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Item 2.02. Results of Operations and Financial Condition.

On July 26, 2017, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended June 30, 2017. A copy of the
earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On July 26, 2017, in connection with this earnings release, the Company posted certain supplemental
information regarding the Company's operations for the quarter ended June 30, 2017 on its website, www.roireit.net. A copy of the supplemental information is attached as Exhibit 99.2 hereto and
incorporated herein by reference.

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

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

99.1 Earnings Release, dated July 26, 2017
99.2 Supplemental Information for the quarter ended June 30, 2017
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By: RETAIL OPPORTUNITY INVESTMENTS GP, LLC, its general partner

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



Retail Opportunity Investments Corp. TRADED: NASDAQ: ROIC
8905 Towne Centre Drive, Suite 108
San Diego, CA 92122

FOR IMMEDIATE RELEASE
Wednesday, July 26, 2017

Retail Opportunity Investments Corp. Reports
Solid 2017 Second Quarter Results

San Diego, CA, July 26, 2017 - Retail Opportunity Investments Corp. (NASDAQ:ROIC) announced today financial and operating results for the three and six months ended
June 30, 2017.

HIGHLIGHTS

= $8.3 million of net income attributable to common stockholders ($0.08 per diluted share)
= $32.8 million of Funds From Operations(l) (30.27 per diluted share)

= $298.4 million of shopping center acquisitions lined up year-to-date

= $171.9 million of shopping centers acquired year-to-date (including $80.4mm in 2Q’17)

= $126.5 million of shopping center acquisitions currently lined up

= $58.8mm of ROIC common equity to be issued in connection with acquisitions ($21.25 per share)
= $43.5 million of non-core property dispositions currently lined up

= 97.3% portfolio lease rate at June 30, 2017

= 3.6% increase in same-center cash net operating income (2Q’17 vs. 2Q’16)

= 27.3% increase in same-space comparative cash rents on new leases (12.0% on renewals)
= 36.7% debt-to-total market capitalization ratio at June 30, 2017

= 3.7x interest coverage for 2Q’17

= Quarterly cash dividend of $0.1875 per share declared
@ A reconciliation of GAAP net income to Funds From Operations (FFO) is provided at the end of this press release.

Stuart A. Tanz, President and Chief Executive Officer of Retail Opportunity Investments Corp. stated, “The core fundamentals of our business remain strong and we continue to
take our portfolio to new heights. During the second quarter, leasing activity continued to accelerate, driving our occupancy and releasing spreads higher. We ended the quarter at
97.3% leased and achieved 27.3% increase in same-space base rents on new leases. Additionally, we continued to enhance our presence across our key, in-fill markets through
our highly-disciplined acquisition program.” Tanz commented further, “Given our acquisitions year-to-date and ongoing leasing momentum, we are well-positioned to post a
strong second half to 2017.”



FINANCIAL SUMMARY

For the three months ended June 30, 2017, GAAP net income attributable to common stockholders was $8.3 million, or $0.08 per diluted share, as compared to GAAP net
income attributable to common stockholders of $7.7 million, or $0.08 per diluted share, for the three months ended June 30, 2016. For the six months ended June 30, 2017,
GAAP net income attributable to common stockholders was $18.5 million, or $0.17 per diluted share, as compared to GAAP net income attributable to common stockholders of
$15.7 million, or $0.16 per diluted share, for the six months ended June 30, 2016.

FFO for the second quarter of 2017 was $32.8 million, or $0.27 per diluted share, as compared to $30.5 million in FFO, or $0.27 per diluted share for the second quarter of 2016.
FFO for the first six months of 2017 was $67.2 million, or $0.55 per diluted share, as compared to $60.3 million in FFO, or $0.54 per diluted share for the first six months of
2016. ROIC reports FFO as a supplemental performance measure in accordance with the definition set forth by the National Association of Real Estate Investment Trusts. A
reconciliation of GAAP net income to FFO is provided at the end of this press release.

At June 30, 2017, ROIC had a total market capitalization of approximately $3.7 billion with approximately $1.3 billion of principal debt outstanding, equating to a 36.7% debt-
to-total market capitalization ratio. ROIC’s debt outstanding was comprised of $62.2 million of mortgage debt and approximately $1.3 billion of unsecured debt, including
$281.0 million outstanding on its unsecured credit facility at June 30, 2017. For the second quarter of 2017, ROIC’s interest coverage was 3.7 times and 95.2% of its portfolio
was unencumbered (based on gross leasable area) at June 30, 2017.

ACQUISITION SUMMARY
Year-to-date in 2017, ROIC has lined up a total of $298.4 million in shopping center acquisitions. During the first quarter of 2017, ROIC acquired three shopping centers, in
separate transactions, totaling $91.5 million. During the second quarter of 2017, ROIC acquired two shopping centers, in separate transactions, totaling $80.4 million.
Additionally, ROIC currently has contracts to acquire three shopping centers, totaling $126.5 million.
Division Center
In April 2017, ROIC acquired Division Center for $33.0 million. The shopping center is approximately 122,000 square feet and is anchored by Grocery Outlet Supermarket and
Rite Aid Pharmacy. The property is located in Portland, Oregon and is currently 91.4% leased.
Highland Hill Shopping Center
In May 2017, ROIC acquired Highland Hill Shopping Center for $47.4 million. The shopping center is approximately 164,000 square feet and is anchored by Safeway
Supermarket and LA Fitness. The property is located in Tacoma, Washington, within the Seattle metropolitan area, and is currently 95.9% leased.
Monta Loma Plaza
ROIC has a contract to acquire Monta Loma Plaza for $30.0 million. The shopping center is approximately 48,000 square feet and is anchored by Safeway Supermarket. The

property is located in Mountain View, California, within the San Francisco metropolitan area, and is currently 100% leased.

In addition, ROIC has a contract to acquire the following two-property portfolio for $96.5 million. ROIC expects to fund the acquisition in part with the issuance of
approximately $58.8 million of ROIC common equity, based on a value of $21.25 per share.
Riverstone Marketplace

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



Fullerton Crossroads

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

DISPOSITION SUMMARY

ROIC currently has two properties lined up to be sold, totaling $43.5 million, including one shopping center and one land parcel, both slated for new multi-family development.

PROPERTY OPERATIONS SUMMARY

At June 30, 2017, ROIC’s portfolio was 97.3% leased. For the second quarter of 2017, same-center net operating income (NOI) was $39.0 million, as compared to $37.6 million
in same-center NOI for the second quarter of 2016, representing a 3.6% 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 2017, ROIC executed 112 leases, totaling 316,515 square feet, achieving a 15.1% increase in same-space comparative base rent, including 43 new
leases, totaling 99,922 square feet, achieving a 27.3% increase in same-space comparative base rent, and 69 renewed leases, totaling 216,593 square feet, achieving a 12.0%
increase in base rent. ROIC reports same-space comparative base rent on a cash basis.

