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Item 2.02 Results of Operations and Financial Condition.

On April 30, 2014, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended March 31,
2014. A copy of the earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On April 30, 2014, in connection with this earnings
release, the Company posted certain supplemental information regarding the Company's operations for the quarter ended March 31, 2014 on its website,
www.roireit.net. A copy of the supplemental information is attached as Exhibit 99.2 hereto and incorporated herein by reference.

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

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

99.1 Earnings Release, dated April 30, 2014
99.2 Supplemental Information for the quarter ended March 31, 2014
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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: April 30, 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




EXHIBIT 99.1

Retail Opportunity Investments Corp. Reports Solid First Quarter Results

10.5% Increase in FFO Per Diluted Share
Reaffirms 2014 FFO Guidance

SAN DIEGO, April 30, 2014 (GLOBE NEWSWIRE) -- Retail Opportunity Investments Corp. (Nasdaq:ROIC) announced today financial
and operating results for the first quarter ended March 31, 2014.

HIGHLIGHTS

Net income of $3.3 million, or $0.04 per diluted share for 1Q'14

10.5% increase in FFO () per diluted share to $0.21 (1Q'14 vs. 1Q'13)

$112.1 million in shopping center acquisitions committed year-to-date

4.3% increase in same-center cash net operating income (1Q'14 vs. 1Q'13)
95.9% portfolio occupancy rate at March 31, 2014

92.4% of company's warrants retired to date (remaining warrants expire Oct. '14)
38.2% debt-to-total market capitalization ratio at March 31, 2014

3.4 times interest coverage ratio for 1Q'14

Quarterly cash dividend of $0.16 per share declared

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

Stuart A. Tanz, President and Chief Executive Officer of Retail Opportunity Investments Corp. stated, "We are off to a solid start in 2014.
We are continuing to execute our business plan of broadening our portfolio through acquiring shopping centers in our core, West Coast
markets, and enhancing value through our leasing and management initiatives. Year-to-date, we have secured $112.1 million of shopping
center acquisitions. Additionally, for the ninth consecutive quarter, we posted solid growth in same-center net operating income. We also
executed a record number of leases and achieved solid growth in same-space comparative rents." Tanz also commented, "With our
accomplishments thus far in 2014, together with our acquisition pipeline activity and leasing momentum, we are on track with achieving our
growth objectives for the year."

FINANCIAL SUMMARY

For the three months ended March 31, 2014, net income was $3.3 million, or $0.04 per diluted share, as compared to a net income of $2.3
million, or $0.04 per diluted share for the three months ended March 31, 2013. FFO for the first quarter of 2014 was $16.5 million, or $0.21
per diluted share, as compared to $11.5 million in FFO, or $0.19 per diluted share for the first quarter of 2013, representing a 10.5% increase
on a per diluted share basis. ROIC reports FFO as a supplemental performance measure. A reconciliation of GAAP net income to FFO is
provided at the end of this press release.

At March 31, 2014, ROIC had a total market capitalization of approximately $1.8 billion with $686.1 million of debt outstanding, equating
to a 38.2% debt-to-total market capitalization ratio. ROIC's debt outstanding was comprised of $117.7 million of mortgage debt and $568.4
million of unsecured debt. At March 31, 2014, ROIC had $122.4 million outstanding on its unsecured credit facility. For the first quarter
2014, ROIC's interest coverage was 3.4 times.

ACQUISITION SUMMARY

During the first quarter, ROIC acquired two grocery-anchored shopping centers, in separate transactions, for a total of $69.1 million. To date
in the second quarter, ROIC has acquired a grocery-anchored shopping center for $27.8 million and currently has a binding contract to
acquire an additional shopping center for $15.2 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 92.1%
leased.

Creekside Plaza

In February 2014, ROIC acquired 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.

North Park Plaza

In April 2014, ROIC acquired North Park Plaza for $27.8 million. The shopping center is approximately 77,000 square feet and is anchored
by SF Supermarket. The property is located in San Jose, California and is currently 100% leased.

Aurora Square



ROIC has a binding contract to acquire a shopping center for $15.2 million, located in Shoreline, Washington, within the Seattle
metropolitan area. The property is approximately 66,000 square feet and is contiguous to an existing ROIC grocery-anchored shopping
center, Aurora Square. The property under contract, together with Aurora Square, aggregate 104,000 square feet and is anchored by
Marshall's (shopping center under contract) and Central Supermarket (ROIC's existing shopping center). The combined shopping center is
currently 96.7% leased.

CASH DIVIDEND

On March 28, 2014, ROIC distributed a $0.16 per share cash dividend. On April 30, 2014, ROIC's board of directors declared a cash
dividend of $0.16 per share, payable on June 27, 2014 to stockholders of record on June 13, 2014.

