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Item 2.02 Results of Operations and Financial Condition.

On February 24, 2014, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended
December 31, 2014. A copy of the earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On February 24, 2014, in connection with
this earnings release, the Company posted certain supplemental information regarding the Company's operations for the quarter ended December 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 Ne. Description

99.1 Earnings Release, dated February 24, 2014
99.2 Supplemental Information for the quarter ended December 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: February 24, 2014 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: February 24, 2014




Exhibit Index

Exhibit No. Description
99.1 Earnings Release, dated February 24, 2014
99.2 Supplemental Information for the quarter ended December 31, 2013



EXHIBIT 99.1
Retail Opportunity Investments Corp. Reports Strong 2013 Results
Company Increases Dividend 6.7% & Establishes 2014 FFO Guidance

SAN DIEGO, Feb. 24, 2014 (GLOBE NEWSWIRE) -- Retail Opportunity Investments Corp. (Nasdaq:ROIC) announced today financial
and operating results for the year and fourth quarter ended December 31, 2013.

YEAR 2013 HIGHLIGHTS

Net income of $34.0 million, or $0.48 per diluted share

Funds From Operation (FFO) of $76.0 million, or $1.07 per diluted share()
$437.1 million in shopping center acquisitions

96.3% portfolio occupancy rate at December 31, 2013

6.8% increase in same-center cash net operating income (2013 vs. 2012)
7.3% increase in same-space comparative cash rents

Awarded investment grade ratings from Moody's and Standard & Poor's
36.5% debt-to-total market capitalization ratio at December 31, 2013

88.4% of the company's total outstanding warrants retired to date

13.2% increase in cash dividends per share paid (2013 vs. 2012)

4TH QUARTER 2013 HIGHLIGHTS

Net income of $4.0 million, or $0.05 per diluted share

FFO of $16.4 million, or $0.21 per diluted share®

$101.6 million in shopping center acquisitions

6.7% increase in same-center cash net operating income (4Q13 vs. 4Q12)
10.4% increase in same-space comparative cash rents

$250 million senior unsecured notes issued (due 2023, 5.0% coupon)

4.3 times interest coverage ratio for 4Q'13

Quarterly cash dividend of $0.16 per share declared (6.7% increase)

(@ 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, "During 2013, we achieved record
results in every facet of our business. We continued to expand our portfolio significantly and deepen our presence on the West Coast,
acquiring a record $437 million of grocery-anchored shopping centers. Additionally, we steadily increased occupancy throughout the year,
reaching a new, record high of 96.3% as of year-end, and achieved a solid 6.8% increase in same-center cash net operating income and a
7.3% increase in same-space cash rents. During 2013, we enhanced our financial strength, achieving several important milestones. The
company was awarded investment grade ratings and successfully completed its first investment-grade bond offering. Additionally, we
refinanced our unsecured debt facilities, lowering our borrowing costs, to a new record low for the company, and expanding the capital
availability." Tanz also commented, "We look forward to 2014 with much enthusiasm and are confident that we have the portfolio, financial
strength and strategy to continue advancing our West Coast shopping center franchise and building shareholder value."

FINANCIAL SUMMARY

For the three months ended December 31, 2013, net income attributable to common stockholders was $4.0 million, or $0.05 per diluted
share, as compared to a net loss of $0.3 million, or $0.01 per diluted share for the three months ended December 31, 2012. FFO for the
fourth quarter of 2013 was $16.4 million, or $0.21 per diluted share, as compared to $8.5 million in FFO, or $0.15 per diluted share for the
fourth 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.

For the twelve months ended December 31, 2013, net income was $34.0 million, or $0.48 per diluted share, as compared to net income of
$7.9 million, or $0.15 per diluted share for 2012. FFO for the year 2013 was $76.0 million, or $1.07 per diluted share, as compared to FFO
of $39.1 million, or $0.75 per diluted share for 2012. Included in net income and FFO for the year ended December 31, 2013, is a one-time,
non-cash GAAP gain-on-consolidation of $20.4 million recorded in the third quarter as a result of ROIC's acquisition of the remaining 51%
joint venture interest in Crossroads Shopping Center. Prior to the third quarter 2013, ROIC held a 49% unconsolidated joint venture interest
in Crossroads. At December 31, 2013, ROIC had no unconsolidated joint venture interests.

At December 31, 2013, ROIC had a total market capitalization of approximately $1.7 billion with $621.7 million of debt outstanding,
equating to a 36.5% debt-to-total market capitalization ratio. ROIC's debt outstanding was comprised of $118.9 million of mortgage debt
and $506.9 million of unsecured debt, including $250 million of senior unsecured notes, which ROIC issued, through its operating
partnership, in December 2013. At December 31, 2013, ROIC had $56.9 million outstanding on its unsecured credit facility and $200.0
million outstanding on its unsecured term loan. For fourth quarter 2013, ROIC's interest coverage was 4.3 times.

2013 ACQUISITION ACTIVITY

During 2013, ROIC acquired twelve grocery-anchored shopping centers for a total of $437.1 million, including the following three shopping
centers acquired during the fourth quarter for a total of $101.6 million.



Peninsula Marketplace

In October 2013, ROIC acquired Peninsula Marketplace for $35.9 million. The shopping center is approximately 95,000 square feet and is
anchored by Kroger (Ralph's) Supermarket. The property is located in Huntington Beach, California, in the heart of Orange County, and is
currently 100% leased.