CASH DIVIDEND

On June 29, 2017, ROIC distributed an $0.1875 per share cash dividend. On July 26, 2017, ROIC’s board of directors declared a cash dividend of $0.1875 per share, payable on
September 28, 2017 to stockholders of record on September 14, 2017.

CONFERENCE CALL

ROIC will conduct a conference call and audio webcast to discuss its results on Thursday, July 27, 2017 at 9:00 a.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: 22598941. 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 12:00 p.m. Eastern Time on July 27, 2017 and will be available until 11:59 p.m. Eastern Time on August 3, 2017. To access the conference call
recording, dial (855) 859-2056 (domestic) or (404) 537-3406 (international) and use the Conference ID: 22598941. 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, 2017, ROIC owned 86
shopping centers encompassing approximately 9.9 million square feet. ROIC is the largest publicly-traded, grocery-anchored shopping center REIT focused exclusively on the
West Coast. ROIC is a member of the S&P SmallCap 600 Index and has investment-grade corporate debt ratings from Moody's Investor Services and Standard & Poor's.
Additional information is available at: www.roireit.net.

"o "o

When used herein, the words "believes," "anticipates," "projects," "should," "estimates," "expects," “qguidance” 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

"o "o



Securities Litigation Reform Act of 1995. Such forward-looking statements involve known and unknown risks, uncertainties and other factors which may cause the actual results
of ROIC to differ materially from future results expressed or implied by such forward-looking statements. Information regarding such risks and factors is described in ROIC's
filings with the SEC, including its most recent Annual Report on Form 10-K, which is available at: www.roireit.net.



ASSETS

Real Estate Investments:
Land

Building and improvements

Less: accumulated depreciation
Real Estate Investments, net

Cash and cash equivalents
Restricted cash

Tenant and other receivables, net
Deposits

Acquired lease intangible assets, net
Prepaid expenses

Deferred charges, net

Other assets

Total assets

LIABILITIES AND EQUITY
Liabilities:

Term loan

Credit facility

Senior Notes Due 2026

Senior Notes Due 2024

Senior Notes Due 2023
Mortgage notes payable

Acquired lease intangible liabilities, net
Accounts payable and accrued expenses

Tenants’ security deposits
Other liabilities
Total liabilities

Commitments and contingencies

Equity:

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

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

Common stock, $0.0001 par value, 500,000,000 shares authorized, 109,730,196 and 109,301,762 shares issued and outstanding at June 30,
2017 and December 31, 2016, respectively

Additional paid-in capital

Accumulated dividends in excess of earnings
Accumulated other comprehensive loss

Total Retail Opportunity Investments Corp. stockholders’ equity

Non-controlling interests
Total equity
Total liabilities and equity

June 30, 2017
(unaudited) December 31, 2016

811,587 766,199
2,068,083 1,920,819
2,879,670 2,687,018
225,615 193,021
2,654,055 2,493,997
11,408 13,125
— 125
36,645 35,820
5,000 —
78,922 79,205
1,167 3,317
35,585 34,753
2,926 2,627
2,825,708 2,662,969
299,385 299,191
279,217 95,654
199,738 199,727
245,619 245,354
245,371 245,051
62,515 71,303
157,861 154,958
19,927 18,294
6,287 5,950
14,174 11,922
1,530,094 1,347,404
11 11
1,361,811 1,357,910
(188,737) (165,951)
(2,580) (3,729)
1,170,505 1,188,241
125,109 127,324
1,295,614 1,315,565
2,825,708 2,662,969




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,

2017 2016 2017 2016
Revenues
Base rents $ 50,528 $ 45652 $ 102,007 89,500
Recoveries from tenants 15,222 12,511 28,890 24,371
Other income 890 508 1,643 894
Total revenues 66,640 58,671 132,540 114,765
Operating expenses
Property operating 9,628 8,210 18,928 15,708
Property taxes 7,647 6,053 14,715 11,708
Depreciation and amortization 23,645 21,821 46,703 42,754
General and administrative expenses 3,817 3,516 7,316 6,835
Acquisition transaction costs 4 298 4 434
Other expense 225 217 274 371
Total operating expenses 44,966 40,115 87,940 77,810
Operating income 21,674 18,556 44,600 36,955
Non-operating expenses
Interest expense and other finance expenses (12,477) (9,918) (24,152) (19,392)
Net income 9,197 8,638 20,448 17,563
Net income attributable to non-controlling interests (888) (934) (1,969) (1,832)
Net Income Attributable to Retail Opportunity Investments Corp. $ 8,309 $ 7,704 $ 18,479 15,731
Earnings per share - basic and diluted: $ 0.08 % 0.08 $ 0.17 0.16
Dividends per common share $ 0.1875 $ 0.1800 $ 0.3750 0.3600




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,

2017 2016 2017 2016

$ 8309 §$ 7,704  $ 18,479 $ 15,731

23,645 21,821 46,703 42,754

31,954 29,525 65,182 58,485

888 934 1,969 1,832

$ 32,842  $ 30,459 $ 67,151 $ 60,317

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,
2017 2016 $ Change % Change 2017 2016 $ Change % Change
74 74 72 72

97.5% 97.3% 0.2 % 97.6% 97.2% 0.4 %
40,118 $ 39,076 $ 1,042 27% $ 78,629 $ 76,142 $ 2,487 3.3%
108 154 (46) (29.9)% 214 320 (106) (33.1)%
13,558 12,198 1,360 111 % 25,345 23,709 1,636 6.9 %
874 526 348 66.2 % 1,605 749 856 1143 %
54,658 51,954 2,704 52 % 105,793 100,920 4,873 4.8 %
8,941 $ 7,832 $ 1,109 142% $ 16,765 $ 14,977 $ 1,788 11.9 %
245 731 (486) (66.5)% 673 864 (191) (22.1)%
6,485 5,742 743 12.9% 12,250 11,055 1,195 10.8 %
15,671 14,305 1,366 9.5% 29,688 26,896 2,792 10.4 %
38,987 $ 37,649 $ 1,338 36% $ 76,105 $ 74,024 $ 2,081 2.8%




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

Three Months Ended June 30, Six Months Ended June 30,
2017 2016 2017 2016
GAAP operating income $ 21,674 $ 18,556  $ 44,600 $ 36,955
Depreciation and amortization 23,645 21,821 46,703 42,754
General and administrative expenses 3,817 3,516 7,316 6,835
Acquisition transaction costs 4 298 4 434
Other expense 225 217 274 371
Property revenues and other expenses (1) (4,275) (5,402) (11,129) (10,335)
Total Company cash NOI 45,090 39,006 87,768 77,014
Non same-center cash NOI (6,103) (1,357) (11,663) (2,990)
Same-center cash NOI $ 38,987 $ 37,649 $ 76,105 $ 74,024

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

NON-GAAP DISCLOSURES

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

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



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

Contact:

Ashley Rubino, Investor Relations
858-255-4913

arubino@roireit.net
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Supplenental Diveloyure

OVGPVI:EW Quarter Ended June 30, 2007

Qur Company

Retail Opportunity Investments Corp. (Nasdag: ROIC), is a fully integrated, self-managed real estate investment trust (REIT) that specializes in the
acquisition, ownership and management of grocery-anchored shopping centers lecated in densely-populated, metropolitan markets across the West
Coast. As of June 30, 2017, ROIC owned 86 shopping centers encompassing approximately 9.9 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 5&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-Qs filed quarterly and Form 10-Ks filed annually. Additionally, the enclosed information does not purport to disclose all items under
generally aceepted accounting principles (“GAAP™).

