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Item 2.02 Results of Operations and Financial Condition.

On May 2, 2013, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended March 31, 2013. A
copy of the earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On May 2, 2013, in connection with this earnings release, the Company
posted certain supplemental information regarding the Company's operations for the quarter ended March 31, 2013 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 May 2, 2013
99.2 Supplemental Information for the quarter ended March 31, 2013




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: May 2, 2013 By: /s/ Michael B. Haines
Michael B. Haines
Chief Financial Officer
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EXHIBIT 99.1

Retail Opportunity Investments Corp. Reports Solid First Quarter 2013 Results

SAN DIEGO, May 2, 2013 (GLOBE NEWSWIRE) -- Retail Opportunity Investments Corp. (Nasdaq:ROIC) announced today financial and
operating results for the three months ended March 31, 2013.

HIGHLIGHTS

Net income of $2.3 million, or $0.04 per diluted share for 1Q'13

Funds From Operation (FFO) of $11.5 million, or $0.19 per diluted share for 1Q'13
$122.8 million of grocery-anchored shopping center acquisitions completed year-to-date
7.9% increase in same-center cash net operating income (1Q'13 vs. 1Q'12)

171,200 square feet of leases executed in 1Q'13 (new and renewed)

93.4% portfolio occupancy rate at March 31, 2013 (110 bps increase vs. 1Q'12)

58.3% of the company's warrants retired, $156.8 million proceeds received to date
23.5% debt-to-total market capitalization ratio at March 31, 2013

Quarterly cash dividend of $0.15 per share of common stock declared

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

Stuart A. Tanz, President and Chief Executive Officer of Retail Opportunity Investments Corp. stated, "We are fully on track with achieving our
targeted acquisition, management and leasing goals for the year. Thus far, we have acquired $122.8 million of grocery-anchored shopping centers
year-to-date and our pipeline of acquisition opportunities continues to be active. In terms of property operations, we again posted strong results
during the first quarter. We leased 171,200 square feet, increased occupancy by 110 basis points, from a year ago, to 93.4%, and achieved a 7.9%
increase in same-center cash net operating income." Tanz stated further, "Looking ahead, with the $155.7 million of equity capital received
through the warrants that have been exercised to date, our financial position continues to be strong. Accordingly, we are well-positioned to
continue growing our portfolio and business."

FINANCIAL SUMMARY

For the three months ended March 31, 2013, net income attributable to common stockholders was $2.3 million, or $0.04 per diluted share, as
compared to net income of $1.1 million, or $0.02 per diluted share for the three months ended March 31, 2012. FFO for the first quarter of 2013
was $11.5 million, or $0.19 per diluted share, as compared to FFO of $8.4 million, or $0.17 per diluted share for the first quarter of 2012. ROIC
reports FFO as a supplemental performance measure. A reconciliation of GAAP net income to FFO is provided at the end of this press release.

At March 31, 2013, ROIC had a total market capitalization of $1.275 billion with $299.8 million of debt outstanding, equating to a 23.5% debt-to-
total market capitalization ratio. ROIC's debt outstanding was comprised of $81.8 million of mortgage debt and $218.0 million of unsecured debt,
including $18.0 million outstanding on its unsecured credit facility. At March 31, 2013, 88.9% of ROIC's portfolio was unencumbered, based on
gross leasable area.

INVESTMENT SUMMARY

During the first quarter 2013, ROIC acquired two grocery-anchored shopping centers, in separate transactions, totaling $39.8 million. Subsequent
to the end of the first quarter, ROIC acquired two additional grocery-anchored shopping centers, in separate transactions, totaling $83.0 million.

Diamond Bar Town Center

In February 2013, ROIC acquired Diamond Bar Town Center for $27.4 million. The shopping center is approximately 100,000 square feet and is
anchored by a national grocer. The property is located in Diamond Bar, California, within the Los Angeles metropolitan area and is currently
89.3% leased.

Bernardo Heights Plaza

In February 2013, ROIC acquired Bernardo Heights Plaza for $12.4 million. The shopping center is approximately 38,000 square feet and is
anchored by Sprouts Farmers Market. The property is located in Rancho Bernardo, California, within the San Diego metropolitan area and is
currently 100% leased.

Canyon Crossing

In April 2013, ROIC acquired Canyon Crossing for $35.0 million. The shopping center is approximately 121,000 square feet and is anchored by
Safeway Supermarket. The property is located in Puyallup, Washington, within the Seattle metropolitan area and is currently 73.3% leased.

Diamond Hills Plaza

In April 2013, ROIC acquired Diamond Hills Plaza for $48.0 million. The shopping center is approximately 140,000 square feet and is anchored
by H Mart Supermarket and Rite Aid Pharmacy. The property is located in Diamond Bar, California, within the Los Angeles metropolitan area and
is currently 97.9% leased.

CASH DIVIDEND

On March 29, 2013, ROIC distributed a $0.15 per share cash dividend. On May 1, 2013, ROIC's board of directors declared a cash dividend on its
common stock of $0.15 per share, payable on June 28, 2013 to shareholders of record on June 14, 2013.