Country Club Village

In November 2013, ROIC acquired Country Club Village for $30.9 million. The shopping center is approximately 111,000 square feet and is
anchored by Walmart Neighborhood Market and CVS Pharmacy. The property is located in San Ramon, California, within the San Francisco
metropolitan area, and is currently 91.1% leased.

Plaza de la Canada

In December 2013, ROIC acquired Plaza de la Cafiada for $34.8 million. The shopping center is approximately 100,000 square feet and is
anchored by a new Gelson's Supermarket, a Southern California based high-end grocer, and Rite Aid Pharmacy. The property is located in
La Cafiada Flintridge, California, within the Los Angeles metropolitan area, and is currently 100% leased.

2014 ACQUISITION ACTIVITY

Year-to-date in 2014, ROIC has acquired one shopping center and currently has a binding contract to acquire an additional shopping center,
in separate transactions, aggregating $69.1 million.

Tigard Marketplace

In February 2014, ROIC acquired Tigard Marketplace for $25.1 million. The shopping center is approximately 137,000 square feet and is
anchored by H-Mart Supermarket. The property is located in Tigard, Oregon, within the Portland metropolitan area, and is currently 90.1%
leased.

Creekside Plaza

ROIC has a binding contract to acquire Creekside Plaza for $44.0 million. The shopping center is approximately 129,000 square feet and is
anchored by Stater Brothers Supermarket. The property is located in Poway, California, within the San Diego metropolitan area, and is
currently 100% leased.

CASH DIVIDEND

On December 30, 2013, ROIC distributed a $0.15 per share cash dividend. During 2013, ROIC distributed quarterly cash dividends totaling
$0.60 per share, representing a 13.2% increase over dividends paid during 2012.

On February 21, 2014, ROIC's board of directors declared a cash dividend of $0.16 per share, payable on March 28, 2014 to stockholders of
record on March 14, 2014. The $0.16 per share dividend represents a 6.7% increase over ROIC's previous dividend.

WARRANT UPDATE

To date, 88.4% of ROIC's outstanding warrants have been retired, including: 19.1 million warrants exercised, providing ROIC with $228.8
million of proceeds; 16.6 million warrants repurchased by ROIC, for an aggregate purchase price of $32.8 million; and all 8.0 million
founders' warrants exercised on a cashless basis in February 2013. ROIC currently has 5.8 million warrants outstanding, scheduled to expire
in October 2014.

2014 FFO GUIDANCE

ROIC is establishing FFO guidance for 2014 to be within the range of $0.80 to $0.85 per diluted share, and net income to be within the
range of $0.16 to $0.17 per diluted share. The following table provides a reconciliation of GAAP net income to FFO.

For the year ending
December 31, 2014
Low End High End

Net Income for period $12,924 $13,800
Plus:

Depreciation & Amortization _$52,000  $55,300
Funds From Operations (FFO) $64,924  $69,100

Diluted Shares 81,200 81,200
Earnings per share (diluted) $0.16 $0.17
FFO per share (diluted) $0.80 $0.85

ROIC's estimates are based on numerous underlying assumptions. ROIC's management will discuss the company's guidance and underlying
assumptions on its February 25, 2014 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 Tuesday, February 25, 2014 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: 20561983. A live webcast will also be
available in listen-only mode at http://www.roireit.net/. The conference call will be recorded and available for replay beginning at 3:00 p.m.
Eastern Time on February 25, 2014 and will be available until 11:59 p.m. Eastern Time on March 4, 2014. To access the conference call
recording, dial (855) 859-2056 (domestic) or (404) 537-3406 (international) and use the Conference ID: 20561983. The conference call will
also be archived on http://www.roireit.net/ for approximately 90 days.

ABOUT RETAIL OPPORTUNITY INVESTMENTS CORP.

Retail Opportunity Investments Corp. (Nasdaq:ROIC) is a fully integrated, self-managed real estate investment trust. 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 December 31, 2013, ROIC owned 54 shopping centers encompassing approximately 5.8
million square feet. Additional information is available at: www.roireit.net.

non "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 SHEETS

December 31, 2013 December 31, 2012

ASSETS
Real Estate Investments:
Land $ 458,252,028 $ 283,445,257
Building and improvements 914,181,620 588,248,338
1,372,433,648 871,693,595
Less: accumulated depreciation 57,499,980 32,364,772
1,314,933,668 839,328,823
Mortgage note receivable — 10,000,000
Investment in and advances to unconsolidated joint venture — 15,295,223
Real Estate Investments, net 1,314,933,668 864,624,046
Cash and cash equivalents 7,919,697 4,692,230
Restricted cash 1,298,666 1,700,692
Tenant and other receivables, net 20,389,068 12,455,190
Deposits 775,000 2,000,000
Acquired lease intangible assets, net of accumulated amortization 55,887,471 41,230,616
Prepaid expenses 1,371,296 1,245,778
Deferred charges, net of accumulated amortization 33,121,980 21,623,474
Other 3,392,997 1,339,501

Total assets

LIABILITIES AND EQUITY

$1,439,089,843

$ 950,911,527

Liabilities:

Term loan $ 200,000,000 $ 200,000,000
Credit facility 56,950,000 119,000,000
Senior Notes Due 2023 245,845,320 —
Mortgage notes payable 118,903,258 72,689,842
Acquired lease intangible liabilities, net of accumulated amortization 85,283,882 57,371,803
Accounts payable and accrued expenses 13,349,068 6,468,580
Tenants' security deposits 3,422,910 2,336,680
Other liabilities 9,925,339 26,502,551
Total liabilities 733,679,777 484,369,456

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 72,445,767 and 52,596,754 shares issued and

outstanding at December 31, 2013 and 2012, respectively
Additional paid-in-capital
Dividends in excess of earnings
Accumulated other comprehensive loss
Total Retail Opportunity Investments Corp. stockholders' equity
Non-controlling interests

Total equity

Total liabilities and equity

RETAIL OPPORTUNITY INVESTMENTS CORP.