Non-GAAP Disclosures

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

The Company uses cash net operating income (“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 assels,
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 actuwal revenue generated and actual expenses
ingurred 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 inangibles, 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.
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Supplemental elovire

Balance Sheets Quarter Ended June 30, 2017

(rmauaited, doflrrs in thonsands, except par values and share amonnis)

[[TEITE 123116
ASSETS:
Real Estate Invesuments:
Land 5 RINLSET 5 760,199
Building amd improvements 2060883 1,920 819
Less: accumulated depreciation (225.615) (193,021)
Real state levesimenis, nel 2654055 2493997
Cash and cash cquivalents 11.408 13,125
Restricted cash - 123
Tenam and other receivables, net o645 35,820
Deposils 5,000 -
Acquired lease intangible asseis, net 78,922 79,105
Prepaid expenses 1167 a7
Deferred charges, net 35,585 34,753
Orher assets 2,926 2627
TOTAL ASSETS TS IEI5,T08 S 062,060
LIABILITIES:
Term loan 5 299385 5 299,191
Credin facility 279,217 93,654
or Notes Due 2026 199,738 199,727
or Nodes Due 2024 245,619 245,354
3 Wotes Due 2023 245371 245051
Mongage notes payable 62,515 T1.303
Acquired lease intangible liabilities, net 157,861 154 958
Accounts payable amd acersed expenses 19927 18,214
Tenams' security deposiis 6,287 5950
Oiher liabilities 14,174 11922
TOTAL LIABILITIES 15300064 1.347 404
EQUITY:
Crommeon stock, 50001 par value 500,000,000 shares authorized 11 11
Addditional paid-in capital 1,361,811 1.357.910
(188,737) (165951
(25800 (3.72%
Total Retal Opportunity Tnvestments Corp, stockholders' equity 1,170,505 1188241
Mon-controlling interesis 125,10 127,324
TOTAL EQUITY 1,295,614 1.315.565
TOTAL LIABILITIES AND EQUITY 5 2825708 5 2662 0%

The Company's Form 10-6) For the quarer ended Tune 30, 2017, snd Feem 100K for the year eded December 31, 006 shoukd e resd s conjunction with the shaove lonmation. F : I :




Snpyplenrental Divelosnure

Income Statements Quarter Ended June 30, 2017

(umaidited, in theusenuds, except per sliare antounis)

Three Months Ended Six Months Ended
[TETE D6/ 30 16 D637 0630 16
5 50528 5 45652 5 102,007 5 B9.500

Recoveries [rom tenats 15.222 12,511 28,890 24,371
{Hher income HEH) S8 1,643 R4

TOTAL REVENUES 6,640 58671 132,540 114,765
(HPERATING EXPENS
Property operating 5 0628 S R210 5 18928 S
Praperty taxes T.047 6,053 14715
Depreciation amd amortization 23.645 21,821 46,703
Creneral and administrative expenses 31817 3516 1316
Acquisition transaciion cosis 4 208 4
Other expense 225 217 274

TOTAL OPERATING EXPENSES 44,960 40,115 57,940

OPERATING INCOME 21,674 18,556 A, 600 36,955

NON-AODOPERATING EXPENSES:

Interest expense and other finance expenses (12.477) {5 918) (24,152) i 19,392)
TOTAL NON-OPERATING EXPENSES (12477) [ERIE] (24,152) (19.392)
NET INCOME 5 0197 5 638 5 20448 5 17563
i INCOME ATTRIBUTABLE T0 NON-CONTROLLING INTE 3 (HEE) (9340 1{1.969) (1.832)
NET INCOME ATTRIBUTABLE TO) RETAIL OPPORTUNITY IN MHENTS CORP, 5 RA09 s 7704 S5 18479 5 15731
NET INCOME PER COMMON SHARE - BASIC 5 008 5 Q.08 5 017 5 016
NET INCOME PER COMMON SHARE - DILUTED - 3 0.08 5 0.08 5 017 -3 LAY
Weighted average common shares ouistanding - basic 109,267 [LERTET 109,247 99, THRY
Weighted average commaon shares ouistanding - diluted 121,238 112,643 121,156 111,689

The Cosmgany’s Form 10-0) for the gquanicrs ended June 10, 3017 and une 30, 20016 should be resd o with e ahon




Supplemental Disclosure

Funds From Operations Quarts Ended une 30, 2017

dnetnenadd Tted, v lrossaids, excepl per share o)
Three Months Ended

Da/30017 D631 6
Funds from Operations (FFO)'" :
Met income attributable 1o ROIC common siockhoblers ) B304 5 1,704 5 1847 5 15731
Plus:
Depreciation and amonization expense 23,643 21,821 46,703 42,754
FUNDS FROM OPERATIONS - BASIC 5 31954 § 29525 S 65182 5 SHAES
Nt ineome anributable 1o nen-contrelling inerests LEE 934 1,965 1,832
FUNDS FROM (FERATIONS - DILUTED L T ] 5 30459 5 a7n.l15l 5 60317
FUNDS FROM OPERATIONS PER SHARE - BASIC 5 0.29 5 0.29 s o0 5 0.59
FUNDS FROM OPERATIONS PER SHARE - DILUTED 5 0.27 H 027 s 0.55 5 0.54
Weighted average conmaon shares outstanding - basic 109267 10, 16t 100,247 9. TRY
Weighted average conunan shares outstanding - diluted 121,238 112,643 121,156 111,689
Common dividends per share 5 (L1K75 5 L1300 5 03730 5 03000
FFEQ Payow Ratio 05.4% 66.7% 68.2% 06, 7%

(1= Pomds from operation (P07, ks & wide by-recergnized non G AP financial measure for KEDTs that ROIC believes, when conskdered with fnancial stassmenes detemined in accordance with €GAMF, provides sbditional and wseful means 1o asses i
inancial periormance. FFCH s frequently wsed by securktles analiyots, invesors and other imerecied parties o evaluaie the performance of KEITs. ROIC computes FPO in accontance with e “White Paper* on IFO published by the Nathonal Assoclation of Real
Eistate Brvestment Trusts ("N ARETT)L which defines FFO as net income amsibutsble 1o common dharcholders ddetomined in socondance with GAAF) exchoding gains or losses fiom debi restrucnaring and sales of peoperty. phus real ectaie related deprociation and
amartiration. and aficr adjustmenss for parmenhips and uncomsolidased joine vonteres.

