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Item 2.02 Results of Operations and Financial Condition.

On August 1, 2013, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended June 30,
2013. A copy of the earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On August 1, 2013, in connection with this earnings
release, the Company posted certain supplemental information regarding the Company's operations for the quarter ended June 30, 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 Ne. Description

99.1 Earnings Release, dated August 1, 2013
99.2 Supplemental Information for the quarter ended June 30, 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: August 1, 2013 By: /s/ Michael B. Haines
Michael B. Haines
Chief Financial Officer

RETAIL OPPORTUNITY INVESTMENTS PARTNERSHIP, LP

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

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

Dated: August 1, 2013
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EXHIBIT 99.1

Retail Opportunity Investments Corp. Reports Solid Second Quarter 2013 Results

9.5% Increase in Same-Center Cash Net Operating Income
76.6% of Total Warrants Outstanding Retired To Date
Reaffirms 2013 FFO Guidance

SAN DIEGO, Aug. 1, 2013 (GLOBE NEWSWIRE) -- Retail Opportunity Investments Corp. (Nasdaq:ROIC) announced today financial and
operating results for the three months ended June 30, 2013.

HIGHLIGHTS

Net income of $2.5 million, or $0.03 per diluted share for 2Q'13

Funds From Operation (FFO) of $12.7 million, or $0.18 per diluted share(V for 2Q'13
$64.9 million received from warrants exercised in 2Q'13 ($220.4 million to date)

76.6% of the company's total outstanding warrants retired to date

$142.0 million of shopping center acquisitions completed in 2Q'13 ($181.8 million YTD)
9.5% increase in same-center cash net operating income (2Q'13 vs. 2Q'12)

93.5% portfolio occupancy rate at June 30, 2013 (70 bps increase vs. 2Q'12)

Awarded investment grade ratings from Moody's and Standard & Poor's

27.4% debt-to-total market capitalization ratio at June 30, 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, "The first of half of 2013 has proven
to be one of our most active and successful to date. During the first six months, we acquired $181.8 million of grocery-anchored shopping
centers, deepening our presence in each of our core West Coast markets. Along with acquisitions, we continue to focus on maximizing
property operations. During the second quarter, we increased our overall portfolio occupancy to 93.5% and achieved a 9.5% increase in
same-center cash net operating income, representing the fifth consecutive quarter that we have increased occupancy and same-center cash
NOL." Mr. Tanz stated further, "In addition to our acquisition and leasing activity, the company was recently awarded investment grade
ratings by Moody's and Standard & Poor's. We have also received $220.4 million in equity proceeds thus far in 2013 from warrants that have
been exercised. Looking ahead, with our strong financial position, together with our solid market presence on the West coast, which now
totals over five million square feet, we continue to be excited about the future prospects of our business."

FINANCIAL SUMMARY

For the three months ended June 30, 2013, net income attributable to common stockholders was $2.5 million, or $0.03 per diluted

share. FFO for the second quarter of 2013 was $12.7 million, or $0.18 per diluted share. For the six months ended June 30, 2013, net income
was $4.8 million, or $0.07 per diluted share. FFO for the first six months of 2013 was $24.2 million, or $0.36 per diluted share. 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 June 30, 2013, ROIC had a total market capitalization of $1.41 billion with $386.3 million of debt outstanding, equating to a 27.4% debt-
to-total market capitalization ratio. ROIC's debt outstanding was comprised of $81.1 million of mortgage debt and $305.1 million of
unsecured debt, including $105.1 million outstanding on its unsecured credit facility. For the three months ended June 30, 2013,

ROIC's interest coverage ratio was 4.5 times. At June 30, 2013, 89.8% of ROIC's portfolio was unencumbered, based on gross leasable area.

INVESTMENT SUMMARY

During the second quarter 2013, ROIC acquired four grocery-anchored shopping centers in separate transactions, totaling $142.0
million. During the first six months of 2013, ROIC acquired six grocery-anchored shopping centers, totaling $181.8 million.

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
76.2% 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.

Granada Shopping Center

In June 2013, ROIC acquired Granada Shopping Center for $17.5 million. The shopping center is approximately 69,000 square feet and is
anchored by Lucky Supermarket. The property is located in Livermore, California, within the San Francisco metropolitan area and is



currently 91.1% leased.
Hawthorne Crossings

In June 2013, ROIC acquired Hawthorne Crossings for $41.5 million. The shopping center is approximately 141,000 square feet and is
anchored by Mitsuwa Marketplace (the largest Japanese grocer in the U.S.), Ross Dress For Less and Staples. The property is located in San
Diego, California and is currently 95.0% leased.

INVESTMENT GRADE RATINGS

During the second quarter 2013, ROIC was awarded investment grade ratings from Moody's Investors Service and Standard & Poor's
Ratings Services. Moody's assigned ROIC a Baa2 rating and Standard & Poor's assigned ROIC a BBB- rating. Both rating agencies assigned
a stable outlook and noted that the ratings and outlook reflect ROIC's well-laddered debt maturities, strong credit metrics and largely
unencumbered pool, as well as ROIC's commitment to maintaining its moderate leverage and credit profile while pursuing measured
growth. More information regarding ROIC's ratings can be found on the rating agencies' web sites.