WARRANT UPDATE



As of May 1, 2013, 58.3% of the company's total outstanding warrants have been retired, including: 13,066,685 warrants exercised, providing
ROIC with approximately $156.8 million of proceeds; 7,750,000 warrants repurchased by ROIC in privately negotiated transactions for
approximately $10.7 million; and 8,000,000 founders' warrants exercised on a cashless basis. ROIC utilized the $156.8 million of proceeds
primarily to pay down borrowings on its unsecured credit facility. ROIC currently has 20.6 million warrants outstanding, scheduled to expire in
October 2014.

2013 FFO GUIDANCE

Based on ROIC's results for the first quarter of 2013 and taking into account the warrants retired to date, ROIC currently estimates FFO for 2013
will be within the range of $0.77 to $0.82 per diluted share, and net income will be within the range of $0.14 to $0.16 per diluted share.

For the year ended
December 31, 2013

Low End High End

Net Income for the year $9,500 $11,000
Plus:
Depreciation & amortization 43,000 45,000

Funds From Operations (FFO) $52,500 $ 56,000
Weighted average diluted shares 68,265 68,265

Earnings per diluted share $0.14 $0.16
FFO per diluted share $0.77 $0.82

ROIC's current estimates do not incorporate any assumption regarding its remaining outstanding warrants. ROIC's management will discuss the
company's estimates and underlying assumptions on its May 2, 2013 conference call. ROIC's guidance is a forward-looking statement and is
subject to risks and other factors described elsewhere in this press release.

CONFERENCE CALL

ROIC will conduct a conference call and audio webcast to discuss its quarterly results on May 2, 2013 at 12:00 p.m. Eastern 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: 31508344. A live webcast will also be available in listen-only mode
at: www.roireit.net. The conference call will be recorded and available for replay beginning at 3:00 p.m. Eastern Time on May 2, 2013 and will be
available until 11:59 p.m. Eastern Time on May 9, 2013. To access the conference call recording, dial (855) 859-2056 (domestic), or (404) 537-
3406 (international) and use the Conference ID: 31508344. The conference call will also be archived at: www.roireit.net for approximately 90
days.

ABOUT RETAIL OPPORTUNITY INVESTMENTS CORP.

Retail Opportunity Investments Corporation (Nasdaq:ROIC) is a fully integrated, self-managed real estate investment trust. ROIC specializes in
the acquisition, ownership and management of necessity-based community and neighborhood shopping centers, anchored by national or regional
supermarkets and drugstores. As of March 31, 2013, ROIC's property portfolio included 47 shopping centers encompassing approximately 5.0
million square feet. Additional information is available at: www.roireit.net.

"o mon

When used herein, the words "believes," "anticipates," "projects,” "should," "estimates," "expects," 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, performance or achievements of ROIC to be materially different from any future results,
performance or achievements expressed or implied by such forward-looking statements. Such factors include, among others, risks associated with
the timing of and costs associated with property improvements, financing commitments and general competitive factors. Additional information
regarding these and other factors is described in ROIC's filings with the SEC, including its most recent Annual Report on Form 10-K.

mon

RETAIL OPPORTUNITY INVESTMENTS CORP.

Consolidated Balance Sheet

March 31, December 31,
2013(unaudited) 2012
ASSETS
Real Estate Investments:
Land $296,177,411 $ 283,445,257
Building and improvements 617,112,385 588,248,338
913,289,796 871,693,595
Less: accumulated depreciation 37,851,711 32,364,772
875,438,085 839,328,823
Mortgage note receivable 10,294,000 10,000,000
Investment in and advances to unconsolidated joint ventures 15,526,417 15,295,223
Real Estate Investments, net 901,258,502 864,624,046
Cash and cash equivalents 6,893,609 4,692,230
Restricted cash 1,879,697 1,700,692

Tenant and other receivables 13,973,065 12,455,190



Deposits

Acquired lease intangible asset, net of accumulated amortization
Prepaid expenses

Deferred charges, net of accumulated amortization

Other

Total assets

LIABILITIES AND EQUITY

Liabilities:

Term loan

Credit facility

Mortgage notes payable

Acquired lease intangibles liability, net of accumulated amortization
Accounts payable and accrued expenses

Tenants' security deposits

Other liabilities

Total liabilities

Commitments and contingencies

Equity:

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

Common stock, $.0001 par value 500,000,000 shares authorized; and 66,410,588 and 52,596,754 shares issued and outstanding at

March 31, 2013 and December 31, 2012

Additional paid-in-capital

Accumulated deficit

Accumulated other comprehensive loss

Total Retail Opportunity Investments Corp. stockholders' equity
Noncontrolling interests

Total equity

Total liabilities and equity

RETAIL OPPORTUNITY INVESTMENTS CORP.

Consolidated Statement of Operations

(unaudited)

Revenues
Base rents
Recoveries from tenants
Mortgage interest
Total revenues
Operating expenses
Property operating
Property taxes
Depreciation and amortization
General
Acquisition transaction costs
Total operating expenses
Operating income
Non-operating income (expenses)
Interest expense and other finance expenses
Equity in earnings from unconsolidated joint ventures
Interest income

Net Income Attributable to Retail Opportunity Investments Corp.