CONSOLIDATED STATEMENTS OF OPERATIONS

For the three months ended

December 31,

7,238 5,260
732,701,858 523,540,268
(47,616,570) (38,851,234)

(8,969,137) (18,154,612)
676,123,389 466,539,682

29,286,677 2,389
705,410,066 466,542,071

$ 1,439,089,843

$ 950,911,527

For the year ended

December 31,

2013 2012 2013 2012
Revenues
Base rents $25,996,921 $ 16,483,947 $86,194,511 $ 59,218,635
Recoveries from tenants 6,948,029 4,056,062 22,497,745 13,483,825
Mortgage interest income — 204,444 623,793 1,106,089
Other income 691,535 695,904 1,915,982 1,287,138
Total revenues 33,636,485 21,440,357 111,232,031 75,095,687
Operating expenses
Property operating 6,545,656 3,455,618 19,749,972 12,779,758
Property taxes 3,353,515 2,165,852 11,246,967 7,281,213
Depreciation and amortization 12,584,738 8,336,792 40,397,895 29,074,709
General and administrative expenses 2,080,566 4,266,841 10,058,669 12,734,254
Acquisition transaction costs 118,929 400,206 1,688,521 1,347,611
Other expenses 116,942 75,390 314,833 324,354
Total operating expenses 24,800,346 18,700,699 83,456,857 63,541,899
Operating income 8,836,139 2,739,658 27,775,174 11,553,788
Non-operating income (expenses)
Interest expense and other finance expenses (4,880,875) (3,234,979) (15,854,978) (11,379,857)
Gain on consolidation of joint venture — — 20,381,849 2,144,696
Gain on bargain purchase — — — 3,864,145
Equity in earnings from unconsolidated joint ventures — 216,849 2,389,937 1,697,980
Interest income — 162 — 11,861
Income (loss) from continuing operations 3,955,264 (278,310) 34,691,982 7,892,613
Loss from discontinued operations — — (713,529) —
Net income (loss) 3,955,264 (278,310) 33,978,453 7,892,613
Net income attributable to non-controlling interest (164,892) — (164,892) —
Net Income (Loss) Attributable to Retail Opportunity Investments Corp. _$3.790,372 _ $(278,310) $33,813561 _$ 7,892,613
Net income (loss) per share - basic:
Income (loss) from continuing operations $0.05 $(0.01) $0.51 $0.15
Loss from discontinued operations — — (0.01) —
Net income (loss) per share $0.05 $(0.01) $0.50 $0.15
Net income (loss) per share - diluted:
Income (loss) from continuing operations $0.05 $(0.01) $0.49 $0.15
Loss from discontinued operations — — (0.01) —
Net income (loss) per share $0.05 $(0.01) $0.48 $0.15
Dividends per common share $0.15 $0.14 $0.60 $0.53

CALCULATION OF FUNDS FROM OPERATIONS

For the three months ended

December 31,

For the year ended

December 31,

2013

2012

2013

2012




Net income attributable to ROIC
Plus: Real property depreciation
Amortization of tenant improvements and allowances
Amortization of deferred leasing costs
Depreciation and amortization attributable to unconsolidated joint ventures
Loss from discontinued operations

Funds from operations

CONTACT: Ashley Bulot, Investor Relations
858-255-4913
abulot@roireit.net

$3,790,372 $(278,310) $33,813,561 $7,892,613
6,094,221 3,856,797 20,111,007 13,494,776
1,534,121 1,525,690 5,202,756 4,349,863
4,956,396 2,954,305 15,084,132 11,230,070
— 449,356 1,059,761 2,174,877

— — 713,529 —

$ 16,375,110 $8,507,838 $ 75,984,746 $ 39,142,199
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Supplemental Divelosure

01’3 rview Quirter Ended Decerder 31, 2013

Our Company

Retail Cpportunity Investments Corporation (Nasdaq:ROIC) iz a fully integrated, self-managed real estate investment trust (“REIT"). 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 December 31, 2013, ROICs property portfolio included 34 shopping centers encompassing approximately 5.8 million
square feet, Additional information is available at www, roireit.net.

Forward Looking Information

Centain information contained herein may constitute *“forward-locking 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 achievemnents of the Company 10 be materially different from any future results, performance or achievements expressed or implied by
such forward-locking statements, Such factors include, among others, risks associated with the Company's ability (o 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 competilive 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 panl of
its financing strategy and its ability to make payments or to comply with any covenants under any borrowings or other debt facilities; the lewvel of the
Company's operating expenses, chanpes 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 Comunission, 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
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 firther 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-Cs filed quarterly and Form 10-Ks filed annually, Additionally, the enclosed infermation does not purpod 1o
disclose all items under generally accepted accounting principles “GAAP™).
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Supplemental Divelosure

Funds From Operations Quarter Ended December 35, 005

(ronrdifed, i fhonsomnds, eveepd per sfare Qe mis)

Three Months Ended Twelve Maonths Ended
123113 123112 12/31/13 12731112

Frnds from Operaions (FFO):
Met income attributable to ROIC for the period 5 3,700 Z (278 4 13,813 3 7803
Plus:
Depreciation and amaortization expense 12 585 8337 40,398 20075
Depreciation and amortization attributable to unconsolidated joint ventures - 449 1060 2,175
Loss from sale of real estate - - 714 -