The aharve ot il gairgeont B dischinis all Swii prquired sl GAAP,




Supplemental Divclosure

Summary of Debt Qutstanding Quarte Tided June 30, 2017

fumaurddited, dollars in thousands)

Outstanding GAAP Malturity Pereent of
Balanee Interest Rate Interest Rate Dite Total Indebtedness
Fixed Rate Debit
Maongage Debt:
Village 5 10,262 3.20% 218 A%
opping Center 0044 LRG0 100118 0.7%
shopping Center 7379 4200 0AT1/22 0.5%
Dxiamond Hills Plaza 35,500 3061% 10501/25 2.0%
Net unamortized premiums on mongages [0
Net unamortized deferred Nnancing charges {365)
Total Mortgage Debl H 62,515 4.5% 37% S Years (WA) 4.6%
Unseeured Senior Notes:
Senior Nodes Due 2023 5 250,000 S.00% 521% 12115/23 18.6%
MNet unamortized discount on notes {2931}
Met wnamortized deferred fnancing chasges {1 ,698)
Senior Notes Due 2023, net T s
Senior Notes Due 2024 250,000 4.00% 4.21% 12115/24 18.6%
Net unamortized discount om motes {2,736)
Met unamortized deferred Gnancing charges {1,645}
Senior Notes Due 2024, nel T se9
Senior Notes Due 20260 200,006 305% J05% 0022426 15.0%5%
Net unamortized deferred Nnancing charges {262)
Senior Notes Due 2026, net 199,738
Total Unsecured Senlor Notes H] 690,728 4% 4.49% Tab Years (WA) 52.2%
Interest mte swaps 1000060 1.96% 1965 173172019 T 4%
Total Fixed Raie Debi [] 853,243 EXTE 4.13% 6.8 Years (WA) [
Variable Rate Debt
Credit F y s 2R 2.17T% 2.17% oaLnet H.9%
Met wnamortized deferred Nnacing charges {1,783}
Credit Facility, net 279,217
Tem Loan J00.006) 2.15% 2.15% BITEIFI DR 22.3%
Met unamortized defermed Nnacing charges {615}
Term Laan, nel EEE
Tnierest rate swaps {1 001L.0060) (7.4)%
Total Variable Rate Debt L 6% 206% 1.6 Years (WA) 358
TOTAL DERT § 1,331 845 3.55% 3.59% S0 Years (WA) 1040
Mt unamortized premivms on morgages {095}
Mt unamortized discount on notes 5667
1 mortized deferved financing charges 0,308

Total Principal Debi [3 1,343,185

13 Thes st e e extemion opstins availabile jo RO




Supplerrental Disclosure

Summary of Debt Outstanding, continued Quarter e June 30, 2017

fited, dollars in o el

Summary of Principal Maturitics

Morigage Principal Morigage Principal Senior Total Principal Percentage ol
Year Amoriization due al Maturily Credit Facility Term Loan Unsecured Notes Paymenis Dbt Maturing
2017 5 290 5 - S - S - H . 5 290 0.0%
2008 337 18,9000 - - . 19,237 1.4%
019 157 . 281,000 300,000 - 581,157
2020 [[E4) - - - - 166
2021 282 - - - - 282
2022 737 0,585 - - . 7.322
2023 [ - - - 250,000 250,686
2024 TOK - - - 250,000 250,708
2025 550 32787 - - - 33337
2026 - - - - 200,000 200,000

k] JO13 5 58,272 5 281,000 ] SO0 INN 5 T, O 5 1,343,185 100.0%

Summary of Unencumbered/Encumbercd Properties

MNumber of Percenlage

Properties GLA ol GLA
Unencumbered propertics 32 461,330 U5.2%
Encumbered propertics 4 477,567 485

£ ERELRTT 0.0
Si v of Unsecured Debi/Secured Deln
Percentage of Total
Amount Principal Debi

Unsecured principal debt 5 12810080 U5.4%
Secured principal debt 62,185 4.6%
Total Principal Debi 5 1,343,185 TOHD.00%

{1h Drocs not inchade extension eptions available o REIC.
(2N

percentags mussh dowa o eom




Supplemental Divelosare

Selected Financial Analysis Quarter Ended June 30, 2017

{ntirieed ftedd, fv irowesaids, excepl per shidre aitonsis)

06/ 30017 D337 12031116 (Y316 D6/300 16
Debi caverage ratios, three months endin
Interest coverage ratio { EBITDASinterest expense) 37x Alx XIS 4.2x 4. 1x
Dbt service coverage (EBITIMAM interest expense + scheduled principal payinems)) 3ox 39x 3.9x 4.1x 410x
alived EBITDA T.2x 6.7% 6.d% .45 T3x

Nt principal deb (Tesal principal debt bess cash & equivalentsiAn

Dhebilequeity ratios, at period end:

Total principal debtfown] market capitalization 36.7% IE0% 314% HArE
Total principal debutow] eguity market capitalization 57.9% 49,45 45.9% HLEE
Total principal debtfiotal book asscts 47.5% 45.8% 43.9% 41.7%
Total principal debuundepreciated book value 44.0% 42.5% 40.9% 3000k
Secured principal debfundepreciated book value 2.0% 2.4% 4% 2.5%

Market capitalization calculations, at period end:

Commaon shares outstanding 1R, 267 109 263 108,891 108,749 101,564
Operating partnership vmits (0P units ) outstanding 11679 1 L6%G 11,608 11810 12,180
Commnn stock price per share 5 19.19 5 21.03 5 21.13 5 21.96 L] 21.67
Total cquity market capitalization 5 2330960 5 543508 5 2547411 5 2647473 5 24064823
Total principal debi 1.343, 185 1,257,494 1,168,683 1,078,868 1,204,551
TOTAL MARKET CAPITALIZATION 5 3664, 145 5 3801062 5 1716,004 5 3726342 5 1669374
Unsecured Senior Notes Financial Covenants: "
Total debt tototal assets not o excecd G0% 45.9% dd. 3% 42.7% 40.7% 46.1%
Total seeured deb to wotal assets mod te exeecd 0% 22% 2.5% 26% 2. 7% 2R%
Total uneneumbered assets (o wotal unsecured debd not 1o be less than 150% 216.6% 225.4% 234.3% 240.9% 216.6%
Consolidated income available for debt serviee 1o interest expense not 1o be less than 1.5:1 3.90x 4.0x% 4,1x 4.1x 4.0x

(I Cakoulsied in socordunce with GAAP puesiant o usderlying boed indenmes.