WARRANT UPDATE

During the first quarter of 2014, approximately 0.6 million warrants were exercised, providing ROIC with $7.7 million of proceeds. Thus far
in the second quarter of 2014, approximately 1.5 million warrants have been exercised, providing ROIC with $18.4 million of proceeds.

To date, 92.4% of ROIC's outstanding warrants have been retired, including: approximately 21.1 million warrants exercised (including 18.9
million warrants exercised in 2013 and 2.2 million warrants exercised year-to-date in 2014), providing ROIC with $252.7 million of
proceeds; approximately 16.6 million warrants repurchased by ROIC in 2013, for an aggregate purchase price of $32.8 million; and all 8.0
million founders' warrants exercised on a cashless basis in 2013. ROIC currently has approximately 3.8 million warrants outstanding,
scheduled to expire in October 2014.

2014 FFO GUIDANCE

Based on actual results for the first three months of 2014, ROIC maintains its previously stated guidance that FFO for the full year will be
within the range of $.80 to $0.85 per diluted share, and net income will be within the range of $0.16 to $0.17 per diluted share. For a
reconciliation of GAAP net income to FFO, please refer to the ROIC's press release dated February 24, 2014. ROIC's guidance is based on
numerous underlying assumptions and is a forward-looking statement, as defined elsewhere in this press release.

CONFERENCE CALL

ROIC will conduct a conference call and audio webcast to discuss its quarterly results on Thursday, May 1, 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: 13692665. 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 5:00 p.m.
Eastern Time on May 1, 2014 and will be available until 11:59 p.m. Eastern Time on May 8, 2014. To access the conference call recording,
dial (855) 859-2056 (domestic) or (404) 537-3406 (international) and use the Conference ID: 13692665. 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 March 31, 2014, ROIC owned 56 shopping centers encompassing approximately 6.0 million
square feet. Additional information is available at: www.roireit.net.

"mon "o mon

When used herein, the words "believes," "anticipates," "projects," "should," "estimates," "expects," "guidance" 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.

non

RETAIL OPPORTUNITY INVESTMENTS CORP.
Consolidated Balance Sheets

March 31, 2014 December 31,

(unaudited) 2013
ASSETS
Real Estate Investments:
Land $472,197,953  $ 458,252,028
Building and improvements 967,639,491 914,181,620

1,439,837,444 1,372,433,648
Less: accumulated depreciation 61,691,390 57,499,980
Real Estate Investments, net 1,378,146,054 1,314,933,668
Cash and cash equivalents 12,764,579 7,919,697
Restricted cash 1,583,491 1,298,666
Tenant and other receivables, net 22,781,025 20,389,068
Deposits 25,000 775,000
Acquired lease intangible assets, net of accumulated amortization 52,012,840 55,887,471
Prepaid expenses 1,746,393 1,371,296



33,121,980
3,392,997

Deferred charges, net of accumulated amortization 31,180,178
Other 2,941,098
Total assets $1,503,180,658

$ 1,439,089,843

LIABILITIES AND EQUITY

Liabilities:

Term loan $ 200,000,000 $ 200,000,000
Credit facility 122,450,000 56,950,000
Senior Notes Due 2023 245,925,443 245,845,320
Mortgage notes payable 117,716,265 118,903,258
Acquired lease intangible liabilities, net of accumulated amortization 81,908,906 85,283,882
Accounts payable and accrued expenses 14,557,317 11,923,998
Tenants' security deposits 3,613,634 3,422,910
Other liabilities 13,284,573 11,350,409
Total liabilities 799,456,138 733,679,777
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 73,345,317 and 72,445,767 shares issued and outstanding at

March 31, 2014 and December 31, 2013, respectively 7,328 7,238
Additional paid-in-capital 740,528,002 732,701,858
Dividends in excess of earnings (56,270,812) (47,616,570)
Accumulated other comprehensive loss (9,468,943) (8,969,137)
Total Retail Opportunity Investments Corp. stockholders' equity 674,795,575 676,123,389
Non-controlling interests 28,928,945 29,286,677
Total equity 703,724,520 705,410,066
Total liabilities and equity $1,503,180,658 $ 1,439,089,843

RETAIL OPPORTUNITY INVESTMENTS CORP.
Consolidated Statements of Operations

(unaudited)
Three Months Ended March 31,
2014 2013

Revenues
Base rents $27,536,904  $19,349,561
Recoveries from tenants 7,613,841 4,745,288
Mortgage interest — 204,059
Other income 1,199,391 85,541

Total revenues 36,350,136 24,384,449
Operating expenses
Property operating 6,262,040 4,158,881
Property taxes 3,588,174 2,315,178
Depreciation and amortization 13,364,066 8,881,130
General and administrative expenses 2,560,852 2,767,687
Acquisition transaction costs 217,733 408,836
Other expense (income) 216,830 (31,106)