FUNDS FROM OPFERATIONS 3 16,375 E) 5,508 5 TE985 3 39142

FUNDS FROM OPERATIONS PER SHARE - BASIC s 023 5 016 s 1.13 5 0.7

FUNDS FROM OFERATIONS PER SHARE - DILUTED b 021 2 0n1s s 1.07 3 075
Weighted average common shares cutstanding - basic 72,194 52,753 67419 51,059
Weighted average common shares cutstanding - diluted 76,730 55,706 71004 52371
Conunon dividends per share s 0.15 5 .14 s 0.60 5 0.53
FFQ Payeat Redie T1.4% 93.3% 26.1% 70.7%

= whan corzidand with fuarein] inad i mscoodancy with DA AF, pronvides sdditinnal aned mefed moars % sezess norfmaceid meformuce, FROER

{1+ Frzeds froem apnnticea{ TR0, & nwidibrmeoqaizd son BARP frazcid menses Sz REITe that the Comqany
Thequeniiy noed by seconbes asalysts, ivesaors and olber trlerested pertes-io evabiede te perfomance of REITs, mosi of which peecent FEO along with sebmcome s cakondaled i nocordame e itk (FAAT.

Tie Cocpusy cooaprstes FRO) in accambanca with the "White Pupn® e FRO preblished Ty the Hutiosal Assocition of Real Extate Dirstsoant Trasts ("HARETT ) whick defines FFO aa ret incore abirkabble ta comman shaoe holes £ | 5 acemahans with OARF) rahiding puss o
hoapes iy deot e strorueng and side s of peogerny, i teal ertyi pelebed depesvishoh and arctbraton, axd ber sdpsents fox pastrerships wd encorco bdsed ok vertezes. The Company corsdess FRD o neaningful, abdinosal seacine of opereling pefostante beoanss U prusaely
excindes e erpmapson (bt the valee of'Tir pead estale aeover o bes prachic iy over lse and indnstry amalyets bive eocepted il r & peribmsstos weastms. Hovwves, FRO:

» don s e eprensrd cnsk M Hom operating activitits inaes podieee with UK fwkich gerar Dy mflee e all cash o s o tresmactions und ather wvets in fhe db termetion, o ral oo me]), asd

» ghodd] o the consadered anakemalove to ped Moot &5 an micrion of 0w gefimarcs

FFO a3 e fred by by 5t e ol b smibully tivked 2ot i pittiedby ofhes sl eiake Lovdtnsal Inistades o geasdle diffieaces o theapsleataon of the HARELT deiiriiza wed bysach BEITa

Tim sbove dire et pane i 5 distlese o1 s masind wdes GANE, -6 -




Supplemental Divelosure

Same-Center Net Operating Income Analysis Quarter Ended December 35, 005

(ronrdifed, i fhonsomnds, eveepd per sfare Qe mis)

Three Manths Ended T hve Months Ended
1231015 12431112 % Change 12/3113 1231112 % Change

Humber of shopping eenters inchuded in same-center mlys;sm 37 37 28 i3
Same-canter eoupancy 953% 4% 0.8 95 T 243% L
REVENUES:
Base rents H 14468 % 13,500 48 - 46,112 5 43,778 5.3%
Reooreries from tenents 401 3z 18.846 12,753 11,308 12.5%
Oithier progerty incoeme 341 347 (32.9%) &89 1,122 (38 T

TOTAL REVENTES 19,209 18,069 &3 39,552 56,206 & 0%
CPERATING EXPENSEE:
Propetty operating expenses 3417 ERRES P8 10,479 9,350 12.1%
Bad dabt erpenze 287 300 .24 430 w54 (48 54
Propery taves 1,918 13417 013 5148 3861 (LAY

TOTAL OPERATING EXPENSES 5623 5,339 5.3 16,657 16,046 38

SAME CENTER NET OPERATING INCOME, CASH ™ § 15,586 5 12,730 6. T 5 422N ) M, 1461 . 2%

(13 Boar oo ez are defived 15 (hose propertesudoch werecwmed bribe epimegroCibe o emesd end comparshle poorwear peond
{2¥5iar conks cash oo e aating Do eotloka wa<wk mvenes Semaaach wdsaigheboe matand smsalSaton oF e Stangbka, debesclaed exjersed and olhes nn-mes g e

Tim sbove dire et pane i 5 distlese o1 s masind wdes GANE,




Supplemental Divelosure

Selected Financial Analyses Quarter Buded December 33, 1013

(ronrdifed, i fhonsomnds, eveepd per sfare Qe mis)