Basic and diluted per share:

Dividends per common share

For the Three Months Ended

March 31,

2013

March 31,

2012

$19,349,561 $ 13,341,420

4,830,829 3,104,042
204,059 202,222
24,384,449 16,647,684
4,158,881 2,969,348
2,315,178 1,599,159
8,881,130 6,649,818
2,736,581 2,419,838
408,836 122,843
18,500,606 13,761,006
5,883,843 2,886,678
(3,825,151)  (2,293,748)
231,194 524,329

— 10,145
$2,289,886  $ 1,127,404
$0.04 $ 0.02
$0.15 $0.12

CALCULATION OF FUNDS FROM OPERATIONS

(unaudited)

2,000,000
40,345,275
3,099,149
21,974,857
948,774

2,000,000
41,230,616
1,245,778
21,623,474
1,339,501

$ 992,372,928

$ 950,911,527

$ 200,000,000 $ 200,000,000
18,000,000 119,000,000
81,753,145 72,689,842
56,773,932 57,371,803

3,799,600 6,468,580
2,428,389 2,336,680
24,387,028 26,502,551
387,142,094 484,369,456
6,635 5,260
668,342,198 523,540,268

(46,485,714)
(16,634,674)

(38,851,234)
(18,154,612)

605,228,445 466,539,682
2,389 2,389
605,230,834 466,542,071

$ 992,372,928

$ 950,911,527




The following table provides a reconciliation of GAAP net income to FFO. (In thousands, except per share amounts)

For the Three Months Ended
March 31, 2013 March 31, 2012

Net income for period $ 2,289,886 $ 1,127,404
Plus: Real property depreciation 4,248,789 2,954,481
Amortization of tenant improvements and allowances 1,180,376 946,342
Amortization of deferred leasing costs 3,451,965 2,748,995
Depreciation attributable to unconsolidated joint ventures 352,076 606,265
Funds from operations $ 11,523,092 $ 8,383,487

ROIC computes FFO in accordance with the "White Paper" on FFO published by NAREIT, which defines FFO as net income attributable to
common shareholders (determined in accordance with GAAP) excluding gains or losses from debt restructuring and sales of property and
impairments, plus real estate related depreciation and amortization, and after adjustments for partnerships and unconsolidated joint ventures. FFO
as defined by ROIC may not be comparable to similarly titled items reported by other real estate investment trusts due to possible differences in
the application of the NAREIT definition used by such REITs.

CONTACT: Ashley Bulot, Investor Relations
858-255-4913
abulot@roireit.net
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1st Quarter 2013
Supplemental Information
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Supplesmental INsclosure

Oveﬂ?ie W Quarter Ended March 31, 2013

Our Company

Retail Opportunity Investments Corporation (Masdaq:ROIC) i= a fully integrated, self-managed real estate investment trust. ROIC specializes in the
acquisition, ownership and management of necessity-based community and neighbothood shopping centers, anchored by national or regional
supermarkets and drugstores. At March 31, 2013, ROIC’s property portfolio included 47 shopping centers encompassing approximately 5.0 million
square feet, Additional information is available at www roireit net.

Forward Looking Information

Certain information 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 canse the actual results,
performance or achievements of the Company to be materially different from any future results, performance or achievements expressed or implied by
such forward-looking statements. Such factors include, among others, risks associated with the Company's ability to identify and acquire retail real estate
imvestments that meet the Company's investment standards, the level of rental revenue and net interest income the Company achieves from its target
assets; the market value of the Company’s assets and the supply of, and demand for, retail real estate investments in which the Company invests; the
conditions in the local markets in which the Company operates, as well as changes in national economic and market conditions; consumer spending and
confidence trends, the Company's ability to enter into new leases or to renew leases with existing tenants at the properties at favorable rates; the
Company's ability to anticipate changes in consumer buying practices and the space needs of tenants; the competitive landscape impacting the properties
the Company acquires and their tenants; the Company's relationships with its tenants and their financial condition; the Company's use of debt as part of
its financing strategy and its ability to make payments or to comply with any covenants under any borrowings or other debt facilities: the level of the
Company's operating expenses, including amounts we are required to pay to the Company's management team and to engage third party property
managers, changes in interest rates that could impact the market price of the Company's common stock and the cost of the Company's borrowings; and
legislative and regulatory changes (including changes to laws goveming the taxation of REITs). Additicnal information regarding these and other factors
is described in the Company’s filings with the Securities and Exchange Commission, including its most recent Annual Report on Form 10-K. and the
Company’s Quarterly Reports on Form 10-0). Forward looking statements are based on estimates as of the date of thus supplemental data. The Company
disclaims any obligation to publicly release the results of any revisions to these forward looking statements reflecting new estimates, events or
circumstances after the date of this supplemental data. For further information, please refer to the Company’s filings with the Securities and Exchange
Commission.