CASH DIVIDEND

On June 28, 2013, ROIC distributed a $0.15 per share cash dividend. On July 31, 2013, ROIC's board of directors declared a cash dividend
on its common stock of $0.15 per share, payable on September 30, 2013 to stockholders of record on September 16, 2013.

WARRANT UPDATE

As of June 30, 2013, 76.6% of the company's total outstanding warrants had been retired, including: 18.4 million warrants exercised (5.4
million exercised during the second quarter 2013), providing ROIC with $220.4 million of proceeds; 11.5 million warrants repurchased by
ROIC in privately negotiated transactions for $22.0 million (including 3.7 million warrants repurchased during the second quarter 2013);
and all 8.0 million founders' warrants exercised on a cashless basis in February 2013. ROIC currently has 11.6 million warrants
outstanding, scheduled to expire in October 2014.

2013 FFO GUIDANCE

Based on ROIC's actual results for the first six months of 2013 and taking into account the warrants retired to date, ROIC maintains its
previously stated guidance for the full year 2013 that FFO 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. ROIC's guidance does not incorporate any assumption regarding its remaining
outstanding warrants. ROIC's management will discuss the company's guidance on its August 1, 2013 conference call.

CONFERENCE CALL

ROIC will conduct a conference call and audio webcast to discuss its quarterly results on August 1, 2013 at 1:00 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: 96920247. 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 4:00 p.m. Eastern Time
on August 1, 2013 and will be available until 11:59 p.m. Eastern Time on August 8, 2013. To access the conference call recording, dial (855)
859-2056 (domestic), (404) 537-3406 (international), or (800) 585-8367 and use the Conference ID: 96920247. 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 June 30, 2013, ROIC's property portfolio included 50 shopping centers
encompassing approximately 5.4 million square feet. Additional information is available at: www.roireit.net.

"mon "o

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 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.

mon

RETAIL OPPORTUNITY INVESTMENTS CORP.

Consolidated Balance Sheet

June 30, 2013 December 31,

(unaudited) 2012
ASSETS
Real Estate Investments:
Land $328,053,350 $283,445,257
Building and improvements 721,898,820 588,248,338
1,049,952,170 871,693,595
Less: accumulated depreciation 43,370,524 32,364,772

1,006,581,646 839,328,823



Mortgage note receivable

Investment in and advances to unconsolidated joint venture
Real Estate Investments, net

Cash and cash equivalents

Restricted cash

Tenant and other receivables

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 71,843,084 and 52,596,754 shares issued and outstanding at
June 30, 2013 and December 31, 2012

Additional paid-in-capital

Cumulative distributions in excess of net income

Accumulated other comprehensive loss

Total Retail Opportunity Investments Corp. stockholders' equity
Non-controlling interests

Total equity

Total liabilities and equity

RETAIL OPPORTUNITY INVESTMENTS CORP.

Consolidated Statement of Operations
(unaudited)

For the Three Months Ended For the Six Months Ended

June 30, June 30, June 30, June 30,
2013 2012 2013 2012
Revenues
Base rents $20,161,341  $14,196,622 $39,510,902 $27,538,042
Recoveries from tenants 5,692,669 3,412,322 10,523,498 6,516,364
Mortgage interest 208,197 509,428 412,256 711,650
Total revenues 26,062,207 18,118,372 50,446,656 34,766,056
Operating expenses
Property operating 4,081,626 3,282,120 8,240,507 6,251,468
Property taxes 2,782,806 1,734,562 5,097,984 3,333,721
Depreciation and amortization 9,176,706 7,017,542 18,057,836 13,667,360
General and administrative expenses 2,913,101 2,596,688 5,649,682 5,016,526
Acquisition transaction costs 519,532 630,371 928,368 753,214
Total operating expenses 19,473,771 15,261,283 37,974,377 29,022,289
Operating income 6,588,436 2,857,089 12,472,279 5,743,767
Non-operating income (expenses)
Interest expense and other finance expenses (3,445,396) (2,757,108) (7,270,547) (5,050,856)
Gain on bargain purchase — 3,864,145 — 3,864,145

10,294,000 10,000,000
15,566,659 15,295,223
1,032,442,305 864,624,046
6,393,868 4,692,230
2,059,741 1,700,692
15,008,749 12,455,190
2,250,000 2,000,000
42,299,617 41,230,616
685,801 1,245,778
23,432,476 21,623,474
2,308,375 1,339,501

$1,126,880,932

$950,911,527

$200,000,000

$200,000,000

105,150,000 119,000,000
81,143,101 72,689,842
57,485,197 57,371,803

5,964,544 6,468,580
3,062,637 2,336,680
16,004,904 26,502,551
468,810,383 484,369,456
7,178 5,260

722,675,337 523,540,268

(54,892,307)  (38,851,234)
(9,722,048)  (18,154,612)

658,068,160 466,539,682

2,389 2,389

658,070,549 466,542,071

$1,126,880,932

$950,911,527




Equity in earnings from unconsolidated joint ventures 40,242 459,491 271,436 983,820

Interest income 1,259 1,135 1,259 11,280
Income from continuing operations 3,184,541 4,424,752 5,474,427 5,552,156
Loss from discontinued operations (713,529) — (713,529) —

Net Income Attributable to Retail Opportunity Investments Corp. $2,471,012 _ $4,424,752 _$4,760,898 _ $5,552,156

Net income per share - basic:

Income from continuing operations $0.05 $0.09 $0.09 $0.11
Loss from discontinued operations (0.01) — (0.01) —
Net income per share (1) $0.04 $0.09 $0.07 $0.11

Net income per share - diluted:

Income from continuing operations $0.04 $0.09 $0.08 $0.11
Loss from discontinued operations (0.01) — (0.01) —
Net income per share $0.03 $0.09 $0.07 $0.11
Dividends per common share $0.15 $0.13 $0.30 $0.25

(1) Income per share may not add due to rounding.