Total operating expenses 26,209,695 18,500,606
Operating income 10,140,441 5,883,843
Non-operating income (expenses)
Interest expense and other finance expenses (6,874,198) (3,825,151)
Equity in earnings from unconsolidated joint venture — 231,194
Net income 3,266,243 2,289,886
Net income attributable to non-controlling interests (134,558) —

Net Income Attributable to Retail Opportunity Investments Corp. $3,131,685 _ $ 2,289,886

Basic and diluted per share: $0.04 $ 0.04

Dividends per common share $0.16 $0.15




CALCULATION OF FUNDS FROM OPERATIONS
(unaudited)

The following table provides a reconciliation of GAAP net income to FFO.

Three Months Ended March 31,

2014 2013
Net income attributable to ROIC $ 3,131,685 $ 2,289,886
Plus: Real property depreciation 6,692,630 4,248,789
Amortization of tenant improvements and allowances 1,924,011 1,180,376
Amortization of deferred leasing costs 4,747,425 3,451,965
Depreciation attributable to unconsolidated joint ventures — 352,076
Funds from operations $16,495,751 _ $11,523,092

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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Our Company

Retail Opportunity Investments Corporation (Nasdaq:ROIC) is 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 March 31, 2014, ROIC's property portfolio included 56 shopping centers encompassing approximately 6.0 million
square feet. Additional information is available af 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 kmown 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 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 propemies the Company
acquires and their tenants; the Company's relationships with its tenants and their financial condition; the Company’s use of debt as part of its financing
strategy and its ability to make payments or to comply with any covenants under any bomrowings 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 goveming the taxation of REITs). Additional information regarding these
and other factors is described in the Company's filings with the Securities and Exchange Commission, including its most recent Annual Report on Form
10-K and the Company’s Quarterly Reports on Form 10-0. Forward looking statements are based on estimates as of the date of 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 fiurther 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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Balance S heets Quarter Ended March 31, 2014

(e, dollars ik Mrowsands)
As QT
0373114 1231713

ASSETS:
Real egates mvements
Land % 472198 H] 458,252
Building and improvements RET S53% 914 182
Lers accumulated deprecaation and amortization (61,6817 (57,5000

Real Exane frveabes SRt §af 1,378,148 1,314,934
Carh and cash equivalents 13,765 7,220
Restricted cash 1.584 1.29%
Tenant and other recew ables, net 22,781 20,58%
Depomts 23 735
Acquired lease mtanghle assets, net of accunulated amortization 52,013 55887
Prepaid expenses 1. 748 1,371
Deferred charges, net of accumulated amortization 31180 33§22
Other 2941 3393

TOTAL ASSETS 3 1,503,181 £ 1.43%,050
EFABILITIES!
Term loan ] 200,000 ] 200,000
Credit facility 122450 58,950
Senior Motes Do 2023 245,925 245 545
Mortgage notes payable 117716 116,903
Acquared lease mtangble habidities, net of accumslated armortization B1.%0% 85,284
Accounts payable and accrued expenses 14,557 11,924
Tenants' security deposts 614 3423
Other labilitiea 13.265 11.351

TOTAL LIABILITIES TRFASE 733,680
EQUITY:
Camon #ock, $0001 par valee 500,000,000 shares aihorized 7 7
Additional paid-in-capital T40.528 732,702
Dividendr in excess of earnings {58271 (47,617
Accurnulated other comprehensiv e loss (5468 (8,084
Total Retail Opponunity Investments Corp. gockhalders eguly 674,796 676,123
Hon-controllng interests 28,925 25 287

TOTAL EQUITY T03.T25 TO5 410

TOTAL LIABILITIES AND EQUITY § 1,503,181 1 1435050
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Income JStﬂt ements Qmergfded March 31, 2014

(rnoadifed, in thousamds, eveepd per siare amonmis)