Supplemental Information
The enclosed information should be read in conjunction with the Company’s filings with the Secwrities and Exchange Commission, including but not

limited to, the Company's Form 10-Qz filed quarterly and Form 10-Ks filed annually. Additionally, the enclosed information does not purpotd to
disclose all items under generally accepted accounting pnnciples (“GAAP™).
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Balance Sheets WOU. ..o ity

{anacited, dollars in thowsands)
As OF
033113 113112
AZSETE:
F.gal estate mvestmenls
Lamd 3 26,177 1 183,445
Buildings and impeevemenls 617,112 583,48
Less sooumdated deprecstion and amortization (37851 {31 365)
ETSA%E 80,330

Mestgage noles recavatle 10,204 10,000
Errvestmeet in and advances tn unconsolidated joint ventures 15,526 15,295

Real Extade Lt ésim nls, sl 008258 64 614
Cash ared cash equivalents 6804 4,891
Resancied cash 1880 1,70
Tezant and other receivables 13,073 12435
Deponiis 2,000 2,000
Acquired lease intangible asset, net of acommuiated amortization 40,345 41231
Frepuid expenses 3,009 1,346
Deferred chasges, nel o faccumudated anorization 975 FIF-FE|
Other asrets a0 1,340

TOTAL ASSETS § 9OL3TY & 950.011
LIABILITIES:
Term lean 1 200,000 3 200,000
Credit Eaeilily 12,000 119,000
Meetgage nobes payabie £1.753 12600
Acquared lms intangibles hability, net of acomulated amorization 54,774 571,372
Accounts payakle and aconesd epmses 1800 6,460
Temanis' seounty deposits 2428 2,337
Cher lsalihibie 24,387 46,503

TOTAL LIABILITIES 3BT, 142 454,340
EQUITE:
Comnmes #ock, §.0001 pas valoe 500,000,000 share: sulharized 7 5
Additiona] paidein.capital 665,341 513,540
Acturrdated deficy HEARE) (33251
Avoumdated olber comgeehenave los (16,634 {18,855
Total Retail Opportanity Investments Corp, stockbodders’ equity 605,229 466,540
Honconirolliog wmieeds 1 1

TOTAL EQUITY 60%,231 466,541

TOTAL LIABTLITIES AND EQUITY ] $0L313 & $50.911

The Campany's Farm W far the quarters onded Maxch 31, 503 and 2002 and Farm 10K far tee yras ended Decembor 31, 512 shaull be read i conjuactionwith the abov e inform stisn. m

The above does not purport to disclose all tews required under GAAP. -d - — —




Supplesmental INsclosure

I nHcome ;Sf atements Quarter Ended March 31, 2013

(unasdifed, in thousands, excepd per share amouwnis)

Three Months Ended

03/31/13 03/31/12
REVENUES:
Base rents 3 19,350 5 13,341
Recoveries from tenants 4,830 3,104
Mortgage receivable 204 202
TOTAL REVENUES 24,384 16,648
OPERATING EXPENSES:
Property operating 4,159 2,969
Property Lxes 2315 1,500
Depreciation and amortization 8,881 6,650
General & administrative expenses 2,736 2420
Acquisition transaction costs 409 123
TOTAL OPERATING EXPENSES 18,500 13,761
NET OPERATING INCOME 5.884 2,887
NON-QPERATING INCOME (EXPENSES):
Interest expense and other finance expenses (3,825) (2,299)
Equity in income of unconsolidated joint ventures 231 524
Interest income - 10
TOTAL NON-OPERATING INCOME (EXPENSES) (3,594) (1,759)
NET INCOME (LOSS) ATTRIBUTABLE T'Q RETAIL OPPORTUNITY
INVESTMENTS CORP. 3 2,290 3 1,127
NET INCOME (LOSS) PER COMMON SHARE - BASIC s 0.04 g 0oz
NET INCOME (LOSS) PER COMMON SHARE - DILUTED s 0.04 $ 0oz
Weighted average common shares outstanding - hasic 57,373 49,604
Weighted average common shares outstanding - diluted 60,816 49,690
The Campany's Farm W e the quasters ended March 31, 3013 and 2012 and Farm 1K far the yras ended December 31, 212 shaubl be read in conjuaction with the shove informstien. m

The above does not purport to disclose all ewms reqguired wnder GAAP. -5 -




Supplesmental INsclosure

F unds F rFom Oper a!‘ions Quarter Ended March 31, 2013

(unasdifed, in thousands, excepd per share amouwnis)

Three Months Ended
03/31/13 03/31/12
Funds from Operations: (FFO){1)
Net income for the period s 2,290 $ 1,127
Plus:
Depreciation and amortization expense 8,881 6,650
Depreciation attributable to unconsolidated joint venture 352 606
FUNDS FROM OPERATIONS 5 11,523 s 8,383
FUNDS FROM OPERATIONS PER SHARE - BASIC § 0.20 -] 0.17
FUNDS FROM OFERATIONS PER SHARE - DILUTED b 0.19 s 0.17
Weighted average common shares outstanding - basic 57,373 49,604
Weighted average common shares outstanding - diluted 60,816 49,690
Common dividends per share $ 015 s 0.12
Cash dividend b 9,897 b3 5954
FFO Payout Ratio 86%% T1%