CALCULATION OF FUNDS FROM OPERATIONS
(unaudited)
The following table provides a reconciliation of GAAP net income to FFO.

For the Three Months Ended For the Six Months Ended
June 30, 2013 June 30, 2012 June 30, 2013 June 30, 2012

Net income for period $2,471,012 $4,424,752 $4,760,898 $5,552,156
Plus: Real property depreciation 4,668,517 3,324,573 8,917,306 6,279,053
Amortization of tenant improvements and allowances 1,207,475 913,792 2,387,851 1,860,134
Amortization of deferred leasing costs 3,300,714 2,779,177 6,752,679 5,528,173
Depreciation and amortization attributable to unconsolidated joint ventures 353,254 605,972 705,330 1,212,237
Loss from discontinued operations 713,529 — 713,529 —

Funds from operations $12,714,501  $12,048,266  $24,237,593  $20,431,753

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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Supplemental Divclosure

O verview Quarter Ended June 30, 2013

Our Company

Retail Opportunity Investments Corporation (Nasdagq: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. At June 30, 2013, ROICs property portfolio included 50 shopping centers encompassing approximately 5.4 million square
feet. Additional information is available ai www.roireit.nei.

Forward Looking Information

Centain 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 cause 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
investments 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 tenanis 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 pant 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, 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 governing the taxation of REITs). Additional information
regarding these and other factors is described in the Company’s filings with the Securities and Exchange Comumission, including its most recent Anmual
Report on Form 10-K and the Company’s Quarterly Reports on Form 10-Q. Forward looking statements are based on estimates as of the date of this
supplemnental 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 Securities and Exchange Commission, including but not

limited to, the Company’s Form 10-0Qs filed quarterly and Form 10-Ks filed annually. Additionally, the enclosed information does not purpod to
disclose all items under generally accepted accounting principles “GAAP™).
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Supplemental Divclosure

Balance S heets Quarter Ended June 30, 2013

(nenernelitecd, dollars fre Mrowsands)
AsOf
Q0 E 3113 1231012
ASSETE:
Foeal estabe inpestrnents
Land i E053 % 296,177 & 283,443
Buildings and improvements 721,89% 617,112 588 248
Lezs: accumulated depreciation and amoetization A3 GrED (32 365)
1,006 561 75438 239328

Morigage notes receivable 10254 10,254 10,000
Inestrment in snd advances o unconsohdated jont venhires 15,567 15,524 15,295

el Extaie Drvesim s, ne 1032 442 201,258 264 624
Cash and cash squivalents 6304 6,55 4,607
Redricted cash 2,060 1,880 1,701
Tenant and ather receah les 15,000 13,973 12,455
Dreposits 2230 2,000 2,000
Acqured lease intangdle azset, net of accummelated amortization 42300 40,345 41,251
Prepaid expenses L2 3008 1,246
Dreferred charges, net of accurnulated amaortizaton 23432 21,975 21,623
Other aszets 2308 M9 1,340

TOTAL ASSETS £ Llisge] k4 ik . oSG o1a
LIABILITIES:
Tem loan £ 00000 & 200000 § 200, 000
Credit facility 105,150 18,000 115,000
Moﬂygc nnte:p:l}'a'b'le 21,143 81,753 T2 850
Acqured leaze intangdles lability, net of scourrilated amortization 57485 56,714 37,372
Accounts payable and accnued exp enses 5,945 3.800 4,469
Tenants' security deposits 3,063 2428 2,337
Other liabilihes 16005 24 287 26,505

TOTAL LIABILITIES 468,811 387,142 464 369
EQUITY:
Common stock, $ 0001 par walue 500,000,000 shares suthorized 7 7 5
Additsenal paid-m-capital T22.675 66,347 523,540
Cumlative distnbutions in excess of ne income (54, 532) (a6, 486) (38 851)
Acourmilated other comprehensive loss {2223 {16.634) (18255
Total Retaal Opportunity Investments Corp. stockholders’ equity 658,068 605,229 A, S
Moncontrolling interests 2 2 2

TOTAL EQUITY A5E,070 605,231 456,542

TOTAL LIABILITIES AND EQUITY 3 __Ll13ssel 3 200373 8 250012

Thie Cos gy s Faom 10 ) w1 e pwarvers el S W0, 2000 amd 2002 wred Farm 00 K dar ohes yeur enlled Dorembeer 31, 2002 ahoandl e med i oo st m vk th o e ol e oo o e, M
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Supplemental Divclosure

Income Statements W sooscemagrn

(ronodifed, in fhowsomds, eveepd per siare amonmis)

Three Months Ended Six Months Ended
3013 Qe 30v12 L ] 02

REVENUES:
Baee rents 30,161 4 14,157 535 327 538
Reooieried from tenamts 5,693 3412 10,523 B516
Mortgage receivable 208 S04 412 T11

