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Item 2.02 Results of Operations and Financial Condition.

On August 2, 2012, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended June 30,
2012. A copy of the earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On August 2, 2012, in connection with this earnings
release, the Company posted certain supplemental information regarding the Company's operations for the quarter ended June 30, 2012 on its website,
www.roicreit.com. 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 2, 2012
99.2 Supplemental Information for the quarter ended June 30, 2012




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 2, 2012 By: /s/John B. Roche
John B. Roche
Chief Financial Officer
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EXHIBIT 99.1

Retail Opportunity Investments Corp. Reports Second Quarter 2012 Results & Announces Plan to Relocate
Headquarters to San Diego

8.0% Increase in Same-Center Net Operating Income
7.7% Increase in Common Cash Dividend
Reaffirms 2012 FFO Guidance

WHITE PLAINS, N.Y., Aug. 2, 2012 (GLOBE NEWSWIRE) -- Retail Opportunity Investments Corp. (Nasdaq:ROIC) announced
today financial and operating results for the quarter ended June 30, 2012.

HIGHLIGHTS

 Net income of $4.4 million, or $0.09 per diluted share for 2Q'12

Funds From Operation (FFO) of $12.0 million, or $0.24 per diluted share @ for 2Q'12
$134.3 million of shopping center investments completed year to date

8.0% increase in same-center cash net operating income (2Q'12 vs. 2Q'11)

92.8% portfolio occupancy at 6/30/12

284,000 square feet of leases executed in 2Q'12 (new and renewed)

26.5% debt-to-total market capitalization ratio at 6/30/12

Quarterly cash dividend of $0.14 per share of common stock declared (7.7% increase)

(1) See the end of this press release for a reconciliation of GAAP net income to FFO.

Stuart A. Tanz, President and Chief Executive Officer of Retail Opportunity Investments Corp., stated, "During the first six months of 2012,
we continued broadening our portfolio through acquisitions, along with achieving strong operating, leasing and financial results. Year to
date, we have acquired approximately $134.3 million of quality grocery and drug-store anchored shopping centers, including $48.7 million
acquired during the second quarter. Additionally, we again posted solid property operating results, including achieving an 8.0% increase in
same-center net operating income and leasing 284,000 square feet of space during the second quarter, increasing occupancy to 92.8%." Tanz
continued, "We are heading into the second half of the year with excellent momentum and remain on track to achieve our stated objectives
for the year."

FINANCIAL SUMMARY

For the three months ended June 30, 2012, net income attributable to common stockholders was $4.4 million, or $0.09 per diluted

share. FFO for the second quarter 2012 was $12.0 million, or $0.24 per diluted share. For the six months ended June 30, 2012, net income
was $5.6 million, or $0.11 per diluted share. FFO for the first six months of 2012 was $20.4 million, or $0.41 per diluted share. ROIC
reports FFO as a supplemental performance measure. See the end of this press release for a reconciliation of GAAP net income to FFO.

At June 30, 2012, ROIC had a total market capitalization of $888.0 million, including $234.9 million of debt outstanding, equating to a
26.5% debt-to-total market cap ratio. At June 30, 2012, 89.7% of ROIC's debt was at fixed interest rates and the Company had $64.0 million
outstanding on its $175.0 million unsecured credit facility. At June 30, 2012, 90.9% of ROIC's portfolio was unencumbered based on gross
leasable area.

INVESTMENT SUMMARY

During the second quarter 2012, ROIC acquired four shopping centers in separate transactions totaling $48.7 million. ROIC funded the
acquisitions with $10.8 million in cash and borrowings totaling $37.9 million on its unsecured credit facility. Subsequent to the end of the
second quarter, ROIC acquired three shopping centers in separate transactions totaling $40.3 million, funded with borrowings on its
unsecured credit facility. Year-to-date, ROIC has acquired nine shopping centers totaling $134.3 million.

Green Valley Station

In April 2012, ROIC acquired a mortgage note for $8.3 million secured by Green Valley Station. In June 2012, ROIC acquired the shopping
center, pursuant to a conveyance-in-lieu of foreclosure agreement. Green Valley Station is approximately 52,000 square feet and is anchored
by CVS Pharmacy. The property is located in Cameron Park, California, within the Sacramento metropolitan area and is currently 70.0%
leased.

Aurora Square

In May 2012, ROIC acquired Aurora Square for $4.2 million. The shopping center is approximately 38,000 square feet and is anchored by
Central Market, a regional grocery store. The property is located in Shoreline, Washington, within the Seattle metropolitan area and is
currently 100.0% leased.

Marlin Cove

In May 2012, ROIC acquired Marlin Cove for $17.4 million. The shopping center is approximately 75,000 square feet and is anchored by 99
Ranch Supermarket, a regional grocery store. The property is located in Foster City, California, within the San Francisco metropolitan area
and is currently 80.0% leased.



Seabridge Marketplace

In May 2012, ROIC acquired a mortgage note for $18.8 million secured by Seabridge Marketplace. In May 2012, ROIC acquired the
property, pursuant to a conveyance-in-lieu of foreclosure agreement. Seabridge Marketplace is approximately 92,000 square feet and is
anchored by Vons Supermarket. The property is part of an award-winning master planned community, Seabridge Marina, located in Oxnard,
California, within the Los Angeles metropolitan area and is currently 92.0% leased.