2017 Property Acquisitions

{dollers in thousands b

Supplernental Disclasure
Quarier Ended Juwe 30, 2007

Date Owned
Shopping Centers Location Acquired Purchase Amouni GLA
10 27
PCC Natural Markets Plaza Edmonds, WA 25017 s 5600 34459
The Termaces Rancho Palos Vendes, CA 0317417 54,100 172,922
Sunta Rosa Southside Shopping Center Santa Rosa, CA 03724017 28,810 85.535
Toal 10 2017 5 91,510 202916
20207
Division Center Pariland, OR 05717 S 33,000 121904
Highland Hill Shopping Center Tacoma, WA 0509417 47,350 163,926
Total 20) 2017 5 80,350 285,830
Total 2007 Acquisitions 5 171,860 578.746

- 10 -




Supplenental Divelosure

Property Portfolio Quartes Finded June 30,2015

(ol ier thonsands )
Date Owmeil e

Southern California City State Acquired GLA Leased ABR™ Major Tenants
Los Angeles melre area
Paramount Mlaza . Paransues CA [l (0] 95062 5 LTS Girogery Outles Supermasker, %9 Only Stares, Rise Aid Pharmacy
Claremont Promenade * Claneenen [ [=EN 1] 92297 23R Super King Supermarket
Cateway Village . Chima Hills CA 121710 96955 1510 Sproits Markel
Seabridge Markelplao: . nand CA 05312 93630 1708 Saleway (Vo) Supermarkel
CHlemlora Shopping Center . Glendora CA 080112 106,535 L3132 Supermarkel
Redondo Beach Maza *  Redondo Beach CA 1202812 110508 2,149 ‘oms) Sapermarkel, Petco
Dismond Bar Town Center *  Dhamend Bar A G203 MR 342 LR L 223 Walman Neighbarhood Market, Crusch Fitness
Diamond Hills Plaea * [Hammond Bar CA L1 2 Lew 130505 97.1% 3405 H-Man Supermsarket, Riwe Aid Phamacy
Plaza de la Cafoda 3 La Cafiada Flimiridige ChA 1713 UCHRADE TR A% 3425 Crelson's Supermarket, T Maxx, Rile Akl Phamuscy
Fallbrook Shopping Center * Los Angeles ChA Lok B 155,209 [LeLis 12445 Sproats Markel, Trader Foc's, Kroger (Ralph's) Supermarket™, TJ Maxs
Moorpark Town Center * Moompark CA 1203714 133,547 A 2058 Kroger (Ralph's) Supermasket, CVS Phamacy
Owmtario Plaa b Ointario L 01015 150,145 M.1% 2078 13 Super Supermarker, Rite Aid Pharmacy
Tark Uk Shopping Center * Thousand Daks CA 01015 1102 P.3% Safieway (Vo) Supermarket, Dollar Tree
Warner Plara . Wooodkand Hills CA 1273115 111,769 BIAH% 4260 Sprosts Market, Kroger (Ralphis) Supemmsarker ', Rite Aid Phasmacy ™
Magnodia Shopping Cenler *  Samta Basbasa CA (=R T 116,360 2% 227 Keoger (Ralph's) Supermarket
Casitas Plaza Shopping Cemer *  Carpinteria CA 311G 97407 A% LADS  Alberison's Supermarker, CVS Phamacy
Thouguet Center Sama Clanita CA 28106 148,903 98.1% 3303 Safeway (Vors) Supemmarket. CVE Pharmacy, Ross Diess For Less
Mot Ranch Shopping Center Westlake Village CA OR01G 146,633 IR 4950 Kroger (Ralph's) Supermarker. Trader Joe's, Rite Aid Phammacy, Peteo
The Knolle Long Beach CA V0316 o2 [l L3600 Trader Joe's, Pet Food Express
The Terraoss Rancho Palos Verdes A a7 172922 901% 3203 Trader Joe's, Marstalls, LA Finess

Las Angebes melro arca lolal M1 AR % S22
(rrange Conniy melne area
Santa Am Dowmown Plas . Samta Ana Ch OL2610 103546 U8B 5 2185 Kroger (Food # Less) Supermarket. Marshall's
Sycamene Creek * Cooma CA (G 74098 A 1730 Safeway (Vors) Supermarkel, CVS Pharmacy '
Dieseri Springs Maskeiplace ’ Palm Desert CA [N PO L0 Bl 986% 2659 Kroger (Ralph's) Supermarket. Rite Aid Pharmacy
Cypress Center West . Cypress CA 1204012 106621 5 1595 Kroger (Ralph sy Supermagket, Rite Ald Pharmacy
Hagtar Plags Center . Liarden Cinove CA 122812 LiEL [LLELEE L1624 Ad Supermarket, Boss Diess For Less
% Points Pl *  Humtington Beach CA [l k] V60536 8 3% 4215 Trader Joe's, Pier 1
Menimsula Marketplace - Humtimgton Beach CA 11513 93416 1000% 2437 Kroger (Ralph's) Supermarkel, Planet Fitness

rrange Country melre arcs bl T84 IEI% § 16,765

Senr [iego meire area
Marketplace Del Rio . Oeansice CA [OGIER 1] 177095 B14% & Siater Brothers Supermarkel, Walgroens
Renaissance Towne Centre *  San Diego [ 0831 | 53074 a5 50% VS Pharmacy
Tlidd Plazs - Sam [Dicgo CA 032W12 T4 B WVallama Supermarkel, Walgreens
Ty Plaza ¢ San Diego [} 10405412 73324 [LE Seafood City Supermarket
Bemando Heights Plazs b Rancho Bernardo Lo} 0206413 .00 (LU Sprowns Market
Hamthorme Crossings " Sam Dicgo CA 062713 I#1.288 [LLTLis suwa Supermarker, Ross Diess For Less, Seaples
Creekside Plam . Poway CA 0228714 128,852 [LETE Stater Brothers Supermaskel, DigiPlex Theatre

S Diogo nvelre arca total GEES 06 W% % 15451

Southern Califvrmia Totls 4390791 9TA% % 92458

AN) ABR i aqual o anmeslined base ront on 3 cash ko for all keases in-place @t period ond
{7) These retssders are ol 1enaits of ROIC,

*[hemoes properties in same ceser fool for 3] 2017,

o




. . Supplemenial Divclosure
Property Portfolio, continued Quartr aded hune 30, 3017

(ebollars ior horosands)

Date Owned b
Northern California City State Acyuired GLA Leased ABR ™ Major Tenants
San Frameisee wetra ared
Meazant Hill Makesplace * Pleasan Hill CA (4810 G718 W S LATL By By Baby, Total Wine and Mare, Basset Finmtine
Pinole Vista Shopping Center - Pinasle CA oL 25,002 270% 2540 SaveMart {Lucky) Supermarket, Planat Fitness, Kt
Cosantry Chab Cise Conter . Pasifac Girove CA 078811 10331 1% L9858 SaveMart {Lscky) Supermarket, Rite Axl emiay
Marlin Cove Shapping Center . Faser City CA 0504712 73,260 @« 2173 O Banch Markel