TOTAL REVENL'ER 26,062 18,118 0,446 34 766
OPERATING EXPENKES:
Fropaty openating 4,081 3282 8,140 151
Fropety tares 2,783 1,735 5,098 3354
Dieprecistion and amaortization 177 7018 18,058 13,667
Teneral & admamdral ore expenses 2,913 2,59 5,545 5,007
Acquasition transaction costs k1 ks 630 bt T53

TOTAL OFPERATING EXPENSES 15,473 15,261 37,973 23022

NETQPERATING INCOME &,589 2,857 12,473 5,744
NON-OFERATING INCOME (EXFENSES):
Intesest aepense and other finan o expenses (3449 2751 7,270 {5,051
Jain on bargam purchaze - 3564 - 3,864
Equaty in income of unconsolidated joint venfures 40 459 m 954
Interest meome 1 1 1 11

TOTAL NON-GPERATING INCOME (EXPENSES) {3,404) 1,568 16,596 (152}

INCOME FROM CONTINUING OFPERATIONS 3185 4425 3475 S.352
Less from sale of real estate 714} = 4 e

NETINCOME ATTRIE UTARLE T6d RETAIL OPPORTUNMITY INVESTMENTS

CORP, ] 2471 ] 4 425 3 4,761 E 5,552

NET INCOME FER COMMON SHARE - BASIC 3 4 5 e 5 0.0e 5 011

NET INCOME PER COMMON SHARE - DILUTED 3 003 4 0. £ 0.07 5 011
Weighted average cormmon shares putstanding - basic 67915 50,395 62,652 49990
Welghted average common shares outstanding - diluted 71,085 =042 66,486 50,0595

Thie Cos gy s Faam 10 ) w1 e pwarvers el S 10, 2000 amd 2002 wred Farm 00 K dar ches yeur enlled Dorembeer 31, 2002 ahoand e med fm oo s o mard th o B ol e oo oo e,
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Supplemental Divclosure

Funds From Operations Quarter Endd e 30,2013

(ronodifed, in fhowsomds, eveepd per siare amonmis)

Three Months Ended Six Months Ended
06/30/13 i 30012 06/30/13 D6/30012

Fundy from Operations: (FFONI)
Met income for the period 5 2471 b1 4,425 3 4.761 5 5,552
Plus:
Depreciation and amortization expense 9177 7.017 18,058 13,668
Depreciation and amortization atributable to unconsolidated joint venmures 353 GOG 705 1,212
Loss from sale of real estate 714 - 714 .

FUNDS FROM QPERATIONS 5 12,715 5 12,048 s 24,238 5 20,432

FUNDS FROM OPERATIONS FER SHARE - BASIC 3 019 3 0.24 g 0,39 s 041

FUNDS FROM OPERATIONS PER SHARE - DILUTED g 0.1% 5 024 5 0.36 s 041
Weighted average common shares outstanding - basic 67,915 50,305 62652 48 900
Weighted average common shares outstanding - diluted 71,095 50,942 66,501 50,095
Common dividends per share 3 015 ) 013 s 0.30 s 0.25
Cash dividend 3 10,850 b 6,562 g 20,747 s 12,516
FFO Pgyout Ratio 85% 4% B6% 61%

{1} - Fende froen o perticos { FPO"), 2 o widdpncogaised soa GAAP fraxcid mewrem for REITe thet S Coxga nybebems when corgidemd with fncin] etatermeate determirad in accodancs with QAAF, provides sdditional and mefid menne 50 seseme ey Sascind pefoomoes. FFOE
e niby v d Ty seconives amalysis, evesioes and oiher inbetesbed paries o evaluaie e performance of FREI Ty, most of which presend FEC along itk sei mcome s cakulaied moaocordue e wth FAAF.

The Cmpuay compates FRD & sccombance with the “Whits Puper® on FRO peblished by the Hutional s istion of Rand Estute Dirmstnent Traste {HARETT ), which defines FFO) v income aBriabible b comman s hole {deinmined & accasiace with OANF) rochding paias o
loamts B debvt e srarioeng and sales of peoperty, phis real extate e lubed deponriehe n and arorimaton, and afbr adpaste nis foe partrerships and wheonso bidsded ot vertuns. The Compary consdess FIO & ras aning ul, sckfing sal sabure of o pryating perfiamn s becans o prsasly
sxciudes e spomspaon thet the valee of Tir mad estuls assvts A bes prechictsbly over time and ind sty analyts bove accepied it as & perbmsanos measme . However, FFO!