The Village at Novato

In July 2012, ROIC acquired The Village at Novato for $10.5 million. The shopping center is approximately 20,000 square feet and is
anchored by Trader Joe's. The property is located in Novato, California, within the San Francisco metropolitan area and is currently 91.0%
leased. Included in the acquisition is an adjacent parcel entitled for an additional 55,000 square feet of retail space, which ROIC intends to
develop.

Wilsonville Old Town Square

In August 2012, ROIC acquired the remaining interest in Wilsonville Old Town Square from its joint venture development partner for $1.6
million. Additionally, ROIC repaid an existing $13.3 million construction loan securing the property. The property is a newly developed
200,000 square foot shopping center and is anchored by Kroger (Fred Meyer) (NAP). The property is located in Wilsonville, Oregon, within
the Portland metropolitan area and is currently 91.4% leased.

Glendora Shopping Center

In August 2012, ROIC acquired Glendora Shopping Center for $14.9 million. The shopping center is approximately 107,000 square feet and
is anchored by Albertson's. The property is located in Glendora, California, within the Los Angeles metropolitan area and is currently 92.0%
leased.

CASH DIVIDEND

On May 30, 2012, ROIC distributed a $0.13 per share cash dividend. On July 31, 2012, the Company's board of directors declared a cash
dividend on its common stock of $0.14 per share, payable on August 31, 2012 to holders of record on August 14, 2012. The $0.14 per share
dividend represents a 7.7% increase over ROIC's previous cash dividend.

CORPORATE HEADQUARTERS RELOCATION & MANAGEMENT CHANGE

During the second half of 2012, ROIC will move its corporate headquarters from White Plains, New York, to San Diego,
California. Additionally, John Roche, ROIC's Chief Financial Officer, has elected not to remain with ROIC once the transition to the West
coast has been completed.

Tanz commented, "When ROIC commenced operations as a shopping center REIT in October 2009, our stated target markets for acquiring
shopping centers were the West and East coasts. Notwithstanding giving careful consideration to numerous investment opportunities on both
coasts, to date our acquisition activity has been focused on the West coast, where we believe we have been one of the most active acquirers
and have become one of the largest owners of neighborhood and community shopping centers over the past three years. In order to operate
efficiently, we will be combining corporate functions with property management and leasing functions in San Diego." Tanz further stated,
"Once the relocation is complete, John Roche will step down as Chief Financial Officer. John's leadership and invaluable contribution has
been instrumental to ROIC's growth over the past three years. The Company will soon commence conducting an executive search. In the
meantime, John will continue to serve as ROIC's Chief Financial Officer."

2012 FFO GUIDANCE

The Company maintains its FFO guidance for 2012 of $0.68 to $0.78 per diluted share and net income within the range of $0.08 to $0.14 per
diluted share. The Company's guidance takes into account anticipated costs associated with the relocation of the Company's headquarters to
San Diego, California, expected to be between $3.0 and $3.3 million and recognized during the third and fourth quarters of 2012.

CONFERENCE CALL

ROIC will conduct a conference call and audio webcast to discuss its quarterly results on August 2, 2012 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: 95816513. A live webcast will also be available
in listen-only mode at http://www.roicreit.com/. The conference call will be recorded and available for replay beginning at 3:00 p.m. Eastern
Time on August 2, 2012 and will be available until 11:59 p.m. Eastern Time on August 8, 2012. To access the conference call recording, dial
(855) 859-2056 (domestic), or (404) 537-3406 (international) and use the Conference ID: 95816513. The conference call will also be
archived on http://www.roicreit.com/ 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. The Company
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, 2012, ROIC's property portfolio included 38 shopping centers encompassing
approximately 4.1 million square feet. Additional information is available at www.roicreit.net.

The Retail Opportunity Investments Corp. logo is available at http://www.globenewswire.com/newsroom/prs/?pkgid=6855

"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

mon



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.

RETAIL OPPORTUNITY INVESTMENTS CORP.
Consolidated Balance Sheet

ASSETS
Real Estate Investments:
Land

Building and improvements
Less: accumulated depreciation

Mortgage notes receivable

Investment in and advances to unconsolidated joint ventures
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 50,639,453 and 49,375,738 shares issued and outstanding at
June 30, 2012 and December 31, 2011

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)

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

June 30,
2012
(unaudited)

December 31,
2011

$ 193,681,739

$ 167,191,883

488,428,838 413,640,527
682,110,577 580,832,410
22,637,509 14,451,032
659,473,068 566,381,378
10,000,000 10,000,000
26,710,123 26,242,514
696,183,191 602,623,892
10,154,000 34,317,588
1,720,365 1,230,808
9,414,203 6,895,806
1,850,000 500,000
34,059,314 32,024,153
871,042 672,679
15,623,436 15,342,132
854,728 825,569
$770,730,279 $ 694,432,627