113103 DRGLE D633 3ELE
Dby coverage ratfos, hree mordfer prding:
Trilerest e e ratio (ERTTDwanbensst etpenga) 4,3 4,55 4, 5% 4 .0¢
Drobd coryice comerage (EBTDANinterest epense + scheduled prinezpal paymentsih 35 a.1x 4.1% 30w
Mat Dbl (Teobal dabl lags cagh &equiva!u‘\l's}.".ﬂ.nm:.'llmed EBITDA T2 T.4% [ 4.8
Debpiequity rutios, of perfod end:
Teta] debtlatal rarie capilahzalion 365% 30 274% 23 5%
Total debiotal equity morket crpitalizabion 57 4% an 3 375 30
Teokal debiitalal bock aspets 43 2% EERc s R 303G
Teta] debiiimdepreciated bock vatue™ 4L6% 36.5% 33.0% 29.1%
Secired debtindepreciated boolk value B0 93 6.9 7%
Markel copiialrzorion calen Bnions, ot period sod:
Comenon shares ctstanding 12455 125 T,z 45,628
Warpsbs out standing 5,43 10,659 11,551 20,653
Commicn sheck pnee per share 3 M3 % 1380 8§ 1390 & 14.02
“Warrants price per share ] 282 % b L im % 200
Corrertn ranted dqily 3 1086543 % 995297 % eI E R 234,119
Warrankts maziet equiby 13,355 22,384 23.218 41,386
Total equity mrkel cxp dalizticn §  L0EEEMS £ 1L0ITEEl % 1023931 5 FT5505
Tetal debt end of pericd 521 838 S01LEE] 386283 200753
TOTAL MARKET CAPI TALIZATION i 1,005,555 £ 1,519,342 3 1,400,224 - 1,275,535%
Uiesecaired Senlor Notes Flnoncial Covemants ™ ¢
Total debt totobal aszats not bo ewceed GG A5 2%
Total gacured debl bo botal zsete nct b evcead 400 E3M
Total unencurnbersd sseets bo total unseoured debt not to be less than 15080 23148
Consclidabed income available for debi service bo inkerest expense ot ko be less than 1.5:1 4.3

(1) Bxchiodes scononelated de pre ciabion on opersing asels .
{23 Tha Casmgnry o6 sigle 1o 24 angond beond s 20 Detrnber 9, 2013




ki . Supplemental Divelosure
Summary of Debt Outstanding Quarter Buded December 33, 1013
(rnedited, doliars f frousands)
Outstanding GAAP Maturity FPercent of
Balance Interest Rate Interest Bale Date Total Indebtedness
Fixed Rate Debi:
Enclict Blaza 5 8.159 5.2% 3.8% 1140114 1.3%
Country Club Gate 12,236 5080 4. 01401515 200
Renaissance Towne Centre 16,490 5.1%q 4 B 060115 1.7%
Crossoads 49415 6.5% 3.0% 00115 0%
Gateway Village I 7.369 6. 1% 4.8% 07/01/16 1.2%
Bemardo Heights 5,748 5.7% 3.3 0717 1A%
Zanta Tereza Village 11,052 G.2%h 330 0201018 1.8%%
Senior Unseoured Notes 250,000 5.0%0 510 1215023 40 3%
Interest rate swaps 75.000 3.9%% 3.9%, Various 12.1%
Total Fixed Bale Debi 438449 5.1% 4.6% T0.7%
Variable Rate Debt;
Credit Facility 56,950 1.3%% 1.30% 0&2017 0205
Term Loan Facility 200 000 1.5%q 1500 082917 31.1%
Tntercst rate swaps {75.000)
Tolal Variable Bale Dehi: 181.950 1.4%0 2.1% 10.3%
TOTAL DEBT 620,399 4.0 3.8% 100.0%%
et unamorti zed premiums on mortgages S A%
Net umamorti ned discount on notes (41,155}
TOTAL DERT - NET 3 11698
Frincipal Maturitles
Unsecured Senior Suranacy of UneneunberedEncumbered Properties
Frincipal Frincipul Frincipnl due Credit Unesecured Fercentage of ol
Maturitics Amaortizztion nt Maturity Fucllities Nuotes Tatal Licht Matoring Properties GLA %
2014 5 190§ 00 S - s E | 10,001 1.6% Vneuilenat B HElL 3.9
2015 1256 76012 2 : 77,268 125 Encurbered X SEAT I
e 463 7,120 5 . 7583 |3 54 5,778,985 1000%%
207 36l a0e9 236250 - ZE3 410 42 5%
201% 4z 1,054 - - 10,134 1.6
2023 - - - 2H0,000 250000 40 3%
x 4116 £ 108333 £ 256550 - 250000 H E30,359 100 0%
et vnarncetized pramivms oa moctgpages 5454

Tt unarmedized drseunt on netes {@,155)
] 621,698

0.




Supplemental Divelosure
Quarter Ended Decemiber 31, 2003

2013 Property Acquisitions

{<do lars i Miossoneds)
Diate Purchase
Shopping Centers Location Acguired Amount GLA
ez
Diiamoncl Bar Town Center Diamond Bar, CA 02113 b9 27,400 100,342
Bemardo Heights Flaza Rancho Bernardo, CA 0270613 12,400 ¥y
Total 10 2013 a2.800 138,071
232003
Canyon Crosging Pagyallup, WA 0471513 b 35,000 120,504
Damond Hills Plaza [ amoad Bar, CA 04/22113 48,000 139,505
Granada Shopping Center Livenmors, CA 0&Z7/13 17,500 69,325
Hawihome Crossings Sun Dhego, CA O&27/13 41,500 141 288
Total 20 2013 142,000 470,622
202042
Fobinwood Shopping Center West Linn, OR 0&2313 % 14,150 0,531
Five Points Plaza Huntington Beach, CA 02713 52432 160,906
Crossroads Shopping Center Bellevie, WA 2000/2013 57,112 463,538
Tatal 3¢ 2013 153,604 695,275
40 2013
Peninsula Marketploce Huntinglen Beach, CA 115/13 5 35,858 95 416
Counbry Club Vil uge San Ramon, CA 11726713 20,936 111172
Plaza de la Cafiada La Cafiada Flintridze, CA 12413173 3 BOE 100,408
Total 40 2013 1] 502 306,996
Total 2013 Acquisitlons 5 437 006 1,610,564