» dons ot mprese rd cask o Hom opeeating activitien in aceordiees with GAKF fwiich proeny milecte all cash o ts o trsmections und other rvests in the de termition, of et oo me)), ad

= ghonldl motle considered an alermaine bo med mcome &5 an mdcahon of 0w pefomence

FFO i dicined by e may aot ke compasible i s baly tithd 2ee mjestedby othes sl e e bovdteal rats dos o poadbl differeaces & theappleaton of The HAREIT de friticn wied bywach BEITa

Thie Cos gy s Faom 10 ) w1 e pwarvers el Junes 10, 2000 amd 2002 wred Farm 00 K dar ohes yeur enlled Dorembeer 31, 2002 ahoand e med fm oo st mard th o e ol e oo o e, m
- - PP W




Selected Financial Analyses

(ronodifed, in fhowsomds, eveepd per siare amonmis)

Year over vear same-center cazh net operating income change (1)
HNumber of shepping centers included in syme-center analysis
Debit coverage ratios, tree months ending:
Interest coverage ratio (ERTTDAIntereat expense)
Drebt gervice coverage (EBITD A/ (inferest expense + scheduled principal payments))
et Debt (Total debt less cash & equivalents)’ Annualized EBITDA

Debtiequity ratios, af perfod end:
Total debttotal market capitalization
Total debit'total equity market capitalization
Total debbitotal book assets
Total debtundepreciated book value (2)

Secured debt/undepreciated book value (2)

Market capfalization calcuwlations, of period emd:
Common shares oulstanding

Warmants outsanding

Common stock price per share

Warrants price per share

Common markel equity
Warrants market equity
Total equity market capitalization
Total debt end of period

TOTAL MARKET CAPITALIZATION

Supplemental Divclosure
Quarter Ended June 30, 2003

063013 033aL13 1231712
2.5% 7.99% 7.4%
k)| 30 19
4.5% 40x 3,60
4.1x 37X 3Ax
6.1x 4.8% 8.2x
27 4% 23.5% 35.1%
37 8% 30.7%% 54.2%
3.3% 30.2% 41.2%
33,004 19.1% 39.8%
6.9% 7.0% TA4%
71922 G6,62E 52,857
11,551 10,693 49,500
3 1390 % 14.02 12.85
3 0 5 2.00 089
i LLE el 4 03,119 679200
23218 41386 43,965
1029 3 975,508 T23.1735
386,293 299,753 391690
£ 1409224 § 1275250 1,114,864

{1y 5ame oo nier cash el o pemating Booes #o2budes noa-cash Fwnne lems b op snight-Bre st and aroTimaion of e Bianghle, debrelaied s xpeses and olber hOB-TOETAE SX]E R

{2) Exchadee accomelated deprecintion onoperatong sme

Thie Cos gy s Faom 10 ) w1 e pwarvers el e 30, 2000 amd 2002 wred Farm 00 K dar ohes yeur enlled Dierembier 31, 3002 ahoandd e med i oo st mrd th o e ol e oo o e,

The sbove dois not parpord & disclar all s reguired sonder GAAR =




u d Supplemental Divclosure
Summary of Debt Qutstanding Quarte nded June 30, 3013
(ronodifed, doliars fn Srousads) Omistanding Effective GAAP Maturity Percent of
Balance Interest Rate Interest Rate (1) Date Total Indebtedness
Fixed Rate Debi:
Gateway Village I 3 6,639 5.6% 3.8% 0201114 1.7%
Gateway Village IT 6,794 5.7% 3.8% 050114 1.8%
Euclid Plaza 8,238 5.2% 3.5% 11/01/14 1%
Country Club Gate 12,358 5.0% 4.2% 011115 3.2%
Renaissance Towne Cenire 16,626 5.1% 4.8% 060115 43%
Gateway Village I TALS 6.1%n 4.8% OTLG 1.9%
Bemardo Heights 826 5.7% 33% arn1ng 23%
Santa Teresa Village 11,130 6.1%n 33% L0118 10%
Interes rate swaps 175,000 44% 44% Various 45.7%
Totsl Fixed Rate Debt H 253,026 4.8% 43% 66.0%

Variahle Bate Debi:

Credit facility $ 105,150 1.5% 1.8% 082916 27.4%
Termi loan facility 200,000 1.5% 1.8% 082917 52.2%
Interest rate swaps (175,000)
Total Variahle Rate Debt: 5 130,150 1.8% 1.8% 34,09
TOTAL DEBT H AT 3.7% 34% 100.0%%
Net unamortized premiums on morigages 3117
TOTAL DEBT - NET S
Principal Maturities Summary of Unencumb ered Encumbered Properties
Principsal Principal Principal due Credit Percentage ol #ol
Maturities _Amortization at Maturity Tacilitics Total Debt Maturing Properties GLA %
2013 3 e % . 5 3 5 719 0.2%% Unencumbered 43 4,392,720 B B0
2014 1,256 21,185 . 22,441 599 Encumbered [ 499,299 10.2%
015 669 28017 - 25686 7.59% 49 4892019 100.0%
2016 463 7,120 105,150 112,733 29.4%
T 361 8009 200 000 B0 AGD 54.4%
2018 az 10,094 - 10,137 2.6%
[ 1510 % 74515 % 305,150 % 3EL1TE 100, 0%

Net unamortized premiums on mortgages a117
-
1) Fefloetn t enarket inderes rade af The da e Lhe mosigage was sapeesd
Do s et inchade sncanec bdsted ot ventoe

Thie Cos gy s Faom 10 ) w1 e pwarvers el S 0, 2000 amd 2002 wred Farm 00 K dar ohes yeur enlled Dorembeer 31, 2002 ahoand e med v oog st mrd th o B ol e oo o e,
Tha b dois nod purport & diac s all irms reguired sder GAAP -8 -