$ 110,000,000

$ 110,000,000

64,000,000 —
60,882,078 59,905,964
51,854,000 46,700,620
4,655,851 7,475,283
1,787,320 1,552,630
23,205,800 18,309,076
316,475,049 243,943,573
5,066 4,938
498,472,541 484,194,434
(26,615,522)  (19,617,877)
(17,609,244)  (14,094,830)
454,252,841 450,486,665
2,389 2,389
454,255,230 450,489,054
$770,730,279 $ 694,432,627




2012 2011 2012 2011

Revenues

Base rents $14,196,622 $ 8,789,875 $ 27,538,042 $ 15,971,069

Recoveries from tenants 3,412,322 2,384,541 6,516,364 4,289,760

Mortgage interest 509,428 319,500 711,650 1,274,008
Total revenues 18,118,372 11,493,916 34,766,056 21,534,837

Operating expenses

Property operating 3,282,120 1,992,722 6,251,468 3,088,246
Property taxes 1,734,562 1,250,074 3,333,721 2,302,467
Depreciation and amortization 7,017,542 4,519,397 13,667,360 8,771,196
General & Administrative Expenses 2,596,688 2,437,421 5,016,526 4,826,123
Acquisition transaction costs 630,371 253,568 753,214 428,683
Total operating expenses 15,261,283 10,453,182 29,022,289 19,416,715
Operating income 2,857,089 1,040,734 5,743,767 2,118,122
Non-operating income (expenses)
Interest expense and other finance expenses (2,757,108) (1,077,444)  (5,050,856) (1,993,346)
Gain on bargain purchase 3,864,145 — 3,864,145 5,761,854
Equity in earnings from unconsolidated joint ventures 459,491 734,234 983,820 977,513
Interest Income 1,135 247 11,280 13,717

Net Income Attributable to Retail Opportunity Investments Corp. __$ 4,424,752 $697,771 _$5,552,156 $ 6,877,860

Basic and diluted per share: $0.09 $0.02 $0.11 $0.16

Dividends per common share $0.13 $ 0.09 $0.25 $0.17

CALCULATION OF FUNDS FROM OPERATIONS

For the Three Months Ended For the Six Months Ended
June 30, 2012 June 30, 2011 June 30, 2012 June 30, 2011

Net income (Loss) for period $ 4,424,752 $697,771 $ 5,552,156 $ 6,877,860
Plus: Real property depreciation 3,576,680 1,986,141 6,783,268 3,789,605
Amortization of tenant improvements and allowances 1,065,949 624,648 2,154,749 1,190,511
Amortization of deferred leasing costs 2,980,885 2,368,151 5,941,580 4,689,974
Funds from (used in) operations $12,048,266  $5,676,711 $20,431,753 _$ 16,547,950
Plus: Acquisition transaction costs 630,371 253,568 753,214 428,683
Modified funds from operations $ 12,678,637 $5,930,279 $21,184,967 $ 16,976,633

Net Cash Provided by (Used in):

Operating Activities $ 5,766,330 $2,517,103 $ 9,880,437 $ 6,553,134
Investing Activities $(52,144,069) $ (6,995,507) $(90,947,198) $ (93,470,221)
Financing Activities $ 45,792,752 $8,042,819 $56,903,173 $17,509,185

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, 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. In addition, ROIC calculates modified FFO, by adding acquisition transaction
costs associated with business combinations which have been expensed in accordance with GAAP to FFO as defined above. For the three
months ended June 30, 2012 and 2011, ROIC expensed $630,371 and $253,568 respectively relating to real estate acquisitions. For the six
months ended June 30, 2012 and 2011, ROIC expensed $753,214 and $428,683, respectively relating to real estate acquisitions. The table
above provides a reconciliation of net income applicable to stockholders in accordance with GAAP to FFO and modified FFO for the three
and six months ended June 30, 2012 and 2011.

CONTACT: Liz Coughlin, Investor Relations
914-620-2702
lcoughlin@roireit.net
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2nd Quarter 2012
Supplemental Information

RETAIL QPPORTUNITY INVESTMENTS CORPORATION

Retail Opportunity Investments Corp.
www.roicreit.com




Overview Qe Bedod Jiwe 36, 303

Cr Company

Retail Opportunuty Investments Corporation (Masdagq ROIC) (the "Company®) iz a fully-integrated real estate company that qualifies as a REIT for U5,
federal income tar purposes. The Company 15 focused on investing in, acquinng, owning, leasing, repositioning and managing a diverse portfolio of
necessity-based reta] properties, including, well-located comtounity and neighborhood shopping centers, anchored by national or regonal smipermarkets
and drugstores. The Company targets properhes strategically situated in densely populated markets in western and eastem regions of the United States.