) The Comnprey acqeired & 330 beesi o Crossesa e on Devombe e 33, W00 end argqeived she oo e 3150 on Sepaember 27, 2013
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Supplemental Divelosure

P Fﬂp Ef‘ty P ﬂrff Gliﬂ Quarter Ended December 31, 2013

{<do lars i Miossoneds)
Date Ovwned T
Shopping Centers City State  Acquired _ GLA Leased ABR™  Major Tenants
Nortfrern Calffornia
Horwond Shopping Certer *  Sacomento Ca G110 98,851 e § 1204 Vien Supermarket, Rite Ard Pharmnny, Citi Trends
Fleazant Hill BMarketplace *  Pleazant Hill O 0020 SIS 100 074 1343 Buy Buy Baby, Office Diopot, Basset Furnibure
Finale Vists Shopping Center ¥ Pinole b 01/0sft1 165,025 g 1790 ol SaveMart (Lucky) Superrmadie @
Mills Shpppinngler ® Ranghe Cordova Ty 02Nl 13081 4.2 1,742 Wirdhause Mirkels, Dollar Tres
Morada Ranch * Slockion Qi [GTRE U 101822 100 7% 2,194 Raleys Supermarkd
Ceanbry Chib Gate Center *  Pacfe Grove T oMaEi 102,331 93BN 1,842 Savebdart (Lucky) Supermnaseet, Rite sud Fharrnaey
Reund Hill Square Shepping Cenler ¥ Zephyr Cove s =l U 115,584 £3.1% 1695 Safeway Supernarket, US Pestal Sevice
Merhn Cowe *  Fedber Caty by 050 3184 1.2 1,713 99 Ranch Mk
Green Valley Station ¥ Cameron Pard Ca [ T s 52,245 i V5T CVE Pharmacy
The Village at Mevato * Mewato Th oHzae 20,043 0. o6 Trade Soe's
Fants Tereta Village San Jege Ty etz 125,162 9. 7,244 Rale:,.'ss;ﬂobl—hu}&:pmmel
Granads Sheopping Cenber Lavermiere Ch DEIINLE GR213 160024 &1 Saveldort (Lucky) Sipenmasiod
Country Chab Village an Bamoan Ca 11126013 111,132 91.1%% 1,768 Waltrast Hedghb-orhood Bardeet, CVE Phamacy
Northern Califomila Taotals 1,340,562 21.1% 19614
Soushern Caljfornia
Pamamount Flaza *  Parameunt A 1252209 5,062 0500 1488  Fresh & Easy, Rite Atd Phammacy, TT Marx
Santa Ana Downtown Plaza *  Santa Ana Cd o1zan 100,305 100 R4 1,287 Hroger (Food 4 Less) Supemnartoet, Marshalls
Claremnont Bromenade ¥ Clarerriont (=2 o230 21,38 6. 2040 BuperKing Supermarivet
Sycomore Creck *  Coponn Cb O30 T4 403 100 075 1421 S:!B:'w:t:,r {Weons) Supermarket, CVE Fharmocy L
Gateway Village *  ChinoHills Ch 121Nt 05 R 2,703 Sprouts Farmers Market
Warketplace Dl Eio *  Oceanside G [F 11,136 o850 3,17 Btater Brothers Superenerhet, Walgreens, Ace Hesdware
Diezert Springs Marketalace ¥ Palrm Desat Ch a2 105,157 97.1%% 224 Beoge (Ralph's) Supsrmaciet, Rite Aid Tharmaey
Renausmance Towne Centre *  ZanDhego Ch E0E 55,07+ 100 0 2,132 CVE Fharmacy
Euclid Flaza *  SanDdego Cd 05202 T4 100 074 1,364 Vallarts Supermarkoet, Walgresns
Seabridge Marketplace *  Ownard Ol [h] Maed 3,75 o0.2% 1453 Bafeway (Wong Superrnarket
Glendom Shopping Tenber * Glendom Ty RN 106,535 514 1121 Alberdsen's Supamarket
Bay Flaza San Dicgo Ch 00512 7338 5. 1% 1453 Beafood City Supermmarket
Cypress Center \West Cypress Ca 122 104,451 o 1,787 Hroger (Ralph's) Supsrmarket, Rite Aid Fharmacy
Redendo Beach Plazy RudendsBaxh Ch, 122802 H R 100.07% 1578 Bafewny (Vons) Superackst, Pelco
Horbor Place Cerdear Garden Greme [ar 12i2en 2 Hize2l 100 0% 1471 A Sapermarked, Ross Dress For Less
Diwnond Boar Town Center Dhamond Bar Oy 2ini: 100,332 100 B4 2086 Mabonal grecery tenant
Eemardo Heghts Flaz Ranche Bamanio Ch o2inaf 3 37,73% 100 s E53  Sprouls Farmers Masket
Diuzmend Hills Flaza Dhmard Bar Ca, 0422013 133,505 100 0 3,204 H-Mark Supemmiarket, Rite Aid Pharmacy
Hmwthome Crosngs Zan Dicgo Oy EZANLE 141,288 B 2550 Mhtsuwa Supermarket, Ross Diress For Less, Staples
Five Points Plaza Hurftmghon Beach Ch [y S 160,206 100 (R4 3367 Trader Joo's, Old Nawy, Pier 1
Pm-.mula}.u_-k@lnoe Hur\‘!ﬁﬁm'Be:ﬂh Ty Lt BT 5418 1000745 7,123 Eroge (_'R:I:ph'g} Suparriiciel
Flaza de la Cadlada La CuiadaFlintndge €A 121303 100,408 100074 2301 Gelsen's Supenmarked, TIMa, Ribe Ard Fhanmacy
Southerm Calilmia Totals LI56482 o8.2%% 45,322