The Willage 28 Novae *  Novse CA [epl=20 20081 S50 Trsder Joe's, Pharmaca Pranmacy
Santa Teresa Village . San Jose Cha 110812 2l KRaleys (Kob Hill) Supernaarket, Dodlar Tree
Giranada Shopping Center *  Livermor: ch 06213 LIS6  SaveMan {Lucky) Supermarket
Country Clab Village # Sam Ramen CA 1126413 DA% et} Wabman Neighborhood Market, CVS Phomascy
Narth Park Plaza * San Jose Ch 04FE014 T 69T B0 % 1338 H-Man Supermuarket
Winston Manor . South San Framciseo CA (UG R ARI2 0% 1306 Girogery Ouiles Supermaaker
Jackson Square * Huyward A MOis 114,220 (LT 218 Safeway Supermarket, WS Phamacy, 24 Hour Fitness
Cateway Centre ' Sam Ramoen ChA GHOL/LS 1§2640 GET% 3508 SaveMart (Lucky) Supermarket, Walgreens
lron Horse Plaza - Dranville: CA 1204015 61560 BU3% 1947 Lunardi's Market
Monterey Cemter Monicrey (& a6 25798 [LLTT L7 Tmder Joc's, Pharmaca Pharmacy
Sanka Hoda Soullside Shappang Cenber Santa Rosa CA 0324n7 85,535 [LEPE 1544 REL Cost Plus World Markel

San Francisoe melro arca lolal 1328724 9TA% § 27760
Sacramenta melre area
Marwaos Shopping Center - Sacrament< CA A0 BR0 DA% .3 1,342 Wiva Supermarket, Rile Ald Phasmacy, Cit Tremls
Mills Shopping Center . Ranchs Copdava Ca L= ] 235314 BS.S5% 2383 Wiva Supermsaket, Boss Dvess For Less (13 Disgounts), Dallar Tree
Morda Ranch *  Swckion CA 0516411 101,842 95.1% 2192 Raleys Supermarket
Hound Hill Square Shopping Center * Fephyr Cove NV [T ] 115,984 ErE L5  Safeway Supermarket, Dollar Tree, US Pastsl Service
Cireen Valley Station & Cameron Park (& 061512 5343 % 50 CVS Pharmacy

Sucrumento melrs ares foiul 1078 0.9 % 3 RT24

Marthern Califomis Totals

PEA% L] B84

(1) AR i aqual o anmealived base rent o  cash bais for all keases in-place st pevind o

*Themtes propertiss. in same center pool fer 2 2007,




Supplemental Divclosure

Property Portfolio, continued Quarter ded June 30, 2017

(dallars in thonsands)
Date (wned T
Pacilic Northwest City State Acyuired GLA Leased ABR™" Major Tenants
Sedrtile imelro ared
Meridian Valley Mam ' Kent WA (=R ] 51,597 D B 5 612 Kroger (QFC) Supermarket
The Markst a1 Lake Ssevens 3 Lake Sicvens WA oo 4030 [LLELES 1454 Alberson's (Haggen) Supermsake
Canyon Park Shoppisg Cenler " Baothell WA 07wl 123,592 98A% 2316 PO Natural Markel, Rile Aid Pharmacy, Petco
Hawks Prairic Shopping Cener - Lacey WA T | 157589 A% 1,723 Saleway Supermarket, Dollar Tree, Big Lots
The Kress Building . Sealtle WA (o T4 616 [{LrErs LELL IGA Supermarket, TIMaxx
Gateway Shapping Cemter *  Marysville WA A1E12 104,208 A% 2349 WinCe Foods ™, Rite Aid Pamiscy, Ross Dress Tor Less
Auor Sgaane = Shorcline WA 0502712 38030 [LLEETS 30 Central Supermarkel
Canyion Ciossing * Puyallep wa 513 120,505 L 2845 Saleway Supermarkel
Crossnoads Shapping Center : Bellevue WA w013 463,632 A% [ Liat] Kroger (QFC) Supermarket, Beod Bath & Beyond, Dick's Sponting Goods
Auora Sgaare 1 . Shorcline W 0522714 65,680 922.1% TBE Marshall's, Pier 1 Iipods
Bellevee Markeiplace - Bellevue WA 12113 13758 [LLTE e 2794 Asian Family Market
Four Comer Sqaare: . Maple Valley WA 122118 112560 ORI 2531 Girocery Outlen Supermarker. Walgreens. Johnsons Honse & Garden
Biridllc Trails Shoppisg Cemer Kirkland WA 111G 104281 [LLELIE L%33 Unified (Ked Apple) Supermarker. Bamell Dvugs
OC Naoeral Markets Plaza Edmonds WA a12snT 34450 [LLIEGE (1) FUC Mawsal Market
Highland Hill Shopping Cemer Tacoma WA 05417 163,926 BT 2632 Saleway Supermasker. LA Fincss. Dollar Tree, Peteo
Sealile metro area folal 1.B0%.596 TR 5 B8
Pertland metre area
Vascowver Markel Center o Vancouver W 01710 LIB38S BT % 5 1345 Skywrome
Happy Valley Town Center *  Happy Valley ok a4 138,662 A 3356 Mew Seasons Supermarket
Wilsonville Old Town Sguane . Wilsomville OR w2 49937 [LErEs L7959 Kroger (Fred Mever) Supermarka ™'
Cascade Sammit Town Squeare ’ West Line 0K O8N0 94.934 A% 1438 Saleway Sapermarket
Herizage Market Center - Wancouver WA 230 1074068 BOWRAPR 1706 Safeway Sapermarket, Dollar Tree
Davision Crossang . Partlard OR 1222710 103,561 [LEPE 1213 Rite Aid Pharmacy, Ross Dieds For Less, Ace Handwane
Habsey Crossing . Gireshans OR 1Ry A W 3% 1274 24 Hoair Fitness, Dollar Tree
Halkshora Market Center . Hillshar OR 12l 156,020 D00 2428 Albertson's Supermarkel, Dallar Tree, Marshall's
Robimnod Shappieg Cenler * Wes Liom R 082313 TE MRV Lid6  Wakbman Neighborhood Markel
rd Markeeplace . Tigand OR 2814 136,889 90.3% 1,942 H-Man Supermusrket, Bi-Man Phanmacy
Wilsonville Town Center ® Wilsenville OR 1204 167529 LT 2647 Safeway Supermarket, Rile Aid Mharmacy, Dellar Tree
Tigard Promenade *  Tigard OR [t E SR04 HOO0% 1446 Safeway Supermarket
Summyside Village Square L Hoppy Valley Ok 2E1S B4ET0 IR 1472 Cirocery Outles Supermuarket, 34 Hour Finess, Ave Handwase
Joheson Crock Center *  Happy Valley 413 1S 108,588 N0 2208 Teader Joc's, Walgroens, Sporisman's Warchouse
Rose City Center Poriland OR LB G680 L0 675 Safeway Supermarket
Division Center Paribanl OR HONLT U219 @) A% 1774 Girocery Outks Supemasrket, Rite Add Pharmacy, Palco
Pariland metro sres tolsl 1,708,030 9SG % AR08
Pacifle Northwest Totals T AEITes | 92w 5 62a9s
TOTAL SHOPPING CENTERS SHIEZ1 973% % 191838

(1) ABR i oqual i anmaskired bawe rond on 8 cach banin for all keases in-place o poviod ond.