2013 Property Acquisitions Quartes Ended T 30, 2003

{elo lvors i Biowsards)
Diate L] Purchase
Shopping Centers Lol on Acquired Crwned Amouni GLA
I 2013
Diamond Bar Town Center Diamond Bar, CA 020113 100.0%% L 27,400 100342
Bemardo Hei gl'llsl Flaza Fancho Bemardo, CA 20613 1000 12,400 37,729
Total 10 2013 39,8040 138,071
202013
Canyon Crossing Puyallup, WA 1513 100.0% % 35,000 120,504
Dismond Hills Plaza Digmond Bar, CA 0422113 100.0%: 48,000 139,505
Granada Shopping Cenler Livermore, CA 062713 100.0%% 17,500 60325
Hawthome Crossings San Dicgo, CA 62713 100.0% 41,500 141288
Total 20 2013 142,000 470 622
Total 2013 Acquisitions 3 15180 08 603




emental Dixelosure

Prop erty P ﬂﬂf ﬂliﬂ MS:'PHMJWJG, 2043

{elo lvors i Biowsards)
“ Dot L]

Shogping Cesterd City g Ol As i uired GLA Lopariial ABR @) Major Tenast
Norihern Californks
Heorweod Shopping Center Sacmmenio Ca 160, 0% 4D 8351 4% % 112 Viva Supesmasicet, Rite Aid, Cili Trends
Fieasaee Hill Markatplace Fleasent Hil CA 100,08 DDED 68715 Lo 133  Buy Buy Baby, Office Depos, Basset Furniture
Pengde Viits Sapieng Cenler Fanole CA 100.0°%% 01med 165,005 e 1 600 e, Sawehia (Lady) Repermarkel()
Mills Shopping Center Rancho Cordova CA 100,084 DT 239081 T 5 Loae Warehouse Markels, DoTar Tres
Mosuds Rasch Sockaem CA 100,08 osi1E L 101,342 ri 1,153 Raleys Supeamrket
Contry Chub Gale Center Pacidc Grove ca 180,0% linf 108,531 1é% 1833 Savebdant (boky) Sepermarket, Rite Aid
Fooard Hill Square Shopping Center Zeplr Cove HV 100. 0% osadL 115,534 4% 1427 Safeway Supermariet, U5 Postal Service
Mlarkn Cove Fomsr City CA 100.0°% [T 73,186 -] 1 65T PP Ranch Market
Green Valey Station Camanon Pak CA 10004 D152 51,145 A% T CVs
The Village at Howvalo Howato CA 10007 07724412 20,043 0% k1 Trder Jor's
Santy Teress Village Zan Jeze CA 100, 0% 1170812 125,142 7.6 111F  Raleyr (Meb Hillp Supermarket
Grasada Shopping Center Livemmere CA 160.0% Qerariny 60,318 P11 M0 Lucky Supesmasicst

Northern Califormia Totals L2370 fok ] 17607
Fomthern Calffornia
Parssneunt Plama Faramotmt CA L) 0% 1272208 05,067 5655 1655  Fresh & Easy, Rite Aid, TJ Maxc
Fapty Ana Downtenn Phza Sanla Am Ca 100.0% 02610 100,305 1 0% 1437 Kroges (Feod 4 Leas) Suprmariet, Marsballi
Flallips Village ] CA 160.0% 0z 123,372 44.5% G1%  Fresh Choice Supemmmsioet
Claremont Promenade Claremoat CA 100.0% 082310 9158 .78 1067 Super King Supemaicet
Sypcamire Credk Comoma CA 100.0°% OR300 74,198 LA 1.504 Saleway (Vons) Supermarked, CVE @)
Gateway Village Chemg Hills CA 100.0% 12070 08550 [k ] 1055 Sprouts Fasmers Maricet
Marketplace Dvel Rio Ocesnsida CA 100,07 Ll 177,136 R0 3,335  Swer Brothers Supereraricet, Walgreens, A ce Hardware
Drepedt Sprsgs Marketglace Palrs Desert CA 160.0% LFIR Y 105,157 I 4231 Kroges (Ralghis) Separmarket, Rae Aid
Remaizmnce Towne Cente San Dizgo CA 100.0% DEMELL 5301 ik 1% CVE
Euchd Plaza San Diego cA 100.0% 03729011 77044 L0 1334 Vallarta Supermsarket, Walgreens
Seabridge Markeiplace Chiasard CA 100,07 053111 93784 5. Las1 Safeway (Vons) Supermarket
Glendars Shoppeng Cenler Glendoam Ch 160, 3% el 104,535 -1 kT Albetson's Supermaskes
Bay Flam Zan Disgo CA 100 0% 100512 73,3M 0 1623 Emfood City Supermarket
Cypees Center Wt Cypaed cA 160.0% 120 106,451 I 1781 Kroges (Ralgh'y) Sepamarket, Rie Ad
Redondn Beach Pz Fedozdo Beach CA 100,09 12728112 110,509 Lo 1 584 Safeway (Vons) Supermarked, Peto
Hashor Flace Cater Carden Groe CA 100,08 12728111 11831 L0 145  AA Sepermackel, Rose Dress For Less
Bermardo Heghts Pam Eancho B emando A 100, 0% O2mai 3 T | Bdi% 158 Sprovis Fasmers Markcet
Drizmnond Bar Town Centter Diamend Bar CA 100,09 0213 100,342 MHin 1457  Haliomal grocery benant
Diseriossd Hillz Flaza Eaanend Bar CA 100.0°%% 2243 138,505 IR T H-Mgt Supersiasiet, Rile Asd
Humethiame T g Zan Disgn cA 100.0°%% 06273 141,333 s 1304 Milasws Supermarkel, Fods Deesd For Lesd, Saples