Three Months EFnded

033114 03/31713
REVENUES:
Base rents 5 27,537 5 19350
Recoveries from tenants 7.614 4 745
Mo gage inléred - 204
Other income 1,199 &5
TOTAL REVENTES 36,350 24354
OPFERATING EXPENSES:
Property operating s 6,262 H 4,159
Froperty taxes 3,588 2313
Depreciation and amort izafion 13,364 5,551
Ceneral and acdm inisirat ive expenses 2,561 2,767
Agquisition transaction costs 218 409
Other expense (mconme) 217 (31)
TOTAL OPERATING EXPENSES 26,210 18,500
NET OPERATING INCOME 10,140 5854
NON-OPERATING INCOME (EXPENSES):
Interest expense andother finance expenses (6,574) {3,825)
Emity in ¢amings from unconsolidat ed joint venture - 231
TOTAL NON-QPERATING INCOME (EXFENSES) (6,874) (3.504)
NET INCOME H 3,266 5 2,290
NET INCOME ATTRIBUTABLE TG RETAIL QPPORTUNITY INVESTMENTS CORP. 5 3,132 1 2,290
NET INCOME ATTRIBUTABLE TO NON-=CONTROLLING INTERESTS b4 134 5 -
NET INCOME PER C OMMON SHARE - BASIC L] 0.04 H 0.04
NET INC OME PER C OMMON SHARE - DILUTED L3 004 5 .04
Weigh ted average common shares outstanding - basic 72,755 57,373
Weighted average common shares ouistanding - diluted 77,055 60,816
The Compunye Form, 10-Q) for the quariers ended aoeh 51, 2004 and 2003 and Foma 10K for the wear ensded Decerber 51, 2005 shoald be peardl i conpunction with the sbove dbamation m
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Funds From Operations Quarter Endd ek 31, 2014

(rnoadifed, in thousamds, eveepd per siare amonmis)

Three Moniths Ended

03/31/14 03/31/713
Funds from Operations (FFO) ™ ;
Net income altribitable to ROIC for the period -3 3,132 b 2,290
Plus:
Depreciation and amortization expense 13,364 8,881
Depreciation and amortization attribitable to wnconsolidated joint venture - 352
FUNDS FROM OPERATIONS 5 16,496 5 11,523
FUNDS FROM O FERATIONS PER SHARE - BASIC 3 0.23 3 0.20
FUNDS FROMOPERATIONS PER SHARE - DILUTED b 0.21 5 0.19%
Weighted average common shares ont standing - basic 72,755 57,373
Weighted average common shares oul standing - diluted 77,055 60,816
Common dividends per share 5 0.16 3 0.1s
FFO Payout Ratio 76.2% T8.9%
{13~ Fezels froem opmrticne{ FFO, i & widihprecogaiond son (DAKP finascial masem for REIT's that the Comgary & whan corsidemd with Exare il in secoolancy with OAAF, provides sdditional and meefel mears 5 sssee ey Srancisl pesfoemues, FFOi

requenily woed Ty seconies analysis, pevesiors and other inbetested partes 10 evaluaie e performance of REITs, mosi of which prese st FEO along woith i mcors s cakoelaied moaocordase e weth FAAF.
The Coanpuny compries FRD i accomdancs with the “Wiate Puper® on FPO pablahed by the Hitio sl Jesoc it n of Real Estte Dmtonend Trasts {THAREIT™), whick dufines FPO as nat income afrbabble 6 comman shasholden {deinased @ sccordac with TANF) sxchading puins or
loamts o deist msrarioeng and sales of property. phis real exiate oelobed depnrieh n and araorimeteh, and afber adpstis nis foe partrerships and wconso bidsbed o it ventens. The Compary consdess FIO o ros anng ful, sckding sal swapure of o peyating: perfirman e becanse o prsanly
#ucindes e eprmspoos that the valne of e mad estule assets dmmm heg P 1y cver tse and i mry snadyets beve aocepted i as & peribesanoe measms . However, RO

» dons ot mprese d cask o Hom opeeating activities in aceordiecs with GAKF (wiich peneny milecte all cash oS ts o trsmections und other evests in the de termision, of et oo me)), and
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Same-Center Net Operating Income Analysis

(rnoadifed, in thousamds, eveepd per siare amonmis)

MNumber of shopping centers ncluded in same-center analyss (1

Same-center occupancy

REVENUES:

Base rents

Percentage rent

Recoveries from tenants

Other property income
TOTAL REVENUES

OPERATING EXFENSES:

Property operating expenses

Bad delt expense

Property taxes

FTOTAL OPERATING EXPENSES

SAME CENTER NET OPERATING INCOME, CASH

{1 ) Eaome oo i es are defined a5 {hose propertes whach wege owned Baibe entue ol ibe s wend s comparstle pooT ar pemod

)

Three Months Ended

Supplemental Divclosure
Quarter Ended March 31, 2004

03/31/14 03/31/13 Yo Change
42 42
95 1% 894 7% 0.4%
b 16,921 b 16,493 2.6%
111 NIA
5,337 4,475 19.3%
63 216 {70,7%)
22,432 21,184 5.9%
3. 545 3313 T.0%
653 502 30.1%
2,392 2,187 9.4%
6,590 6,002 9.8%
H 15,842 H 15,182 4.3%

(2 5ame onnles cash ol o peting Sxcoo ot baded aoa-caah mvenin Beimd i b s atsaight-Eoe matand amcriisaton of e Stanghka, dettsslaied sxpse and oibes nob-misting e
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Selected Financial Analyses Quarte inded March 31, 2014

(rnoadifed, in thousamds, eveepd per siare amonmis)