= Il =




Property Portfolio, cont. Quarse e Decomber 31, 085

i Date Owned o
Shopping Centers Clty State  Acquired GLA Leased ABRY  Major Tenants
Povrtland Mefrapolian
WVanecuver hiance Cerfler * Vanceuver Wi, CETI0 113,385 ST 942 Alberlson's Supemmicke.
Hagpy Walley Town Center *  Hagpy Valley OR L O o] 134,606 F51% 3898 Mew Seasons Supermarket
Cragon Ciby Paird * Chegla City QR G410 35,305 S %% =i Startucis, West Coast Banl, FedEx Kinka's
Whlzerwdle Cld Temn Siquare ¥ Whisoow e O aTIE0 48537 100.0%: 1,675 Eroge (Tred M’ey&}w
Cascade Surmmal Town Eqw!e i W=l Lann QR CEEI0 @3.508 100,08 1,473 a2 fe’A‘a:;SL;\mT_ui'.et
Hesitage Marlos Center * Vancouwer Wa DG W07 A6d 981% 1,564 Safeway Supermadeat, Dollae Tees
TDiwazian Crossing ¥ Poctland OF 122210 104,083 S4B 1,050 Ross Dress For Lesy, Rite b Phosmacy
Halsey Crossing * Gredhian OR 12210 PoAzE 5 W T Salewsy Supernazket, Dollar Trea
Hillsboro Marfet Center *  Hillshoro OR 1231 156,021 9T 3% 2,266  Albertson's Supermartet, Dollar Tres, Marshalls
Rebinwood Shepping Center West Linn OR 0&/23132 TO431 06.6% 281 Walerost Waighborhood Market
Fontland Metropolitan Totals YIS GER 96, 3% 1445
Seftle M
herdzan Valley Flaza ¥ Kenl W 020110 51,597 100,05 630 Eroger (QFC) Superrnariet
The barduet at Lake Stevens *  Lake Stevens W G110 T4,150 100.0%4% 1,524  Hapgen Food & Phamacy
Canypeon Park Shopaing Center *  Baothall W oTEen 123,657 10004 L5685 Albertson's Sunermarked, Rite Ald Pharmacy
Hawles Praisie Shoppung Cener *  Lacey WA [=Tiul=lh B 154,781 100.0% 1520 Bafeway Supeamadeet, Doller Tres, Big Lots
The Hress Buildng *  Seaitls Wi GAEN I 13,563 100.0%% 1,783 IGA Supermarket, Tz
Gateway Shooping Center *  bargsville W L n e 104 AT 2,507 WinCoFowds #, Rite A3d Pharmmacy, Ross Diress For Less
Airoes Bquae *  Zhoeeline WA 00212 IE0E0 1000 313 Centeal Supermarket
Canpen: Crogsing Pugpallp WA 415013 120,504 7 3% 2 15%  Bafeway Sumermardeat
Crosaroads Shepping Center Bellevue Wa 20102013 465,533 Q96 8,70 Hroge (QFC) Supermarket, Bed Bath & Beyond, Sperts Athonity
Scattle Metropolitan Totals 120587 B 4% 20,887
TOTAL SHOPPENG CENTERS 57T S5 Se5% 3 100313

CUk dravanl bao aupd (AERT de ezal 3 The arasabio d s aeh st Sor ol hasee ineplice o praiod snd (melnding initiad cach aved foraem base)
(T Theom masdore cowm theiz com epace axd am rot yrarte e ke Comparyr

(3 The Compargranquoed o 0% mierest i Crossroads on Decerdber 23, 2000 und soqreed e meassering 31% 0n Seplenber 17, M1
*Thozs s pragotaes in mime crrtes poal B 40 2013




Top Ten Tenants

Supplemental Divelosure
Quarter Ended Decemiber 31, 2003

Number of Percent of Percent of

Tenant Leases GLA Total Leased GLA ARR Total ABR
1 Safeway Supetrmarket 9 475,182 5% 5,012 5004
2 Kreger Supermarket L] 243,654 4.4%y 3,283 3.3%
3 Rite Aid Pharmacy 10 179,272 3% 2,562 2.6%
4 Marshalls / TIhaxx 5 141,271 2.5% 2224 2.2%%
5 JP Morgan Chase 12 51412 0.9% 1604 1.6%4
6 Ross Dress For Less 4 105,115 1.9% 1,391 1.4%
7 Raley's Supermarket 2 92318 1.7% 1,361 1.4%
2 Walmart Meighborhood Market 3 130,870 2.4% L355 1.3%%
9 Albertson's Supermarket 4 20,4015 3.6% 1,354 1.5%4
10 CWVE Pharmacy <} 72,251 1.3% 1,145 1.1%4
Top 10 Tenants Total 59 1,692,770 30.4% 21,202 21.2%
Other Tenants L0387 3,871,041 69,6% 79,020 T8.8%%
Total Portfolio 1146 5.563.511 100G lﬂﬂg 100,074

