) ! 6.9 - 6.9 6.7 13.0 i1

Renewals Non-Anchor Anchor Total MNon-Ancher Anchar Tetal
Mumber of Leases 34 1 55 1n? f 123
ble Aren (sq. L) 140,976 26,098 167074 HAL0Ag 215,131 S, 070
Initial Base Rent ($/5g. i) " 5 260 $ 1200 3 29135 3 29.70 ] 19,62 5 541
Tenant Improvements i 35, ft.) 5 00a ] - b3 00,0 3 156 3 - H 0,32
Leasing Comimissions {3/sq. i) 5 0.04 13 - i 0.03 3 017 ] - g 0.0
Weighted Average Lease Term (Y80 ol 4.7 50 4.7 RN 3.0 il

Tatal Non-Anchor Anchor Total Nan-Anchor Anchar Total
Mumber of Leases an 1 @9 184 7 191
Giross Leasable Area {sq. fi) 230,645 26,098 265.743 436,434 253,651 Lol
[nitial Base Rent (S/sq. )" 5 nne 13 32,00 i 27,69 3 M43 5 20,03 13 1538
Tenant Improvements (3. L) - 1.7 & - 3 1.54 i 1.T8 g 0.57 § 1.3
Lemsing Commissions {(3/sq. 1.) 3 1.3 L3 = i L 3 1.1 3 = £ 064
Wi ghted Average Lease Teem (Yrap ™' a6 5.0 55 57 6.2 59

(01 Il Ebarr Roari i 0 3 corsdh bvsis aaned s vz initial coniraziual meomly rent, menumlized.
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Supplemensal Disclosure

Same-Space Comparative Leasing Summary Quarter Ended June 30, 315

For the Three Months Ended Junc 30, 2018 Fuor the Six Months Ended June 3, 2018

New Leases Non-Anchor Anchor Non-Anchor Anchor Tatal
Comparative # of Leases 25 44 1 43
Comparative GLA (sq. ft.) " 63,734 - GHD Fm.500 135,180
Prior Base Rent (S/sq. fi.y ™ 5 2134 5 - 5 5 2435 5 15,45 % 287
Initial Base Fent (%5, L) 5 811 5 . -3 % -1 2236 5 647
Percentygpe Changee m Base Benis 20.4% 44.7% A
Tenant [mprovements {($/sg, fi.l 5 169 5 - 5 3 5 335 5 32
Leasing Comimissions (3/sq. i) 5 3.0 5 - 5 3 5 - 5 217
Weighted Average Lease Term (Yrs.) i &3 130 al

Renevals M- Anchar Anchor Tatal Min-Anchor Anchar Tital
Comparative  of Leases 54 1 55 1?7 [ 123
Comparative GLA (5. it.) 140,976 26,098 167074 )34 215,131 A0, 0T
Prior Base Rent ($/sq. f1.)'" 5 2624 L 364 3 2708 3 2715 5 15.64 % 13.53
Initinl Base Rent ($/5g. fL) H 28,60 L 3200 3 2913 3 2990 5 19,62 H 2541
Percentage Change i Base Renis 8.0%. 1.1% T 9.4% 3.21% i
Tenant [mprovements ($/5g. fi.l 5 0.09 5 - 3 (L] 3 0.56 5 - & 032
Leasing Comimissions (3/sq. i) 5 .04 L3 5 [IXik) 3 al7? 5 - & oo
Weighted Averige Leass Term (Yrs.) ™! 47 50 4.7 LA B 5.l

Taial Mawri Anchar Anchor Total Maom=Anchor Anchar Tatul
Comparative # of Leases 79 | A0 161 7 16E
Compa e GLA (=g, f1)° K 04,710 26,005 230,808 623 253,631 644,259
Prior Base Rent ($'sq. i)™ 5 533 3 34 5 26,05 3 26,43 5 1516 3 3.7
Initizl Base Rent ($/5g. L) 13 %43 £ 3zon 3 ] 3 2928 5 003 b3 1364
Percentage Change in Base Rents 12.2% 1.1% 1071% 10.8%, 1030 L%,
Tenanit nproverents ($sg. ML) 5 .21 % - 3 108 3 119 5 ns7 L1 L2
Leasing Commissions (5/s. f.) 5 1.02 5 - 5 041 3 (8.0 5 - 5 054
Wi ghted Averige Lease Term (Yrs.) ! 58 50 57 57 6.2 5.0

L Companmive GLA ineludes space

121 Prind Hise Ral is
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Supplemenial Disclosure

In vestor Information Ouarter Ended June 30, 2018

Retail Opportanity Investments Corp.

www.roireiLnet Fnvestor .Re.l'erﬁam:: Transfer Agent:
NASDAQ: ROIC Ashilc)- R_ub in¢ Constance Adams
11250 El Camino Real, Suite 200 anubino@roireit.net ComputerShare
San Dicgo, CA 92130 H38.255.4913 constance.adamsimcomputershare.com
Equity Research Coverage
Baird Equity Research RJ Milligan 813.273.8252
Bank of America Merrill Lynch Craig Schmidt 646,855.3640
BTIG Michael Gorman 212.738.6138
Capital One Securities, Inc. Chris Lucas 571.633.8151
Citi Michael Bilerman 212.816.1383
Christy McElroy 212.816.6981
DAL Davidson & Co, James O, Lykins 503.603.3041
Green Street Daniel J. Busch 949 640.8780
L.P. Morgan Michael W, Mueller 212.622.6689
lefferies George Hoglund 212.284.2226
KeyBane Capital Markets Todd Thomas 917.368.2286
Raymond James Paul Puryear 727.567.2253
Collin Mings 727.567.2585
RBC Capital Markets Wes Golladay 440.715.2650
Wells Fargo Jeff Donnelly 617.603.4262
Fixed Income Research Coverage
J1.P. Morgan Mark Streeter 212.834.5080
Ratings Agency Coverage
Moody's Investors Service Dilara Sukhov 212.553.1438
S&P Global Ratings Michael Souers 212.438.2508
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