033114 133113
Delw covernge mtios, three monte endimg:
Intereat coverage ratio (ERITD Aintareat egranac 3dx 4. 3%
Dbt service coverage (EBITD Adiint erest eop ense + scheduled princp al payments)) - 38x
Het Diebt (Total debt less eash & equavalentsp/Annualized EBITDA 121x 11x
Debweguiy mados, s period sad:
Total debt/total market capitabization 382% 36.3%%
Total debtitotal aquity market capitalization al 9% 37 4%
Total debt/total book asset s 45 6% 432%
Total debt/undepreciated book value " 43 8% 41.6%
Secured debt undepreaated book \-lluetl':' T3% 0%
Mavker caplinlizarion caleulasions, at prdod sad:
Commeon shares oubstanding 73163 P2 A
Waarant s out standing 5303 5843
Clomanon stock price per share -1 1494 5 1472
Warrants price per share 3 2.87 1 292
Common market ety $ 1083 051 £ 1.066.543
Wasrant s mark el ecpaary 15220 17353
Total equity market capitalization 1108271 1.083.805
Total debt andd of penod GRG002 G2 1608
TOTAL MARKET CAPITALIZATION 3 1,794 363 5 1.705.5393
Unavoniod Sondor Note Flnawclal Cirvenavge ™ ¢
Total debt to total assets not to eweed 6090 47 2% 43 2%
Total secured debt to total asset s mot Lo exceed 0% B1% 8%
Total unencumbeared aspets to total unzeamed debt not to beless than 150% 210.8% 23 A%
Consolidated mncome available for debt service 1o imMaest expmee not 1o beless than 1 .5:1 4.0 4.3

{1} Exclindes scrupalated de pre cia hion om0 peratig ase s
(23T Comgany oo mpieted 4 angand bood s ca Deciabir 9, 2013




Supplemental Divclosure

Summary of Debt Qutstanding Quarte inded March 31, 2014

(ronodifed, dollars fn frousads)

Oratstanding GAAP Maturd ry Percent of
Balance Interest Rate Interesti Rate Date Total Indebitedness
Fixed Rate Debiz
Euclid Plaza 5 2,116 5.1% 3.8% 11/01:14 1.1%
Country Club Gate 12,172 5.0% 4,28, 010115 1.8%
Benaissance T owne Center 16417 1% 4.8% 0601715 2.4%
Crossonds 49,211 6.5% 3.0% 090115 7.2%
Gateway Village IT1 T343 6.1% 4.8% 070116 1.1%
Bemardo Heights 2,706 5.T% 3.3% 071117 1.3%
Santa Teresa Village 10,984 6.2% 3.3% 020118 1.6%
Senior Unsecured Notes 250,000 5.0% 5.2% 1271523 36.5%
Interest Bate Swaps 75,000 3.0% 3.9% Various 10.9%
Total Fixed Rate Debit 5 437,949 5.1% 4.6% 63.9%
Variable Rate Deba:
Credit Fality 5 122 A50 1.3% 1.3% 082917 17.9%
Term Loan Facility 200,000 1.5% 1.5% 082917 19.1%
Interest rate swaps (75,000
Total Variable Rate Debi: 5 247,450 1.4% 1.9% 36.1%
TOTAL DEBT 5 GES 309 3.7 3.6% 100.0%
Net mamortized premiums on mortgages 4,767
HNet mamortized dscount on notes (4,075)
TOTAL DEBT - NET 3 686,091
Principal Maturities Summary of InencumberedEncombered Propertics
Unsecured Senior #afl
Principal Principal Principal due e dit Unsecured Percentage of Froperiies GLA By
Maturities Amortiz ation at Maturity Facilities Notes Total Diebt Maturing Un encumbered a9 5,110,163 24 9%
7014 g 1495 % 2007 % S . 8 9502 1.4% Encumbered 7 934,570 15.5%
2015 1,255 T6,012 . . 7267 11.2% — et —
2016 463 7120 - - 1.583 1.1%
2017 361 a,09% 3224350 33010 43.3%
2018 42 10,094 - 10,137 1.5%
2023 - - - 250,000 250,000 36.5%
3 36l 3 109,332 % 322450 § 250,000 % 685 3599 100,046

Meat unamoriazed premnem: on morlgages 4747

Het vnamortized discoumt on notes (4,07 5)

AT | M el B




2014 Property Acquisitions

Supplemental Divclosure

Quarter Ended March 31, 2004

(o lvors i Biowsonds)
Date % Purchase
Shopping Centers Location Aequired Owmed Amount GLA
192014
Tigand Marketplace Tigard, OF 02118714 100.0% b3 15,125 136,889
Creekade Plaza Poway, CA 02128014 100.0% 43,975 128,852
9,100 265,741