= I3 =




Supplemental Divelosure

Lease Expiration Schedule Quarter Buded December 33, 1013

Anchor Fenois™

Numuher of Leastd Percent of ABR Percent of

Leases Expiring™ GLA Total Leased GLA Per Sq. Ff. Total ABR
014 1 19,251 030G £ 12.90 0.2%
015 5 182 445 3304 914 1.7%
2016 g 280,261 500 .52 1.5%
2017 7 09,115 3.5% 5.92 12%a
2018 11 276,252 S005 15352 430
019 o 263,059 4.7% 1445 3.8%
2020 o 303,196 S5% 10.78 3%
021 3 120,129 220% 8.07 1.0%a
022 T 197 051 350 1524 30
2023+ 15 1,099,014 19.8% 1400 153%
5 2,949,773 S3.1%% b 12,53 36 S

Nen-Anchor Tenants

MNumiber of Lensed Percent of ABR Percent of

Leaves Expiring™ GLA Tolal Leased GLA Fer 5q. Fi. Total ABE
014 177 355,739 AL $ 2393 55t
015 169 394355 T.1% 302 0.1%
016 1949 400,569 T 2% 24.77 08y
017 136 434,959 ] 2406 10.B%
2018 147 31531 6.2% 2478 B5%
0 4% 1323099 24% 306 T
2020 19 0,119 1.1% 556 15%
21 27 108,930 200 21.57 2
022 as 129,836 23% 630 3%
023+ 34 249,132 A4 5% B 1 6.1%
1061 2608567 46 9 b 428 G3.1%

Al Tenants

Nuniber of Lensed Percent of ADR Percent of

Leases Expirin o GLA Total Leased GLA Per Sq. Fi. Total ABR
014 174 374,990 6.7% 5 2337 8.7
2015 174 576,798 10.4% 1863 0. 7%
0l 207 680,530 12.1%% 1821 12 4%
017 19% 644,074 11.6% 19.75 12T
2018 158 618 78S 11.1% 20465 12.7%
019 37 395458 T.1% 1733 6.8%
2020 18 353 3LS 6.5% 1323 A4.8%
021 30 229059 4.1% 1463 3%
w2z 42 326,887 S50 1963 A%
2023+ e 1,348,148 2.3 1593 214
1. 146 5,556,540 100.0%% 5 1805 100.0%4

(1) Arschaz & rarkeare basee gl b or geeater Ban 15,000 mpase S1e0
() Doty bl achiige sxe bt of serevalopliors.
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Supplemental Divelosure

Leasi ng S ummdary Quarter Ended December 31, 2013

New Leases
For the Three Monihs Ended December 31, 2013 For the Twelve Months Ended December 31, 2013
MNon-Anchors Anchors Total Mon-Anchors Anchors Total
MNumber of Leases 3 1 3z 108 3 111
Gross Leasable Area (5. 1) 1089641 15,500 124,464 260,489 120,743 391,232
Initial Baze Rent ($/zq. ft) 3 18,68 L 500 5 1608 k1 1988 i .17 b 1597
Tenant Inps ovements (Sisg 11.) i BAT 5 284 3 A0 5 1245 5 3.63 E 0350
Leaging Commdssions (3, L) 3 130 3 - 3 1,06 5 206 H 0.57 5 156
Renewals
For the Three Months Ended Decenber 31, 2013 For the Twelve Months Ended December 31, 2013
Mon-Anchors Anchors Tatal Mon-Anchors Anchors Total
Mumber of Leascs 0 . 0 T - 79
Gross Leasable Area (sq. fi.) Tinad - FrEa 133,176 - 133,176
Initial Base Rent ($/5q. {L) 3 21.480 5 - 5 21,80 5 2517 3 - 5 1517
Tenant Impeovements (Sisg i) § . 5 . 3 - 5 .15 3 - 5 0.15
Leadng Commi sdons (3. f.) 5 = g - g = g . 5 = £ .
Totad
For the Three Months Ended December 31, 2013 For the Twelve Months Ended December 31, 2013
MNon-Anchors Anchors Total Mon-Anchors Anchors Total
Number of Leases 51 1 52 187 3 190
Gross Leasable Area (zq. fi.) 181586 13,500 207086 493,668 130,743 624,408
Initial Base Rent ($/3q, fr.) 3 19.93 3 500 3 1809 5 2238 H 817 5 19,40
Tenan! Inprovements (Sisg 1) 3 508 5 2.84 5 4,81y 5 X2 5 3.63 i G601
Leasing Commissions ($/zq. ft.) 5 078 g - % 0.68 g 1.0 g 0.57 z 098

=I5 =




Investor Information Quarte Euded Decembes 35, 2013
Retail Opportunity Investments Corp. Investor Relations: Transfer Agent:
WWW.roirait.net Ashley Bulot Constance Adams
NASDAQ: ROIC abuloliz@roireit nel ComputerShare
8905 Towne Centre Drive, Suite 108 8582554913 (o) constance adams@@icomputershare. cam
San Diego, CA 92122 T60.688.8647 (¢) 201.680.5258

Research Coverage

Bank of America Merrill Lynch Craig Schrmidt 646.855.3640
Bank of Monireal Paul Adornato 2128854170
Green Street Jason White 949,640 ETE0
1P Morgan Mark Streeter 212.834. 5086
Jannsy Montgomery Scott Michael Gorman 212.665.6224
KeyBanc Capital Marksts Todd Thomas 0173682286
MLV & Co LLC Paul Morgan 4153254187
Raymond James RJ Milligan T27.567.2660

Ratings Agency Coverage
Moody's Investors Service Merrie Frankel 212.553.3652
Standard & Poor’s Rating Services Jaime Gitler 212.438.5049
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