Additional company information 15 aval shl e www roicreit com
Forward Looking Information

Certain information contained herein may constitute “forwand -looking statements” within the meaning of the Private Securities Litigation Reform Act of
1995 Such forward-locking statements inwolve lmown and unknown nsks, uncertanties and other factors which may cause the actual results,
performance or achievements of the Company to be materially different from any foture results, performance or achievements expressed or implied by
such forward loolang statements Such factors include, among others, nsks assocated with the Company's ability to identify and acquire retal real estate
and real estate-related debt investments that meet the Company's investment standards and the time period required for the Company to acquire its initial
portfolio of target assets, the level of rental revenue and net interest income the Company achieves from its target assets the market walue of the
Company's assets and the supply of and demand for, retal redl estate and real estate-related debt investments in which the Company invests; the
conditions in the loca markets in which the Company operates, as well 2 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 wath emshng tenants at the properties & favorable rates, the
Company's ability to anticipate changes in consumer buying practices and the space needs of tenants, the compentive landscape impachng the properties
the Company acquires and their tenants; the Company's relahionships wath its tenants and their inancial condibion; 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 faalities; the level of the
Company's operating expenses incuding amounts we are reqmred 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 cornmon stock md the cost of the Company's borrowings; and
legislatwe and regulatory changes (induding changes to laws governing the tawation of REITs). Addinonal information regarding these and other factors
1z described in the Company's filings wath the Secunties and Exchange Commission, including its most recent Annual Report on Form 10-E. and the
Company’s Quarterly Reports on Form 10-0). Forward locking statements are based on eshmates as ofthe date ofthis supplemental data. The Company
disclaims any obligation to publicly release the results of any rewisions to these forward looking statements reflecting new estmates events or
arcumstances after the date of thus supplementsl data For further information, please refer to the Company’s flings wath the Secunties and Exchange
Corumission

Supplemental Information

The enclosed information should be read in conjunction with the Company’s filings with the Secunties and Exchange Commission, induding but not
limited to, the Company’s Form 10-Qs filed quarterly and Form 10-Ks filed snnually.  Addihonaly, the enclosed mformation does not purport to
disddose all 1temns under generally accepted accounting principles (' GAAPT)
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(unandited, dollars in Rousands)
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Income Statements e Pt fiee 30, 1003

(enanadited, Bt horsands, except por share amounts)

Three Months Ended Six Months Ended
06/30/12 06/30/11 0630112 0630011
Revenues:
Blase rents ¥ 14,157 ¥ 8,790 % 27,538 $ 15971
Recoveries from tenants 3,412 2,385 5,516 4,290
Mortgage mecaivable 509 320 712 1,274
TOTAL REVENUES 18,118 11,494 34,768 21,535
Cpevaring Expenses:
Property operating 3,282 1,993 6,251 3,083
Property taes 1,735 1,250 3,334 2,302
Dapreciation and amortization T.018 4,519 13,667 877
General & Administrative Expenses 2,597 2,437 5017 4 B26
Aequsition transsction costs &30 254 753 429
TOTAL OFPERATING EXFPENSES 15,281 10,453 29,022 19,417
NET OPERATING INCOME 2,857 1,041 5,744 2,118
Nom=Operating froome (Expenses):
Interest Expense and other finance expanses (2757 (L9771 (5,051) (1,993)
Gain an bargain parchase 3,884 - 3,864 5,762
Equity in imcome of unconsalidated joint venbames 459 T34 984 973
Interest Income 1 1] 11 14
TOTAL MON-QFERATING INCOME (EXFENSES) 1,588 (344) (192 4,759
NET [NCOME ATTRIBUTARLE TO RETAIL OPPORTUNITY INVESTMENTE CORP. $ 4,425 3 &57 $ 5,552 $ 6,877
NET INCOME PER CONMMON SHARE - BASIC ¥ 0.09 ¥ 0.02 $ 0.11 $ 0.16
NET INCOME PER COMMON SHARE - DILUTED ¥ 0.09 % 0.02 ;] 0.11 % 0.16
Weighted average common shares outstanding - hasic 50,395 41,964 49,999 41,905
Weighted average common shares outstanding - diluied 50,942 42,017 £0,095 41,983
T Companyt Foms I0Qkrthaquartan mded June H,2017 end MIL snd Blarc J1 12 eed ML, 08 Borm 10K ®réopsrend ol Ducanbardl N11 skl bermd & conjunction with the sbews nfsmstion, m
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Funds From Operations Quate o Juna 3, 3013

(enanadited, bt honsands, exeept por share amounss)

Three Mon ths Ended § ix Monihe Ended
06/3012 06/30/11 D&/30M2 D630/ 1
Frnds from Cyerations: (FFOND)
Mat ineome for the period S 4,425 % a27 i 5,552 H 8,877
Fhas:
Faal property deprecistion 35N 1,586 6,783 3,790
Amertization of tenant improvrements and sllevrances 1,068 25 2,155 1,191
Amortization of deferved ksing cods 2,981 2,368 5,942 4 @90
FUNDSE FROM OFERATTONS - BASIC ¥ 12,048 ¥ E,6T6 $ 0,432 $ 16,547
FUNDS FROM OPERATIONS - DILUTED § 11,048 § £,676 § 20,432 § 16,547
FUNDS FROM OPERATIONS PER SHARE - BASIC ¥ 0.24 ¥ 0.14 ] .41 § 039
FUNDS FROM OPERATIONS PER 5HARE - DILUTED ¥ 0.24 ¥ 0.14 3 .41 3 0.39
Weighted srerage common shares outstanding - basie 50,385 41 564 45,995 41,905
Weighted sverage cormmmon shares outstanding - dikited 50,742 42 017 50,095 41 953
Commen dividends per sham ¥ 0.13 ¥ 0.0% ] .15 § 017
Cash Dividend ¥ &, 562 ¥ 3,742 $ 12,516 $ 7,085
Mirdyfied Funds fromm Operatons: (MFFE)
Funds From Operations 3 12,048 3 5,676 3 20,432 3 16,547
Pha:Acqasition trawsactioncosts &30 254 753 429
MODIFIED FUNDE FROMOFP ERATTONS - BASIC § 11,679 ¥ £,919 § 1L,185 § 16,976
MODIFIED FUNDS FROM OF ERATIONS - DILUTED ¥ 12,679 ¥ £,929 ] 11,185 ] 16,976
MODIFIED FUNDS FROM OPERATIONS FER SHARE- BASIC § 0.28 § 0.14 $ 042 $ .41
MODIFIED FUNDS FROM OPERATIONS PER SHARE - DILUTED ¥ 0.28 ¥ 0.14 H 042 H 0.40
Dividend/FFO Edqie 6% Bl 43%
Dividend MFFO 52% 63% 59% 42 %