Seuthern California Totals 2NIXE DEA% 37,2608

Vb vavan] bas qwnd (“AER") i ecrual S maathly mad, on an seoonloed baeas, o Fone 30, 2003, Anacal base mad doss sl inclade concessire os Prteee ornd pemases
(3 Thom m2acore cowen fhay coom epmece acd am no | benante o Lhe Companyr
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emental Dixelosure

Pf‘ﬂp Efly P artf oli o0, C ont. MSEMMJW 30,2013

{elo lvors i Biowsards)
“ Dot L]
Shogping Cenlerd Lity Stan Orarnind Ae quined GLA Loariial ABR 1) Major Tenants
Portend Metropoliian
Wamcouver Maket Conter Vancouwer WA 100.0% D& L0 118 3335 #5.Th 905  Altertme’s Supemmarioet
Happy Valley Towmn Center Happy Valley OR 10009 Rl 135 B9¢ .1 19%  Hew Ssasons Sopemrarket
Dregon Ty Ponl Oregan Caly OF. 100.0°%% oFann 35,305 PLE a6l Startucks, Wedl Coast Bank, FelEx Kmbe's
Wilsopmille Old Town Sqare W ilsannlle OB 100,084 o1 S0 49,5757 4% 1 A58 Kroger (Fred Meyern) (2}
Cascade Surmml Town Square Wes Limm R 100,08 082WI0 5,508 Lo 145  Bafeway Supermarket
Heritage blarket Center Yancowrer LY 160, 0% g2 30 10T 4dd P1.4% 155 Sakevny Superaricet
Divisien Crozsing Portiand (1] 100. 0% 122510 8,311 Eld4% 810 Rite Aid, RossDress For Less
Hulisy Crogiing Greduam OF. 100.0% 122210 #9418 M i Safevay Supermariet, Dolle Teee
Hillshorn Maricst Cenber Hillshomo OR 100.0%% 1172%11 156,021 1.5% 2.0 Alberison's Supesmasicet, Drollar Tree, Marshalls
Poriland Metropolitan Totals B 260 L ELN 132308
Seatte Mreiropelian
Meridian Vallay Flazs Kent WA 100,045 020 51,597 Lo 63%  Kroger (QFC) Supsmarker
The Markel 4 Lae Sievens Lake S1evens Wi 100.0% LER O 74,130 Lo 1317 Haggen Food & Prasmacy
Creasmaids (3) Bellevue WA 49.0% 122510 463305 4 THEY  Kroges (QFC) Supemmarket, Bed Bath & Beyond, Sposts Autkerity
Cargan Park Shoppig Center Bothel WA L. 0% o7l 13617 L0 1611 Alberisn’s Supesmarkoet, Rite Aid
Hiraies Prae Teppeng Cenler Lacey WA 100.0% oRma | 154731 10 1407 Sakewsy Supermariet, Dollar Toee, Big Lois
The Kress Buildng Smttle WA 100,04 083WIL 13,563 Lo 1184 [GA Supemarket, TRaxx
Gateway Shopping Center Maryrwile WA 100, % 0271612 106,104 1 TARY WenCo Foodis (2), Rite Aid, Ross Dress For Less
Aurom Bquare Shewdking WA 100.0°% 05MLII 33,000 Lon@s EiNY Central Supenmarket
Casyon Crossing Puyallup Wa 100, 0% 0471 5413 120,504 T 1% 1A% Safevay Supermaricet
Semttle Metropelitsn Tetak 1,205,731 BT0% 19,764
TOTAL SHOPPING CENTERS 5358 414 [T ] R7848

(Vb dnavan] Bam qend ("AERT) & ecaal to ot ki seal, on an anaalioed barss, of Fone 30, 2003, Aol base mad doss sl include concesrione oo fatere oot pemases
(3 Thaom r2acore cown thay coum epuce axcd am no | bepante o Lhe Companyr
[ The Comparyrowss o I¥ wvieoesi i Crosseoads. The dabs sbove inchides e iodel LA, Imased peovenbape and ABE o Cosmoads
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Top Ten Tenants

{Based on ABR for IWholly-ovmed Prope riies)

Supplemental Divclosure
Quarter Ended June 30, 2003

Number of Percent of Percent of
Tenant Lenses ABR Total ABR (1) (2) GLA Total Leased GLA (2)

1 Safewsy Supermarket @ 5,012 6.3% 475,182 10.5%
2 Rite AQd @ 2,331 .9%% 167 272 3.7%
3 Kroger Supermarket 4 1,902 2.4% 154 592 3.4%0
4 Marshalls / T.J. MAXX 4 1,502 1.9%a 101,154 2.1%
5 Ross Dress For Less 4 1,391 1.7% 105,115 2,3%
6 Ralev's Supermarke! 3 1361 1.7% SI31E 2.0
7 Albertzon's Supermarket 4 1,354 1.7% 201 445 4.4%
& JP Morgan Chase 10 1,188 1.5% A0 G 0. 5%
9 Spreuts Fasmers Market 2 1,040 1.3% 51113 1.1%
10 Haggen Food & Pharmacy 1 8236 L.0%% 53 S0y 1.1%
4% 17,917 21 4% 1,442,297 3.7%