A2) These retaliers are ool lenants of RO,

Note: Froperty Portfolio enchudes one shappieg contor thal is cumendy under coatract 1o be 1okt {slated for new muti-family deve opaaent ).
*Demess peopertie: in same center pool for 2 2017,




Supplemental Diselosure

Same-Center Cash Net Operating Income Analysis Quarter nded June 30, 2017

(nemnanisited, dollurs in thouwsands)

Three Months Ended Six Months Ended
0307 6730 16 % Change % Change 06/30717 O6/3N16 $ Change % Change

Number of shopping centers included in same-center malysis "' T4 4 12 T2
Same-center eecupancy 91.5% 97.3% 0.2% UT.6% 97.2% 0.4%
REVENUES:
Hase rents 5 40,118 5 0076 3 1,042 2.71% $  TH629 5 76,142 5 2487 3%
Percentage rent 108 154 () (29.9)% 214 320 (106 (33.1)%
Recoveries Trom tenants 13,558 12,198 1,360 1% 25,345 23,708 1,636 69%
Cilber propery income 74 526 348 00.2% 16405 749 RS0 114.3%

TOTAL REVENUES 54,658 51.954 2,74 5.2% 105,793 100920 4873 4B

OFERATING EXPENSES:

Propeny operating expenses 3 #0941 5 5 1,109 14.2% 5 16,763 5 14,977 5 1,788 11.9%
Bad debt expense 245 (EL] (0.5 % 673 B (19 (22.1)%
Propeny taxes 6,485 T3 12.9% 12,250 11055 1,195 10.8%
TOTAL QOPERATING EXPENSES 15,671 1,366 ¢ 29,688 20,8960 2,792 10.4%
SAME-CENTER CASH NET (OPERATING INCOME 5 987 $ I 5 133 3.6 $ 76,005 5 74024 5 2081 2.8%
SAME-CENTER CASH NET OPERATING INCOME RECONCILIATION
GAAP Operating lncote 5 21,674 £ 18556 5 44,600 £ 36,955
Depreciation and amortization 23,645 21,821 46,703 42,754
General and administrative expenses 1817 3516 7316 6,835
Acyuisilion transaction costs 4 208 4 434
Onlber expense 225 217 274 k|
Property revenues amd other expenses - {4,275) (5.402) (11,129 (10.335)
TOTAL COMPANY CASH NET OPERATING INCOME 45,00 300006 87, Th8 T4
MNaon Same-Cenier Cash NOT {6,103) (1357 (11,6630 (2,990}
SAME-CENTER CASH NET OPERATING INCOME 5 38987 $ 37649 5 76,105 $ 74024
{1 e cemiers are o peogestties which wisre oamed (of ihe entinery of the cureent and comparshle prioe year perid.
{2 rchaddes traighi-Bie o, ansortization of abine sl beb Kot ke intan gk, ancher loane emmination (oo net of contradtual ameunts, and expems and rcovery il e rellad 1o prier poriodi

Mot Analysis eachudes onc shopping contcr that b comstly under contract b be sk (ilaiod for mow salii-family development)




Top Ten Tenants

Jalulliers frr thousamnds)

Supplemental Disclosure
(hearter Ended fune 30, 2007

Percent

Number of Leased of Total Percent of

Tenant Leases GLA Leased GLA ABR Total ABR
I Alberison's f Safeway Supermarkets 20 10K 649 10.4% L9 11,766 6. 1%
2 Kroger Supermarkets 9 368,461 8% 5,334 28%
3 Rite Aid Pharmacy 14 266,921 2.8% 3,331 1.7%
4 Marshall's / TIMaxx 7 208,645 2.2% 2,099 1.6%
5 SaveMart Supermarkets 4 187,639 1.9% 2813 1.5%
& I Morgan Chase 19 45,873 0.9% 2723 1.4%
7 Sprouis Markets 4 159,163 1.7% 2,568 1.3%
¥ Ross Diress For Less [ dd's Discounts 7 191,703 2.0 2,558 1.3%
9 Trader Joe's & 96,714 105 2492 1.3%
10 H-Man Supermarkeis 3 147 040 1.5% 2,383 1.2%
Top 10 Tenants Total 95 2,716,808 28.2% 5 38.907 2).2%
Other Tenanis 1,781 6,918,142 T1LE% 154,220 T8
Total Portfolio 1,876 4,634,950 10005 $ 193,187 100.00%




Lease Expiration Schedule

ielillars im thousands)

Anchor Tenants ™'

Now-Anchar Tenants

All Teranis

017
mis
nig
2020
linl]
22
23
24
2025
26

2027+

7
2018
019
20
21
022
2023
2024
2025
2026

2027+

017
018
1LY
20
2021
22
23
2024
25
026

Snpplenental Divelosnre
Ouarier Ended June 360, 2007

Mumber of Laensed Percent of Tutul Percent of ABH
Leases Expiring ™ GLA Tartal Lensed GLA ABR Total ABR PerSg. FL
3 91,996 1.0% 1024 0.5% 5 11.14
15 424,062 4A4% 6,641 34% 15.66
13 409,240 5.3% TEI2 i 15.65
15 50,593 5.1% 5772 30% 11.52
L4 494,281 dl% 2. T% L6l
17 50,380 5.2% 1% 1
19 7.0 6.7% 0,356 449% 1451
5 246,034 2.6% 3,152 1.6% 12.81
10 341,785 5% 4919 2.5% 14.3%
b 37096 3.3% 4 A 2.3% 13590
M 1,317,540 13.6% 0500 1.6% 15.57
157 5.382.051 55.8% 75007 3BT 5 13.04
MNumber of Leasod Percent of Total Percent of ABR
Leases Fxplring * GLA Tertal Lensed GLA ABR Toial ABK Per 5g. FL
151 250,266 2.6% 75490 39% 5 a7
239 S60,222 SB% 6,04 B3 BT
264 573,876 G0% 15,221 1.9% 26.52
235 574033 G.00% 15,785 8.2% 2749
2159 0,857 6.2% 17,201 BO% 18,58
217 575295 G0% 15,790 8.2% 2746
63 183,634 19% 5125 2. 7% 270
02 20,287 2.2% 5573 29% 20489
a6 174,830 1.8% 2,00 2485
55 173416 18% 2 29.34
E.2) ATEO83 39% 10400 3. 3750
1719 4,252,890 2% 118,180 G1.3% 5 2.7
Momber of Leased Totul Percent of ABR
Leases Fxpiring G ABR Total ABR Per 5q. Ft,
154 32,262 8373 44% 5 13
T R, 2%4 12,733 1L7% 3310
280 1073116 23033 1L9% 2146
e 1] 1075026 11 20,05
273 1,096,138 1 L6% 2048
34 1,076,675 11.4% 20,36
A2 #31,278 T6% 1747
o7 453,321 5 4.5% 19.25
Rl 516615 9204 4. 7% 1793
4 400,512 9407 4.0% 1534
132 1,685,723 R ] o, 1% 13.33
1876 9,634,950 100.0% 193,187 D000 5 20.05