Q3 - Bard s fman spamtias CFRO") & & widslpreogs bsd nen GAAP finsn dalm sse e fe rEELTS that the Cong anp b dfimes whan com el wih finsacil setssts 4 gam ined in som rdanos with GAAE, proviles o4 tiens | o 8 waeli n san st apsas warfmsacil
porsmanse. FFO is traquantly utel by ten ribia ah s s, B vaten and sther imeremad paiid b 2% L s op srfominsesf BEITS, matt o1 ull ich p rotost FFO abap with A mavii a8 Sbulitsd in oome lsncowith RARR.

Tha Company corg vtos FPO i oo rden o with the " Wk taFepar®™ on FPO pub lthed brths Maticns| Anocition of B | Trtete Invertresnt, Tes o ' FARFITT), wh ih dofna FPD at net inceans sttrbusd bt conmen sharshoblon Jaem ned in somrdanos uith AR
clid inggain or kases from debt rein du g end selbs ofp mperiy, plos ma | atte rokied d g moivtios snd sme ik, wad ster sdjusin ms forpatnesh ips and anon sold sied joint wets ms. The Comp sny ons lers FFO o mesninpl | additinalmessurs of op ersting
ports mance komuie L p fin erily aeh do theasium pLics $etihe wliool b3 ma | sole asida 4 inin i hee prod itab By sver tinednd ndustryane b prel it ed 4 porkm . Hewems, FFO:

= nat, mg ek cuth Flws frmw sparding sk irkine B oom rdan oo with GAAR (wh ich, on [k o FFO, peesonlly refiscts o ll auch offects sftnnsedions and o er mants inthe dotam Ration s fnekngans) wnd

=phsuld neth som Haosd an o Lemetamts na b Sas o8 g katen of sur paeke m ancs.

FP0 s dofined byt may eot be oo pard bots tin farlpeiled ke mparted b pother reslsctots invertviern trusts fusts potsbled Moemon intheapp lisston ofth o MARTIT 4 ofin iea meed by tuch BIXTT:.

Tea Companyt Fom WQbrthequartan mdad June 20011 end W11 erd Blard 31 2002 aed 311, end B W0 brshopesrond ol DecanbarJL 201 choald barmd b conjonction with the sbews infe mation, m

The abowe doas not purport fo disclose ol iens reguired under GAAP, -4 - —




Summary of Debt Outstanding Quate o Juna 3, 3013

(mandited, dollars in thousands)

Dutstanding Arbual GAATF Nluwbarify Bercent of
Balanoe Tnterest Ride Tnteredd Rabe (L) D Tertal Indebde drness
Hred Rafe Deld:
Catenmy Vil [ Loan 6798 SE% 3Em 0201414 2.9
Cateney Vilage T1 Loan &2350 ST%. 3.8 050114 300
BxldPhm 2301 S53%. 5.1% 11014 EX
Coumry Chib Gate Loan 12602 S0%. 4.0 Q1o 545
Fannismrwe Town Cander Loan 16500 Sl LR 060115 T
Crtenery Vilyge I Loan 7508 6.1%: 4.5% 070G 3.I1%
Imterest Eate Swaps 150,000 4 8%, 4.5% T GE3%
Total Fived Rude Débi B 209,150 49%. LT BRFW
Variahle Raie Debi:
Crodk Fucilky 400 20% m orawld FIEES
Tems Loan Faciliry 110u00 208 20 ohawls 4F2%
Bt et Fate Soaps (150,000 )
Total Variakle Rube Dielt: ¥ 24,000 20%: 103%
T0 TALDERT [ 233,150 6V 3.5% 100 0%
Het Tham ortised Prem im ¢ on Momtgages 1731
TO0 TALDEBT - NET § 134582
Exin il Maanities
Fxim ciigal Frindpal Frimapal Fee b Credit Bexx emtage of
M whuridi s dm otz atiom. Tlwbaxity fudlifies Total Debid Maharing k3 of ThenoumberelBheambered prop exfies (2)
2012 5 486 ¥ 486 0% LT
201 981 . o | LIES S Froperties GLA “h
2014 788 21306 64,000 B5093 I69%. et beted peoperti & kr] 329913 e
2015 208 248169 110,000 138377 S04% Eroumtersdpropatis L] 332013 9.1%
2016 41 7,172 7213 1% 35 3H3L157 100 0%,
3 1,504 % S6548 £ 174000 §£ 235130 1000%,
Ht Uranortized Prem im s on Mortgugs 1732