A1) Funde fram epeva e ne {“FF 0% s a widely ecogniaed men GAAT fimancial meamre far REIT' thai the Comp any bebieres when conciered with financ il ciad ememir d e iermined in accord ance with GAAF, provides additional and wefal means is ames our financial
perfarmance, FFO i froquendly used by securities asalyeis, bwvestors and other intereeied parties o evaluase the performance of RE[Ts, mest of which present FF0 akong with med income a0 ¢k ubied in accord ance with GAAP,

The Campany campwirs FFO in sccord ance with the “Whise Faper™ on FF O publshed by the Natio nal Assc ition of Real Extate Inoestmens Trwsss (CNARETT ™) which defines FFO a8 st incame astributsble 1o ro maen shasehablens (e trmined in soconlanoe with GAAF)
enrbuling guins or bosses from debi resrurturing and sles afproperiy, phas real essinie rebuied depreclation and ame riisiion, ad after adfurcteens forparmerships and weresgalidwied joinivenoores, The Company consilers FFO a meandingful, add ithna] measure of op eraiing
perfarmanae bevause i primarily exludes the smesption that the vabee of i real ortate amets dimdnkshes prodicably over tme asd bdwtry analysts have sooepisd itas o perfsmmance mesure, Hewever, FPO:

= does mat rep resent ¢ ash fows from op evating ar thvities in soranlanne with GAAP twhich generaliy refiects all cash e s of oranssctisns and saber svenss bn dhe determination of wet nvsme): and

= shauld mart b coneidered an alernative de ned ince e as an indicaden of sur performance,

FFO a3 diefined by us may hothe tamparnble w sislarly tited items ropened by other real eita e st dwe

¥ i e i b i 6 (ke NAREIT definition wed by mch REITa.

The Campany's Farm M- far the quarters onded Maxch 31, 503 and 2002 and Farm 10K far e yras ended Decembier 31, 512 shaull be read i conjunction with the shove inform stion. m

The above does not purport to disclose all ewms reqguired wnder GAAP. -0 -




Supplesmental INsclosure

Selected Financial Analyses Quarter Ended March 31, 3013

(unasdifed, in thousands, excepd per share amouwnis)

033113 12/317112
Same Property NOI Analysis T59% Td%
Debf coverage ratios:
Interest covernge ratio (EBITDA/interest expense) 4.0x 36
Debt service coverage (EBITDA/(interest expense + scheduled principal payments)) 3.7x 3Ax
Net Debt (Total debt les: cash & equivalents) EBITDA 4.8% B2x
Debtequily raios:
Total debt/total market capitalization 23.5% 35.1%
Total debt/total equity market capitalization 30.7% 54,29
Total debt/total ook assets 30.2% 41.2%
Tatal debt/undepreciated book value (1) 20.1% 30.5%%
Secured debtundeprea ated book value (1) 79% T74%
Marke! capifaligation calculations:
Common shares outstanding 65 628 52 BST
Warranis oulstanding 20,693 49 399
Common stock price per share, end of period 3 14.02 5 12.85
Warrants price per share, end of period 3 2.00 H 0.89
Comnon matket equity at end of period H 934,112 5 679209
Warrantz market equity at end of period 41 386 43965
Total ecquity market capitalization 5 975,505 5 TATS
Total debt end of period 299,753 391,690
TOTAL MARKET CAPITALIZATION H 1,275,158 H 1,114,564
1) Exc bud e e owmubaied dep rer indlion o op eraiing aseis.
The Campany's Farm WG} far the quarters ended March 31, 513 and 2812 and Farm 15K far the yras ended Decembior 31, 512 shaull be read in conjunction with the shove infarm stisn. m

|
]

The above does not purport to disclose all ewms reqguired wnder GAAP. -




Supplesmental INsclosure

Summary of Debt Qutstanding Quarter Ended March 31, 3013

(unasdifed, dollars in ihousands) Ouistanding Actual GAAP Maturity Percent of
Balance Interest Rate Interest Rate (1) Date Total Indebtedness
Fixed Rate Debi:
Gateway Village T G6TE 5.6% JE% 02/01/14 2.3%
Gateway Village I 6532 5. 7% 35% 0501114 2.3%
Euclid Plaxa 8276 5.2% 35% 11/01/14 2.8%
Country Club Gate 12,417 5.0% 4.1% 01/01/15 4.2%
Renmissanee Towne Cenlre 16,691 3.1% 4.8% 060113 5.6%
Gateway Village T 7437 6.1% 4.8% 07/01/16 1%
Bermardo Heights 8R63 5. 33% oTIAT 3.0%
Santa Teresa Village 11,177 6.21% 33% 00118 3.8%
Inkerest rate swaps 175,000 4.4% 44% Various 59.0%
Total Fixed Rate Debit 5 253373 4.5% 43% 85.5%
Variable Rate Debt:
Credit fasility 18,000 1.5% 15% 0812916 6.1%
Team loan facility 200,000 1.8% 1.5% 082917 750
Interest rate swaps (175,000) 2)
Total Variable Rate Debi: -1 43,000 1.8% 1.5% 14.5%
TOTAL DEET 5 196,373 4.3% J10% 100.0%
Net unamortized premiums on mortgages 3380
TOTAL DEBT - NET s wem
_—
Principal Maturities Summary of Unencombered Enommbered properties (3)
Principal Princpal Principal due Credit Percentage of el
Maiurities Amoriization ai Maturity Facilities Total Debi Maiuring Properties GLA %
2013 5 1067 § 3 5 P $ 1067 0.4% Unencumbered 40 31989916 BB.0%
2014 1,256 21,185 - 22,441 76% Encumbered L] 499 299 11.1%
2015 669 28,017 2 28,686 9. 7% 46 4,489,213 100.0%
2016 463 7120 15,000 25,583 6%
017 361 B099 200,000 208460 T03%%
2018 42 10,004 - 10,136 34%
3 Jgss 3 J4.515 % 212000 3 206373 J100.0%
Net unamortized premiums on mortgages 3380
5 290.753