Total 10 2014

= If =




Pf‘ﬂp erty P artf G‘H 0 Qmmﬂm 31, 2004

(ebo Mars i B s omds)
Dare Owmied %
Shogging Centers Ciy _State  _Acouired ___GLA  _ Lemed  __ABR'  Major Tenams
Northarm Califomia
Herwood Siopping Center N Sacramnento CA 040810 5851 wmoms % Lilé  Miva Sipemmarket, Rite Aid Phamacy, Citi Trends
Pleasant Hill Marketplace o Pleasant Fl CA D4M0EN0 69,715 oo s 1,543 By Bay Baby, Office Depot, Basset Farnstore
Finole Vita Hopping Centes * Pinsle CA a1meni 165,025 g4 1,770 Kmat, SweMast (Lucky) Supermarket @
Mills Bhoppng Center . Bancho Cordova Ch o217l 23%,0%1 T5. %% 1,767 Warshouse Markety Dollar Tree
Moruds Ramch o Rockion Ca LU LR 100342 (LN 2194 Raleys Bapermirket
Comtry Club Gate Center 2 Pacsfic Growve A aTas 10%,331 L] 1,762 ZgweMart (Lucky) Sopermarket, Bite Aid Phasmacy
Found Hill Spsmse Shopping Center : Zephyr Cove HV 08z 115,984 906 1,75% Safeway Bpermarket, USPostal Srvice
Mxlin Cove " Fomer City CA 054112 T3 186 Inouirg 1,775 59 Fanch Markst
Green Valley Sakion o Cameron Pak CA 06115712 52,245 B2ms T80 VS Fharmacy
The Village & Hovato =, Mowato CA O7iz4i12 20,043 90.6% L0 Trader Joe's
ZSanta Teresa Village ¥ Em Jor= CA 11men2 125,162 97.6% 2,244 Faleys (Hob Hell) Supermarket
Gramada Shopping Center Livermore CA 0673 69,325 JLIR £0% SaweMart (Lucky) Supermarket
Coumntry Club Villasge S Ramon CA 1142603 111,172 3.8 1,785 Wamat Haghborhiood Maket, CVE Pharmecy
Morthern California Totals 1,240,362 P24% -] 19,7909
Eoudrem Calffarmia
Paramount Flaza i Paramomt CA 12/22/09 95,062 T2 T |3 1,156 Fate Asd PFharmacy, T Maxx
Santa Ana Downtowe Plaza " Santa Ana CA @120 108,305 1ooms 1,587 Kroger (Foodd Less) Spermarket, Massballs
Clremont Promenade N Claremont CA 08{2310 81,529 LR 2,040 Sper King Supermarket
Sycamore Creek o Coreaa CA 283010 T4, 198 957 1,572 Safewny (Vond) Spermarket, CVEFharmacy B
Gabewsy Village " Chizmo Halla CA 12T 98,959 LIE 2,609 Spaouts Famners M ket
Mark=tplace Del Fuo " Oieaamside CA 013N 177, 1%6 By 5 3,003 Stater Brothers Bpermaricet, Walgrems, Ace Hardware
Desert Springs Marketplace *  Palm Desnt CA 021701 105,157 97.1% 2244 Kroge (Ralph's) Spermarket, Fite Aid Pharmacy
Renmgmnoe Towse Centre " S Daego ChA Q8RN 53074 ino s 2033 COVEPhamacy
Euclid Flaza a San Duego CA 03Nz T7.044 L1 1,184 Villsta Ipemmaket, Walgresns
Seabridge Murketplace ¥ Crmard CA LT AT ] 93,784 94 s 1,444 Safewy (Vors) Supermarkst
Glendora Shopping Center 1 Hendora CA 0BMD112 104,535 Lk 1,008 Albertson’s Spemmarket
Bay Plaza ot S Caego CA 1nfsnz 73324 95.1%% 1,653 Sealood City Sepermacket
Cypress Center Weat * Cyprem CA 1ie2 104451 97 5% 1797 Keoger (Ralph'y) Spermarket, Rite Ald Phasmacy
Redondo Beach Plaza . Eedondo Beack CA 12/x8N2 110,508 oS 1,908 Safeway (Vons) Supermarket, Petco
Harhor Place Center A, Gardan Grove CA 12izena 119,321 (LN L4771 AA Bupermarket, Ross Dress For Less
Cremond Bar Town Center Disnond Bar CA a3 100,342 100 w4 2,086 Haiond grocery tenast
Bernardo Heights Plaza Bancho Barmarda CA 02M4n3 T2 oo s 553 Sprouts Farmners Market
Crmenond Hills Flaza Drimnond Bar CA o4z 139,505 0 i 3,204 H-Mast Supemarket, Fite Aid Phamacy
Hamthorne Crosangs Zan Cuego Cih [l T 141,288 100rEs 3,080 Metawa Supermarket, Ross Dress For Less, Staples
Five Points Plaza Huntmgton Beach CA ORETN3 160,906 (LN 3,367 Trader Jo's, Old Hary, Pier |
Preaansda Masketplace Hintington Bewch ca g asald 10 FAFE] Eroger (Ralph's) Spermarket
Plars & la Calada La Cafiada Flintridge Ch 121313 100,408 [T 2.1 Gelson's Spermarket, T Masx, Rite Aid Pharmacy
Credinde Flaza Poway CA D2ZEN4 128852 (LN 2625 Sater Brothers Bpermakeet, DupPlex Theatre
Souihern California Totals 2385 354 Db fi%e 5 47,115