(b dnavaal baaw 7ond (RER @ ecreal to mosthly svad, on an wnamm o basis, of Jone 3, 2003, Anaral bise ot doss nod inclade concessions o2 fatvee ovid e ase
(3 Percant of Total RER, ard Frocent of To sl Lenssd LA, do not inchads the 1V & the dracmatar




Supplemental Divclosure

Lease Expiration Schedule Quarter Ended June 30, 3013

Anchor Tenants
Number of Leased Percent of AER Percent of
Leases Explring (1) GLA Total L eased GLA Fer Fr Total ABR
2M3 i} - DR -3 - 0%
2014 3 F1406 24 1325 1.5%
2015 4 147,335 14 621 L1%%
2016 T 242 800 3.3% a70 2%
Zm? 6 184,730 4. 1% &30 2%
2018 @ 235313 5.2 1515 4 M6
209 T 178404 KR 12599 2%
2020 5 145,974 3.3 9854 1756
2021 3 110,750 4% &&] 0 e
2002+ 25 1,111,608 24.4% 1368 19086
£9 2452 392 53 594 £ 11.81 345.3%
Now-Archor Tenani
Mumber of Leased Percent of ABR FPercent ol
—Leaees Explring —JralLoasd GLA —DiEa L —TlARE
203 n 135740 3.0 i 2826 4.8
204 138 276438 &1 24.38 83455
205 148 353735 T.8%% 2225 23
2016 158 302,182 6% 2459 3%
2007 14% 334059 13 2430 10:2%
28 o 241,045 5 2382 T8
me 19 48,656 1.5% 2539 1%
2020 13 45,983 100 2342 13
2021 12 #0963 1.8% 2215 285
202 2% &2 255,550 5.6 25.66 a3
T4 2 5, 391 &0 1% £ 2431 63 7%
Al Tenmmis
Number of Lreased Peromt of ABR Fercent of
Leases Expiring LA Total Leased GLA Fer Fr. Total ABR
23 ] 135,740 30 i 2828 4 8%
2014 141 I6T 8 B 1% 2161 10.0%%
2005 152 S0U.000 11.0°%% 17.54 11.0%%
20é 165 44 087 12.0°% 17.51 11.9%%
207 155 518,760 11.4% 1867 12.1%
Ze 106 476,360 10.5% 19.54 11. 7%
29 26 247,100 3.4% 1644 3%
2020 18 195,957 4.3 1226 I
2021 a2 191,753 42% 1317 3%
2022+ B 1,367,158 30.1% 15.92 I7.3%
43 4 546,773 1000~ £ 1757 100084

Bachor terants won s sl 15 or preater thas 15,000 spaare Soel
Does 501 admns «oestie of peoal Cpte s
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Leasing Summary

(I holly-owned Properties)

New Leaves

Number of Leases

Giross Leasable Area (sq. fi.)
Initial Baze Rent (/5. L)
Tenant Inprovements (5/5q, i)
Leasing Commissions ($/5q. L)

Renewals

Number of Leases

Cirpss Leasable Area (sq. f.)
Initial Base Rent (3/s. i)
Tenant Improvements ($/sq. i)
Leasing Commizsions (5/sq, ft.)

Tofal

Number of Leases

Giross Leasable Area (2, i)
Initial Base Rent ($/5q ft)
Tenant nprovements (3/sq, i1.)
Leadng Commissons (5/sg L)

Bachor erants won s sl 15 or preater thaa 15,000 spaare Soel

For the Three Months Ended June 30, 2013

Supplemental Divclosure
Quarter Ended June 30, 2003

For the 5ix Months Ended June 30, 2013

Non-Anchors Anchors Total Mon-Anchors Anchers Todal
15 - 25 45 2 47
45,897 = 45 597 81,294 105,243 186,537
3 15.9% 5 - 5 18.99 19.74 3 594 5 13.65
H 14,90 H - 13 14.99 12,81 3 382 H 7.74
i .61 ] - i 161 .35 3 071 3 L4z

For the Three Months Ended June 30, 2013

For the Six Months Ended June 30, 2013

MNon- Anchors Amnchors Total MNon-Anchors Anchors Total
23 - 23 35 . 35
36,678 - 36 6TE 67,238 - 67 238
3 549 H - i 2349 1338 1 - 4 2338
I 027 g - i 0.27 022 g - £ 0.22
5 5 - 3 - - 5 - 5 -

For the Three Months Ended June 30, 2013

For the 5ix Months Ended June 30, 2013

Non-Anchoers Anchors Total MNon-Anchors Anchors Total
48 - 48 B0 2 B2
82,575 - 82575 148,532 105,243 253,778
5 21.88 g - 5 21.88 2139 5 894 £ 16.23
5 BAs H - i EAS 711 i 382 § 574
5 1.45 § = 5 145 1.29 3 071 § 105

=14 =




Investor Information Quartes Ended T 30, 2003

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 To0.688.8647 (¢) 201.680.5258

Research Coverage

Bank of America Merrill Lynch Craig Schmidt 046.855.3640
Bank of Montreal Paul Adornato 212.8854170
Green Street Jason White 9490408780
KeyBanc Capital Markets Todd Thomas 917.368.22806
Raymond James RJ Milligan 727.567.2660
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