(1] Fodlocte the murket inbeowrt yate u1 the date the mortgags wa seesmad
2) Dactades 0§23 mallen forwnsd sluriing swap wilh ne fimberesi payaenis Calbeeomes effecive in Apel, 2003, Swap infesvat vade rellects all-in raie, with o we ighied svesage swap mis of 150

(3 Do mo inc e e oneeoidated) joimt vemtre m

The above does not purport to disclose all ewms reqguired wnder GAAP. -8 -




2013 Property Acquisitions

(o llcers in ho s ands)

Shopping Centers

Q2013
Diameond Bar Town Center
Bemardo Heights Plaza

Total 10Q 2013

Location

Diamond Bar, CA
Rancho Bernardo, CA

Daie
Acquired

02/01/13
02/06/13

Supplesmental INsclosure

Quarter Ended March 31, 2013

Ll Purchase
Ovwned Amouni GLA
100.0% % 27 A00 100,342
100.0%% 9 12,400 E rley .
39,800 138,071




Property Portfolio Quarter Fudd el 31,2013

(o llcers in ho s ands)
L] Date L
Shiopping Centers Clty —dtate | _Owned _Acquired ____GLA _ Leased = ABRQ) Major Tenants
Sumbilized Shopping Coniers
Novghern Califormia
Horwoed Shepping Center Sacsamento [+ 100008 a0 BB.351 0 4% 4 11 Viva Supermariced, Rite Aid. Ci Treods
Freazant Hill Marketplace Fleasmnt Hil CA 100.0% 0408010 6,715 100,0% 1343 Buy Buy Baby, Office Depol. Baseel Fumiture
Fnole Viits Shopping Cenber Pigols CA 1000 01011 165 035 6.7 1.h6h Koart, Saweldan (Lucky) Sup amarkei(Z)
Mille Shopping Center FRancho Cordovs CA 10000% LFO Y 139 081 3 1588 Warehouse Markels, Dollar Tree
Mosada Ranch Stockion CA 100.0% LEGE Y 101 242 mEn 1,152 Raley: Supermaske
Covartry Chib Gate Clenter Patafie Growe CA 10000% 0708 109 331 13T 1823 Savellan (Latky) Suparmdie, Rile Awd
Martin Cove Foster City CA 100 0 0504712 73,186 96.3% 1609 99 Ranch Marka
The Village at Movato Howato CA 100.0% 41l 20,043 90 6% 506 Traser Joey
Sanka Teresa Village Sam Jeze Ch 10000 11L0E2 135,162 o7 é 240 Faleys (Hob Hill) Supsrmarket
Hnrthern Californin Totals 992236 M09% 14318
Sonthern California
Paramount Plaza Paramont CA 100.0% 122209 95,062 TR 1638 Fresh & Eagy, Rale Aad, TJ Maxx
Sanks Ara D owmnbows Plazs Samls Ana CA 10000% 0126010 100,305 93.8% 1783 Kroges (Food 4 Lest) Supermarkel, Marshalk:
Claremoe Promenade Claremont CA 100 0% Dz310 91,519 95. 5% s Sgper King Spermarket
Gateway Village Chann Hills CA 100.0% 121710 06,059 100,60 2919 Sprouts Parmers Market
Sycamore Creelk Ceomna CA 1000 B30 4108 0. i 1504 Safeway (Vong) Sup ermarked, CV5(2)
Marketplace D' Flio Deeanside CA 10000 LN 177138 9360 313 Seater Brothers Supererarkel, Walgreens, Ace Hardware
Fenmssance Towne Centre S Diggo CA 100 LETEY | 53,074 100,00 089 C¥3
Dresert Spongs Markeiplace Palm Degert CA 10000% LFI Y 105,157 958 1,195 Kroger (Ralph's) Supermarkel, Rule Aid
Euchd Fiam San Diego CA 1000 0312 77,044 1000 1261 Vallarta Supermsieet, Walgreens
Seabrdge Markeiplace Omard CA 100.0% D532 93,734 9.7 1500 Safeway (Vons) Supemarkel
Glendom Shopping Cemter Glendora CA 100 0% DRI 106 535 95 &% 51 Alberisan’s Supenmmaricet
BayFlaza Sam Diego ChA 100.0% 100512 TiIHM B6.4% 1575 Eeafood City Supermarkcet
Cygress Cenber Wesl Cypres CA 100 1204012 106451 % 1696 Kropes (Ralph's) Supermarkel, Rile Aid
Fedondo Beach Plam Fedords Beach CA 100.0% 1237012 L1509 100.0%% 1983 Safeway (Vonsg) Supermarked, Peica
Hateor Place Cenfer Garden Grove CH 100.0% L2212 g EL 100.0%% 1446  AA Supermackel, Foss Dress For Less
Bemardo Heghts Flaza Rancho B amardo CA 100.0% D203 T 500,05 B49 Sproits Farmers Markel
[riamond Bar Town Center [Ciamond Bar CA 100 0% 0201513 100,342 B9.3% 1702 Hational grocery tenant
Southern California Totals 1,418,050 D% 30402
Poritand Metrapolian
Vascomer Marke Center Vantouwer WA 100.0% e 70 113385 LR 450 Albenizns Supemeasiet
Happy Valley Town Cexer Happy Valley OR. 100.0% 0714710 132 896 972 2193  Mew Seasons Supemmariet
Oregen City Poanl Oregon City OF. 1000 0714010 35,305 7.5 816 Srarbuckes, Woest Coant Bapk, FedEx Kmko's
Cazcade Summel Town Squre West Linn QR 100.0% LT Y 95,508 100.0%% 1443 Safeway Sapermarket
Heritsge Market Center Vancouver Wa 1000 09zAL0 107 463 o0 157 Safeway Sopermarket
Diwiston Crossing Partland QR 100.0% 122210 08,311 Bl4% Bl3 Rite Aad
Halsey Crossng Gresham OR 1000 12220 9423 7. e Safevay Sopermarkost, Dollar Tree
Hillshoro Market Center Hillshoro OR 10000 Tkl 156031 7 5 2,268 Albenson’s Supemearicet, Diollar Tres, Mardhalls
Wilsawlle Cld Town Square Wilsannlle QR 1000 0TS0 40,937 97.4% 16346 Kroges (Fred Meye) (1)
Portland Metropolitan Totals 803 160 945% 13145