= II =




emental Dixelosure

Pf‘ﬂp erty P artf Gh. o, C ont. Qmm.wm 31, 2004

(o lvors i Biowsonds)
Drate Cromed L]
[11]
Sl Centers ity State Acaqiired GLA Leased ABR Misjor Tenants
Poveland M erapalioom
Vancouver Markst Center ' Vancowrer WA D& T 018,385 6% i 47 Albertzon's Ripermarket
Happy Valley Town Center . Happy Valley OR 0Tr14r10 138,696 LAY 3,033 Hew Bemons Supermarkost
Oregon Oty Pomt ' Oregon Caty OR 0714710 35,305 F24% Exl) Fartucks, West Coant Bank, FedEx Fanke's
Wilzenwille Old Town Sgaxre L Wilsznwille oR aInsng 45,937 100.0% 1475 Kroges (Fred Meyer) #
Cascade Sumenit Town Square r Wert Limn OR 032010 93,508 1000 1,473 Salewny Spermarket
Merit age Market Center . Vancowver WA bazan0 10T 488 28.1% 1,584 Safevay Spermarket, Dollar Tree
Lwizmon Crosang L Paortland OF 122310 B04,088 BE I 1,077 Foes Dress For Less, Rite Asd Pharmacy
Halsey Crossng p Cresham OR 1222110 99428 95.9% 750 Safeway Spermarket, Dollar Tree
Fllrboro Market Center "' Hillgtore OR 112311 154,021 5% 2,166 Alberteon’s Apermarket, Dollar Tree, Marchalls
Robizwood Shopping Center West Linin OR 08723013 70,831 P45 381 Walmest Neighborhood Marks
Tugard Marketplace Tigard OR 02713714 136,839 FLI% 1,767 H-Mart Supermarkes, Bu-Man Pharmcy
Paortland Metrepolitan Totals 1,112 247 MWl % 16,319
St Mmorpolisan
Meridian Villey Flaza * Kt WA 2110 51,557 LI | 630 Kroger (QFC) Spermarket
The Market al Lake Revemi b Lake R event WA 030 74,130 [T 1.324 Haggen Food & Phamacy
Canyon Pak Shopping Center L Borhel WA 0F2eN 1 [EEN Pyl 100 s 1,565 Albemaon's Depesmagiet, Rite Aid Phamacy
Hamkes Praine Sheppang Center s Lacey WA (ENEY 154,781 100 s 1,220 Safeway Spermarket, Dollar Tree, Big Lots
The Kress Buldng " Sxattle WA HERIEY 13,583 1004 1,793 1GA Spermarket, TIMan
Cateway Shopping Center ' Maryswille WA D2r14m2 106, 104 T 2,507 WinCo Foods® Fute Aud Pharmacy, Ross Dress For Less
Auzoda Squace b Sharelane WA 0522 33.030 L0 313 Central Bupermarket
Canyon Crosang Puyallep WA D453 20,510 ET.3% 2,153 Sabewey Bgpermake
Crozroads Shepping Center Bellewae WA 200042003 463,538 929.2% 8713 Kroger (QFC)H Supermarket, Bed Bah & Bevond Sports Athonty
Seantle Metropolitan Totals 1,202 8810 =% 5 0,834
TOTAL SHOPPING CENTERS 6,044,733 Dip%e  § 104,066

(Vb dunavaal Base qund (AER") a2 ecrual 8 The wnavaabioed < ah read for oll basme in-plice 8 pooicd e (mcloding Dt cash oend oo zew ).
(2 Theem s cwn theiy com epuce axc am no | berante o the Companyr
*Dhemoies peojperites i sy cenier pool e 1Q 2014