£ 234582

1) = Eofhcts thom okt mtarst, mts sithe detath armo tpps was spunsd ,

20— Dest notincld sancenss Bdvtad foin vt ma. m

The abowe doas not purport fo disclose ol iens reguired under GAAP, -7 —




2012 Property Acquisitions

(dollars in Hhowand)
Shepping Cedexs

a2
(Gtemary Shopping Canter
BEuclid Plam

Total 1Q 1002

pLad i)

Jomom, Sqamy

Marlin Cowe
Seatridge Mao tplace
e Valley Ratiom

Total 10 2012

Total 2007 Axpuisitions

The above doas not purport to disclose all items roguired under GAAF,

Supplomartal Disclosure

Quarter Ended June 36, 2012

Date L TPardhase

Location Acgpuired Dvmnel Arwount LA

Iy e, W7 A 2612 100.0%, 0500 101250

B Driegp, T 0E29/12 100.0% 15500 TIAH
45400 173504

Shoreline, Wi 0502712 100.0%, 4,100 30

Foster Cip, CA 0504712 1000%: 173800 73,186

Coard, CA 0581112 100.0%, 0o 1431

Coam esoin, Parke, CA G552 100.0%: 2370 S5
A03E 25502
04433 428006

- 8- e




Property Portfolio Qute Endd Jurs 36,3013

(doklars in thowsand) o Date %

Shopping Centers by Stk Dl M i GLA Leased ABR (1) ijor Tenumbs
Semiiined Shcyping oty
Noduen Cajfrnz
Worsoe d Popping T enma fermont Eh 180 i LI L) Lo 5 A 1185 Ve Sgermahet, Kike Adl, O Toad
Flearast W3 Mot rphus Flawant BT Ch 180 0¥ 40800 ST 1800 132 T Wy Bk, O Dhipest, Poviit Freemirer
Tisolh Wita Beppin g Catue Pk =k 100 0% ALMEAL 145,015 FBEV 1,090 Fzmast, fasMast {Lady) fgaemelat ()
Mk feppigCmsa Fanchs Cerdows (=8 100 0¥ Al 13008) BETH 1389 ke Srpeemazhet, THI C ol o, Dolls Tme
Morsds Fanch Bndibn (= 100 0% LEGTE b 10 32 P04 2183 Talys Smpermanhet
o gy C Mk Cashe a8 e 1 Ch 180 0% NTEL 1331 PIAW 173c Faml ooy Lac iy ) Bpriemasliat Biti Ral
Ml am Featuz Gy Ch 100 0¥ LETEH T18E BEAW 1311 29 BaxcLMadut

Herthom ©alife mis Totalz E4T031 EERL 11.E14
Southon Califanic
Fusame wd Fhsa Faame md Ch 186 ¥ 1xEias 3z bLLTS Y 175  Foek&Euy, Ein Al 17 8amx
Fasrs Fura Doowedewn Flaa Fuedn s Ch 180 ¥ ALz 1, 05 1h00¥ 1,77 Flow gua({Fasr d § Lasiv ) Prgpaeennniinr, FREE S
Catanay Vil iz HL Eh 180 ¥ 12170 ERS E 2T fpeoeh Fumun Mulet
Heame e Fond ez Eh 180 i Ll L] ™18% 2LTR 1438 s (W ae ) Prpecmaciet, CVERD
Mo oip hum Dol i (=TT Ch pLLY Y aLaAl 17R1Ne TN 3156 frame Boiler fpermadet, Wagme, Ros Bedwm
Tasadiance Tonos Cento B Dl Ch 180 0¥ A503A1 33,074 BRSO 1585 e
Dot fprag Hulstpha Pl Desrt Eh 180 ¥ 8271711 185137 flt s 2204 FopayRalpl] fpaamasdef, Fin A3
Frchl Flaa #in Dl Ch 100 0% axmar T o 10 kBt fgermor o, Wl e
Tl bl g B ek wrplessi Cezasl Ch 180 0¥ awmaAar #1831 FIOYe 1085 Thak g

Eewihom Calife m bs Totals BEE, 176 B 1Ted
Feafian d Metvpaivime
Vo s Maslet Cunha “hnge mag WE 100 g% L L] LIRF8S 3N #WE Aleates s fmemmachut
Eappy il Tomm Caner Bappy “Alky =4 100 g% AT 1380 BT 2,60F  Mewfewsas fopemmal st
D5 # e Tty Peimy O @a s E. 100 0¥ LEathi] 13,35 FETH: Tl Fraslond i, Wt ot Busd, RelEx Fiel od
Cudads frmnd Tonm Bjan Whaf Las OE. 100 0¥ LEa R 2505 monw 1461 B g Emalink
Heritp M e Ceans “hnghmeg Wa, 180 i L U 10T 4% 2510 1356 sy frgomarist
Dkl B3 g FPenilund =8 JLLY 128 #5310 JaEy % Rimowal
Halwy T oisg Clewbern OE. 100 0¥ 1VRAL AlE BEAY s oty g svasint, Do Tns Tovw
ik oo Mad st Censns Elter = 4 180 ¥ 1Al 136021 1% 228 Aleavszy Sqermuchet, Dol §oe, Hanbalk
Wikenndls C14 To ma Sy (3) Wiko il (=8 v avAn AT P14 L Foe g Finell My (2