Property Portfolio, cont. WOU. ..o ity
/4 )

(o llcers in ho s ands)
L] Date L

Shopping Centers City —State _Cremed _Acquired ____GLA ____ Leased = ABRQ) Major Tenants
Seamly MeLropodion

Menidan Valley Plaza Kent L 100.0% 0201510 51,597 100.0%% 622 Kroges (0F C) Bupenmarket

The Market at Lake Stevens Lake Stevens Wa 1000 040 T4130 1000 1316 Haggen Food & Pharmacy

Credsroads {3) Bellewue wa 40.0% 12733010 453 400 07 ™™ ToEY Kroges ((FC) Sopemmarket, B ed Baih & Beyond, Sports Authority
Canyon Park Stigping Center Bothdl Wa 100.0% [l | FET i 100, 0% 1400 Alberaod’s Supemanie, Rits A

Huwks Prawie Shopping Canler Lacey WA 1000 0oL 154,781 100.0%% 1797 Safeway Supermarkel, Dollar Tree, Big Lols
The Erese Buldng Seatile Wa 100.0% 030LL 73,563 1000 1783 IGA Supermadis, TRvao:

Galrway Shoppmg Cenlar Meysvlle Wa 100.0% LR Y 106,104 100.0%% 1564 WinCa Foods @), Rile Asd, Ross Dress For Less
Avrera Squdre Shordine WA 100.0% D501 38,030 1000054 ki8] Ceniral Sapermarket

Smactke Metropolitn Towks 1,055,234 LEXL 11086

STABIEI TED SHOPFING CENTERS 4,580 408 05 5y i TEE51

Repositioning Shopping Cenlers

Frallips Village Pomom CA 100.0% 02010 113572 30, 7% ¥ 13 Fresh Choice Supermarket

Himbu Village Rancho Cordovs Ch 100.0% [FIEAT To.518 0.6 861 Spagheiti Faclory Rerssmn, Canlemens Renaumed
Roeand Hill Square Shoppieg Center LZephyr Cowve MY 1000 oW 1398 TR 1402 Safeway Sepermarket, U5 Fosal Sennce

Gresn Valley Station Cameren Park CA 10000 DELELD 52,45 TTA% 805 Ccvs

REPOSITIONING SHOPPING CENTERS 32910 614% e

TOTAL PROPERTY PORTFOLIO 4,052,617 934% TREID

LR

(1) Ansmal base rent ("ABE") i equal 85 mondhly rend. o noan sroouboed basis, of March 38, 2013 Aznaal base mat does roficlude conee srione o1 fufoe rent increases.
) These s tale s 0w their own space and are nottesants of 1he C oopany.