Top Ten Tenants

Supplemental Divclosure
Quarter Ended March 31, 2004

Number of Percent of Percent of
Tenant Leases GLA Total Leased GLA ABR Total ABR
Safeway Supermarket 475,182 82% § 5012 4.8%
Kroger Supermarket 243,634 4.2% 3,283 3.2
Rite Aid Pharmacy 10 179,272 3.1% 2,562 2.5%
Marshalls / TIM axx 141,271 24% 2,224 2.1%%
JP Morgan Chase 12 51,412 0.9% 1606 1.5%
H-Mart Sopermarket 2 104,400 1.8% 1,498 1.4%
Ross Dress For Less 4 105,115 1.8% 1,391 1.3%
Raley's Supermarket 2 %2318 1.6% 1,361 1.3%
Walmart Neighborhood M arket 3 130,870 2.3% 1,355 1.3%
Albertson's Supenmarket 4 201,445 3.5% 1,354 1.3%
Top 10 Tenants Total 57 1,724,919 298% S 21,643 20.5%
Other Tenant s 1,134 4,074,908 T0.2% 82,421 79.2%
Total Portfolio 1.191 5.799.827 100.0% & 104,066 100.0%%

=13 =




Lease Expiration Schedule

Anchor Tenanty @

2014
2015
26
017
208
e
2020
2021
2022
2023+

NovAdmehor Temants

24
205
2016
7
2M8
2019
2020
2021
2022
2003+

AN Tenamiz

HNumbae r of

Leases g:_ir.ing“'

P -
Bl wwowe b < ww-—

1,181

(11 Aoz brranks v leases gl % or geeater Ban 15,000 mymee St

() Doootes it i imt i o b mrwmn o ptions

Loased

G
12,251
152,445
280,261
209,115
BE2, 085
263,059
30E, 196
120,129
236,431
1,105, 102

1,102,102

Loased

GLA
240,793
419,313
411,869
455,363
35025
212,625
0,119
1193
129,836
270,081
2,697,725

Leased

S < ¥

260,044
601,758
651,930
675,478
737,11
475,654
363,315
232,060
386,287
1,370,785

5,709,807

=14 =

Percent of

Total Leased GLA

0.3
3%
485

Fercent of

Total Leased GILA

4 P
1.2
T.1%
B
654
I
1.0
1.9
2. 2%
4.5

£

PerSg Pt

1250
ER L
52

1425
1445
mn7E

g207
1432
1382

1244

FPerSq Fi

22463
2338
2503
251
499
2330
2556
2219
2630
2412

24 29

&

upplemental Dixelosure
Quarter Ended March 31, 2004

Percent of
tal
554
11.08%
123%
13084
14 2%%
LY
4 £5%
33
GEM
20 8%
10008




- ¥ Supplemental Divclosure
LEﬂSIﬂg bu mmary Quarter Ended March 31, 2014
New Leases
For the Three Months Ended March 31, 2014
Non-Anchors Anchors Total
Number of Leases 21 - 21
Gross Leasable Arca(sq. ft.) 45,826 - 45826
Initial Base Rent ($/sq. fi.) b 16.07 b} - 5 16.07
Tenant Improvemnents (3/sq. fi.) b3 622 g - b 6.22
Leasing Commissions ($/sq. fi.) 5 1.83 s - b3 1.83
Renewals
For the Three Months Ended March 31, 2014
Non-Anchors Anchors Total
Number of Leases 37 - 37
Gross Leasable Arca(sq. ft.) 77450 - 77450
Initial Base Rent ($/sq. fi.) b 2407 g - b 24.07
Tenant Improvements ($/sq. fi.) 5 - b3 - 5 -
Leasing Commissions ($/sq. fi.) b3 - s = § =
Toral
For the Three Months Ended March 31, 2014
Non-Anchors Anchors Tuotal
Number of Leases 58 - 58
Gross Leasable Area(sq. ft.} 123,276 - 123,276
Imitial Base Rent ($/sq. fl.) b 2110 s - 5 21.10
Tenant Improvements ($/sq. fi.) $ 2.31 3 = b 2.31
Leasing Commussions (3/sq. fi.) b 068 s - b 0.68

e | M




Investor Information Quartr Endd Siarch 3, 014
Retail Opportunity Investments Corp. Investor Relations: Transfer Agent:
WWW.roireit.net Ashley Bulot Constance Adams
NASDACGQ: ROIC abuloti@roireit.net Computer Share
8905 Towne Centre Drive, Suite 108 8582554913 (o) constance adams(@ computershare. com
San Diego, CA 92122 760.688.8647 (c) 201.680.5258

Research Coverage

Bank of Amernica Merrill Lynch Craig Schrmidt 646.855.3640
Bank of Montreal Paul Adornato 212.885.4170
Green Street Jason White 0949640 8780
J.P. Morgan Mark Streeter 212.834.5086
Janney Montgomery Scott Michael Gorman 212.665.6224
KeyBanc Capital Markets Todd Thomas 017.368.2286
MLV & Co LLC Paul Morgan 415.325.4187
Raymond James RJ Milligan 727.567.2660

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

R | M