Fo tlend Metropalitan Tetal [ 1R 4] 91 5% 1B
e Mepipiias
Miribian, WAlky Flaaa Faar W, 100 0% AN 38T W% % Fo Q) Pgemmardas
Ths Mazhet o Lid s Suvans Ly s WE 100 g% L L Ham wepr 1393 HupnFied f Pl
Creermiak (3 el Wik, LT 12Esan LTS 20w LSt P (PG ) e cmariet, Bed Bath & Boyond, fpeme Aotlorify
Cassns Pash Tl ppamgl iane Barlal WE 100 0¥ TRl 1ma7 PN 1385 Flstes 5 Sepicemahit, K Rl
Hundy Fosich Buippin pliants Lacwy Wk 100 0% 2SI 14,781 FLTT R 1,784 Gy frgesmasisd, Do Das Toa, BigLet
Tha Fimes Bliing Ratds Wa, 180 i LT T bLLTE LAE Mok fpomeadet, T Puanny
sy fhe g Contr Banrwilk We, 100 g% aeA 160,230 E G 2277 Wle Fewde (0, Eine Al Boee D Bz Luv,
Hurmess B BomErs LN 180 0¥ ok IR 030 1dD0¥ e Custaul Sopurmarlas

Eeatzle Mt rop ol iian Totsls Lagz, T2 T 16 27%
STABILIIED SHOPPIN G CENTERS LEEF, Hif LET T STHE
Jh 8 Crvsasd 122384 4B 40,71
Tt Voatara A45, 755 LY 6 3Ed

Total ELLC N )] FET R STE m

The abowe doas not purport fo disclose ol iens reguired under GAAP, - 9. —




Property Portfolio, cont. Quate o Juna 3, 3013

(dollars in Hhowand) o Date %
_Shopping Centers Regim iy Shabe el Aa quired (£ 7Y Leused ABR (1) Misjor Tenanbs
Rgvodoisg Shoppiap Centny
Phillge Ul Femona e 100 ikt [E 11575 [ETE A | 1061 ok Cheio frgecmachet
tlames Framdk Chament ek 180 ik [ELn W0 EIIE 1370 fge Fag fpumaalet
Wimbn Wik g Panibs Condowa Ch 180 0% #13A1 nus B0 ™7 Ppeforrd Foow s B vawmveny, Cambmaes Barammas
T ] HL fmes £ ppingDacns Taplyz Corn e 100 ¥ ASTLAL 106,585 S15% 1650 fafanay frgaemasiar, T8 Poital s
Cran Vil fro 2 Camama Pud ek 100 0% (T3 LT LM [E578 94
RERGSITICIING SECPFING CENIERS ASTEAD TS B 5487
TOTAL FROFERTY FORT ROLID L116.Bd 8 33 B% £3.173

@3- Amualbaserant O ABE" )b aqualto wanth by et on w8 snaualzed bask, st Juns 30, 017, Meualbss s ratdos net inclide o marka s orfats m met. inomeanss.
(- Theds rotii br o thair swn jetesn d sron st ionsat ofihe Dot sy,

F= ckdm 100 pacomeef propartio sumed by enoaps i ated jointwnture, m

The abowe doas not purport fo disclose ol iens reguired under GAAP, - I - —




Top Ten Tenants Qe Bedod Jiwe 36, 303
P

(Bazed on ABR for Whollp-ovmed Propesties)

Number of Percent of Percentof
T enant. Leases ABR Total ABR GLA Total Leased GLA

1 Safeway 7 3 3,200 58% 353,253 10.5%
2 Rite Aid 7 2100 35% 147,763 44%
3 Krogr /QFC 3 1,327 14% 112,033 33%
4 Raey's 2 1198 22% 1323053 37%
5 ].C.Permey 1 1,112 20% 47 667 1.4%
6 Albertsords 3 1,001 1.8% 147235 4£.4%
T JP Meorgan Chase 7 B94 16% 28655 09%
2 Hegenor Top Food end Dirug 1 836 1.5% 53,500 1.6%
9 PetSmart Inc 2 637 12% 39,076 1.2%
100V dllarta Supermeankets 1 619 1.1% 41,259 12%
34 b 12,923 23.4% 1,094,096 32T7%