1) Amhaor Bommnis are beascs eyl 1o e grestos than 15,060 squar fee

{20 Do ot asemnee enree e of renswal options.
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Supplemental INsclosure

Leasing Summary Quares Fded Jun 30,2017

Faor the Three Months Ended June 30, 2017 For the Six Months Ended June 30, 2017

New Leases M- A nchar Anchor Tolal Mon-Anchor Anchor Total
Number of Leases 41 2 43 a7 3 T
Giross Leasable Area (5. i) 63,038 36,884 99521 1211 54,787 163,998
Initial Base Rent (S5q. i) " 5 2506 $ 18.02 5 2252 8 2512 s 14.91 5 2171
Tenant Improvements (S5, i) S 432 s 14.38 s #03 5 73 s 0,68 5 572
Leasing Commissions (Sf5q. fi.) 5 240 5 4.00 5 299 5 218 s 4.16 5 154
Weighted Average Lease Term (Yrs.) @ 6.7 10.2 20 6.0 104 T4

Renewals Mo A nchar Anchor Twinl Non=Anchor Anchor Totnl
Mumber of Leases 65 4 (3] 120 5 125
Giross Lensable Area (sq. f1.) 105,510 111,283 216,503 04,438 141,170 345,608
Initial Base Rent (S5 fi) ' 5 3458 5 12.05 - 2300 3 3300 s 1335 - 1556
Tenam Improvements (3. (IN] 5 LX) s s 005 s .58 3 s 035
Leasing Commissions (&g fi.) 5 - 5 - K - 5 - ] - 5 -
Weighted Average Lease Term (Yes.) ' 4.6 18 47 a8 4.8 4.8

Total Nawi- A nchar Anchaw Ttal nehor Anchaor Total
MNumber of Leases 106 [} 1z 187 8 195
Gross Leasable Area (sq. 01.) 168,348 148,167 316,515 313,649 195957 519,606
Initial Base Rent (Sfsq. fuy ' 5 305 ] 13.53 5 33 8% ] 300 ] 13.78 5 3432
Tenamt Improvements (375, i) 5 .68 s 358 s : s 1.68 13 i | s
Leasing Commissions {$fg_ 1) § 050 $ 1.00 5 094 § 0.76 13 116 L
Weighted Average |Lease Term (Yrs,) ™ 54 6.1 57 52 6.4

K1y Initial [hase Bent is on xcavh haai and i the initial contractual monshiy rent, anmualined

{2HThock not axveme cuonic of rewal oplices. m




Supplemental Disclosire

Same-Space Comparative Leasing Summary Quartr Finded June 30, 2017

For the Three Months Ended June 30, 2017 For the $ix Monihs Ended June 30, 2017

New Leases MNons=Anchor Anchor Tolml MonsAnchor Anchor Tovind
Comparative # of Le; 3 1 40 2 42
Comparative GLA (sq, ft.) " 42,525 18,000 72,136 35,903 108,039
Prior Base Rent (S, i)™ s £ 10,50 5 s 5 712 s 17.71
Initial Base Rent S ) s k3 17.00 5 s 3 1276 s 230
Perceniage Change in Base Reats 61.9% T0.3% 2594
Tenant lmprovements (/. 11.) 1 H 2947 5 s § 14.78 1 785
Leasing Commissions (Sf%aq. i) 5 5 4,00 5 5 - 4.4 -] 315
Weighted Average Lease Term (Yrs.) ™" 10.0 104 7.9

Renewals Non-Anchor Anchar Total Non=Anchor Anchor Tavial
Comparative # of Leases 65 4 L) 120 5 125
Comparative GLA (5. L) 105,310 111,283 216,593 204,438 141,170 5608
Prior Base Rent ($feg. 01 5 s 1164 L3 20.53 s - 1276 5 2308
Initial Baze Rent (S, ) s - 12.05 ] 23.00 s s 13.35 s 2556
Percentage Change in Base Remts I A% 12.0¢% A.6% 10L7%
Tenant Improvements (57, fi.) -] 5 - 1 0.5 5 5 - -] L35
Linsing Commissions (s, 1) -] - $ 5 $ § 5
Weighted Average Lease Term (Yrs.) ™ 4.6 48 4.7 4.8 4.8 48

Total MNon-Anchor Anchor Total Non-Anchor Anchor Todal
Compartive # of Leases 8 5 93 (104 7 167
Compantive GLA (sq, L) 147,835 129,283 277118 17657 177,093 453,647
Prior Base Rent ($fsq. ft.) "™ s 27.50 s 1149 ] 20,05 s 28.32 -3 1L.62 s 21.80
Initial Base Rent {554 i) s 206 5 1274 8 23.06 5 3218 5 13.23 s 24.78
Percentage Change in Base Rents 16.06% 10.9% 15.1% 13.6% 13.8% 13.7%
Tenant Improvements (57, fi.) -] 1.56 5 4,10 1 275 5 1.58 - am -] 2.13
Leasing Commissions (Sfhg. i) s L] 5 0.56 5 0.9 s 072 - .86 & 077
Weighted Average Lease Term (Yrs. : 54 35 54 53 59 55

{1 Comparative (1A includes spaces (hat wers vacant bor bess than 12 monthe, enchuding spaces thal were not beased at the time of soquisision
{23 Price Base Rent s on 8 <l basis and i the final sty rent paid, ssouslived, for ihe prior iensnl of the peior lease tat was roewel.

{34 Phocs o s cvorciie of renewal options. m
b




Supplemental Discloswre

-
Investor Information Quartr inded June 30, 2017
Retail Opportunity Investments Corp. Investor Relations: Transfer Agent:
WWW.roireit.net Ashley Rubino Constance Adams
NASDAQ: ROIC arubino @ roireit.net ComputerShare
89035 Towne Centre Drive, Suite 108 B38.255.4913 constance.adams @ computershare.com

Equity Research Coverage

Baird Equity Research RJ Milligan §13.273.8252
Bank of America Merrill Lynch Craig Schmidt 646.855.3640
BTIG Michael Gorman 212.738.6138
Canaccord Genuity Paul Morgan 4153254187
Capital One Securities, Inc. Chris Lucas 371.633.8151
Citi Michael Bilerman 212.816.1383

Christy McElroy 212.816.6981
LA, Davidson & Co. James O, Lykins 503.603.3041
FBR & Co. Bryan Maher 646.885.5423
Green Street Daniel J. Busch 949.640.8780
J.P. Morgan Michael W. Mueller 212.622.6680
lefferies George Hoglund 212.284.2226
KeyBanc 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 Jett Donnelly 617.603.4262

Fixed Income Research Coverage

I.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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