%) The Company owss & IV mtrest i Crossmads. The dats shove s presents e 1008l GLA, bacsed percentige and ARR ot Coosmoads m

= If -




Supplesmental INsclosure

T OP TEH T enants Quarter Ended March 31, 2013

(Based en AB R for Whelly -onned Properties)

MNumber of Percent of Percent of
“Tenant Leases ABR Toial ABR GLA Total Leased GLA

1 Safeway Superarket 8 5 4,087 5.7%% 415362 100.0%4
2 Rite Aid & 2,233 3.1% 145,832 3.5%
3 Kroger Supermarkel 4 1,902 2.60% 154,592 3.7%
4 Marshalls / T.J. MAXX 4 1,502 2.1% 101,154 1.4%
5 Raley's Supermarkel 2 1,361 1.9%% 92318 2.1%
6 Albertson’s Supermarket 4 1,354 1.9%% 201 445 4.8%
7 JP Morgan Chase 9 1,065 1.5% 37,175 0.9%%
& Sprouls Farmers Market 4 1,040 1.4% 51113 1.2%
9 Ross Dress for Less 3 1,035 1.4% 79670 1.9%
10 Haggen Food & Pharmacy 1 B34 1.2% 53500 1.3%
45 5 16,415 22.8% 1332 161 31.9%




Lease Expiration Schedule

(W halfy-onned Properfies)

Awchor Tenanis

2013
014
015
2016
017
2018
2my
2020
2031

Wik

Non-Anclior Termanis

013
014
il
206
017
018
an1e
2020
2021
23

All Tieman e

13
014
2015
16
am7?
018
19
2030
031
FuiFp g

Number of
Leases Expiring (1)

I anadsir of
Leeses Explring
o
I
143
L4g
141

A har fema s are leases oqual i o7 goenier dam 15,000 sywace el

Diees mart aspame wxerc e of renewal ap Sans,

Leased
GLA

21,406
107 954
215,562
134,730
2,217
154,064
124,529
110,700

1006758

2210940

P
315,618
195,201
RA05
55,579
42,850
197 463

1,959 230

Leased

CLA
154,922
HEAIE
466,271
493,937
500,348
404,508
236,369
178108
153,640
1,204,251

ERFIREL]
L —————

= ¥g

Percent of
Toal Leased GLA
o
I3
6%
b3
4.4%

Supplesmental INsclosure
Quarter Ended March 31, 2013

18.T%

15.1%

Percomt of
Total AR
L)
TR
10.8%

L0
a1%
L3
L%

T.5%
[EE

For 5q. Fi.

Pervent of
Total ABR
3
10.4%
1.5%
LL4%
128%
2.0
54%
i
1%
26.0%
—_ mow




» Supplesmental INsclosure
LE (TAY ) Hg S H mmary Quiarter Ended March 31, 2013
(W halfy-onned Properfies)
New Leaves
For the Three Months Ended March 31, 2013
Non-Anchors Anchors Total
MNumber of Leazes 20 2 1z
Gross Leasable Area (sq. ft.) 35,307 105,243 140,640
Initial Base Rent (3/5q. L.y 5 20,73 £ 8.94 b3 11.91
Tenant Improvements ($/zq. ft.) 5 D98 5 L) b 537
Leasing Comimissions ($/zq. fL) $ 2.01 $ .71 3 104
Renewals
For the Three Months Ended March 31, 2013
MNon-Anchors Anchors Total
MNumber of Leases 12 - 12
Gross Leasable Area (sq, 1) 30,560 - 30,560
Initial Base Rent (3/5q. ) 5 20,84 5 - b 20.84
Tenant Improvernents {$/zq. ft.) 3 0l6 b1 - b 0.16
Leasing Commissions ($/5q. ft.) 3 E b = b3 -
Toral
For the Three Months Ended March 31, 2013
Non-Anchors Anchors Total
Mumber of Leases 32 2 34
Gross Leasable Area (sq. ft.) 65,957 105,243 171,200
Initial Base Rent (3/sq. f.) 5 20.78 3 8.94 b) 13.50
Tenant Improvements ($/sq. ft.) 5 543 3 382 5 4.44
Leasing Commissions ($/sq. ft.) 5 1.08 3 0.71 b) 0.85

A har fema s e leases oqual o o7 goenier dam 15,000 syware el m

- I -




Supplesmental INsclosure

Investor Information Quarter Ended March 31, 3013

Retail Opportunity Investments Corp. Investor Relations: Transfer Agent:

www. roireit net Ashley Bulot Constance Adams

NASDAQ: ROIC abulot@roireit net ComputerShare

8905 Towne Centre Drive, Suite 108 8582554913 (o) constance adams(@computershare.com
San Diego, CA 92122 760.688.8647 (c) 201.680.5258

Research Coverage

Bank of America Mernll Lynch Craig Schmidt 640.855.3040
Bank of Montreal Paul Adornato 2128854170
Green Street Jason White 949.640.8780
KeyBance Capital Markets Todd Thomas 917.368.2286
Raymond James RJ Milligan 727.567.2060
Sidoti & Company Jeffrey Lau 212.453.7029
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