The above doas not purport to disclose all items roguired under GAAF, - I~




Supplomartal Disclosure

Lease Expiration Schedule Quarter Exdod Sure 30, 2012

(Wholly-owned Properfes)
Anchor Temants
Kunher of Laaswrd Parcend of ABR Percemt of
Leawes Boening LA Tital Leased GLA Fer 5y Fi. Tetal ABR
012 [1] [] 0% ¥ - 008
013 1] o 0% - 008
2014 3 137 540 3% 797 1.8%
w13 4 MHigag L35 358 1.5%
014 3 192012 1% 11 2.1
a1z ] W7 33 6.1% 825 3%
2018 7 150 gl 0% 1234 8%
w1 [ 16104 8% 1226 8%
2020 F] 0 202 21% 740 0.9%
021+ 18 eyl B0% 1280 18105
51 T T “§ Wm0 359%,
Mon-Anchor Teranis
Kunher of Lewed Parcend of ABR Percemt of
Leases Bguring LA Tital Leased LA Per 5y Fi Tetadl ABR
2012 51 101503 30% ] 811 )
2013 93 198 839 59% 09 2.7%
014 o6 193304 e 8§ 2.0
015 10 17 13% 2134 2.1
LN 105 n6pss 6.7% ny 9.2%
017 85 07 P36 6.1% 2243 845
a01e 21 L2 ¥ 130 19% 2570 .08
019 4 ] % B2 2.5
2020 8 42501 13% 2178 1.7%
2011+ 35 170 $0% 50% k) | 7.3%
- —_—n ¥ =a —_ e
| e ————————_ . P —1 T ———— . L —
MIT Teng itz
Hurnher of Lewed Pexcend of ABR Fercend of
Lewes Bopixing GLA Total Leased GLA Per Sy P Tetil ABR,
2012 TN % 3 N
013 93 158 3% $9% 2409 8.7
2004 99 320854 95% 1693 9 6%
015 0% 397359 118% 1556 113%
016 1 a19sm 124% 1570 119%
W1y ] 414 B4 123% 1568 11a%
anls Pl 224430 69% 1605 655
2019 il 129968 68% 1597 6.6
2020 m 113 109 33% 1285 2.6
2021+ 33 47 73T ®B1% 1476 233%
[51] 3gmas4 100, 0 2 1635 100 1%

A LS & P ks S|t o F g ester than 13000 squarefea.

[ e
Dia notarzumasxarciasf mosunlsption: m

The above does nod purpost to disclose all fimms roguired under GAAF. - 12 - A e




. Supplomartal Disclosure
Leasing Summary Quarter Exdod Sure 30, 2012
(Wholy-owned Properfes)
MNew Leases
For the Three Months Ended June 30, 2012 For the Six Months Ended June 30, 2012
Mon-Anchors Anchors Total Mon-Anchors Anchors Total
Humber of Leases kil 1 32 6l 1 62
Gross Leasable Sres (2g. 0t.) 61,307 47,732 109,030 111,260 47,732 150,502
Iratial Base Rent ($/2q, ft) $ 2145 $ 830 $ 1578 b 2355 $ 2350 % 1835
Tenant Improvements {$sg. f1.) $ 1195 i 3500 § 2204 $ 1172 § 3500 ] 1872
Leasing Comrmissions (hfsg. £t $ £ $ 200 $ 202 $ 331 § 200 1 202
Renew als
For the Three Months Ended June 30, 2012 For the Six Months Ended June 30, 2012
Mon-Anchors Anchors Total Mon-Anchors Anchors Total
Humber of Leases 1o 5 24 40 7 47
Gross Leasable Srea (sq. 1) 42919 126,356 175,275 8387 213313 207,184
Inatial Base Rent ($fzq, ft.) 3 1290 3 220 3 1127 § 2345 § 7.8 % 1226
Tenant Improvements {sJ'sq. fty ] t § 4 § E % = i - % ke
Leasing Commissions (fisg. 1) $ - $ 014 H 0o 3 - $ 0oe 3 006
Total
For the Three Months Ended June 30, 2012 For the Six Months Ended June 30, 2012
MNon-Anchors Anchors Total MNon-Anchors Anchors Total
Humber of Leases S0 [ 56 101 2 109
Grogs Leazable Ares (g, 01.) 110,226 174028 24314 195,731 21,045 456,776
Iratial Base Rent (§fzq, ft.) ¥ 2035 3 235 3 1300 $ 2302 § T ] 1439
Tenant Inprovements ($sg. fL) § 665 § 960 § £45 § 6.73 1 640 $ 654
Lessing Commissions (g, 1) § 203 $ 065 § 1.18 b3 120 § 202 3 200

A LS & P ks st o F B ester then 13000 squarefea.

The above doas not purport to disclose all items roguired under GAAF, - I3~




Investor Information

Retail Opportunity Investments Corp.
wWwWwW.rolcreit.com

NASDAQ ROIC

06/30/12 Stock Price: §$12.08

Investor Relations:

Liz Coughlin
leoughlini@roireit.net
914.620.2702 (o)
214,308,0068 (c)

Transfer Agent:
Constance Adams
ComputerShare

Supplomartal Disclosure
Quarter Ended June 36, 2012

constance adam s@computershm'e.com

201.680.5258

Research Coverage
Bank of AmencaMemll Lynch
Banlk of Montreal

Davenport & Company

Green Street

Sideti & Company, LLC

Raymond James

Craig Schmidt

Paul Adornate

Allen Bach

Jason White

Jeffrey Lau

BJ Mhilligan
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646.855.3640

2128854170

804.697.2054

949 640.8780

2124537029

727.567.2660



