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Item 2.02 Results of Operations and Financial Condition.

On October 31, 2013, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended September
30, 2013. A copy of the earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On October 31, 2013, in connection with this earnings
release, the Company posted certain supplemental information regarding the Company's operations for the quarter ended September 30, 2013 on its website,
www.roireit.net. A copy of the supplemental information is attached as Exhibit 99.2 hereto and incorporated herein by reference.

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

Item 9.01 Financial Statements and Exhibits.

(d Exhibits.

Exhibit Ne. Description

99.1 Earnings Release, dated October 31, 2013
99.2 Supplemental Information for the quarter ended September 30, 2013
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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: October 31, 2013 By: /s/ Michael B. Haines
Michael B. Haines
Chief Financial Officer

RETAIL OPPORTUNITY INVESTMENTS PARTNERSHIP, LP

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

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

Dated: October 31, 2013
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EXHIBIT 99.1

Retail Opportunity Investments Corp. Reports Strong Third Quarter 2013 Results

SAN DIEGO, Oct. 31, 2013 (GLOBE NEWSWIRE) -- Retail Opportunity Investments Corp. (Nasdaq:ROIC) announced today financial
and operating results for the three months ended September 30, 2013.

HIGHLIGHTS

Net income of $25.3 million, or $0.34 per diluted share for 3Q'13

Funds From Operation (FFO) of $35.4 million, or $0.48 per diluted share(V for 3Q'13
$153.7 million of shopping center acquisitions completed in 3Q'13 ($368.0 million YTD)
5.6% increase in same-center cash net operating income (3Q'13 vs. 3Q'12)

95.3% portfolio occupancy at September 30, 2013

33.0% debt-to-total market capitalization ratio at September 30, 2013

4.5 times interest coverage ratio for 3Q'13

Extends, expands & lowers borrowing costs of unsecured debt facilities

87.3% of the company's total outstanding warrants retired to date

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

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

Stuart A. Tanz, President and Chief Executive Officer of Retail Opportunity Investments Corp. stated, "2013 is shaping up to be one of the
strongest years on record for the company, as we continue to advance our business across all fronts. Thus far in 2013, we have acquired
$368 million of grocery-anchored shopping centers, enhancing our presence in each of our core West Coast markets. We are also capitalizing
on the strong demand for space across our portfolio. During the third quarter we increased our overall portfolio occupancy to a high of
95.3% and achieved a solid, 5.6% increase in same-center cash NOI. Additionally, in light of being awarded investment grade ratings earlier
this year, we recently expanded, extended and lowered the borrowing costs on our unsecured debt facilities." Tanz added, "Looking ahead,
we are excited about finishing the year strong and look forward to continuing to take our business to new heights in 2014."

FINANCIAL SUMMARY

For the three months ended September 30, 2013, net income attributable to common stockholders was $25.3 million, or $0.34 per diluted
share. FFO for the third quarter of 2013 was $35.4 million, or $0.48 per diluted share. Included in net income and FFO 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, ROIC held a 49% unconsolidated joint venture interest in
Crossroads. For the nine months ended September 30, 2013, net income was $30.0 million, or $0.44 per diluted share. FFO for the first nine
months of 2013 was $59.6 million, or $0.87 per diluted share. ROIC reports FFO as a supplemental performance measure. A reconciliation
of GAAP net income to FFO is provided at the end of this press release.

At September 30, 2013, ROIC had a total market capitalization of $1.52 billion with $501.7 million of debt outstanding, equating to a 33.0%
debt-to-total market capitalization ratio. ROIC's debt outstanding was comprised of $126.9 million of mortgage debt and $374.8 million of
unsecured debt, including $174.8 million outstanding on its unsecured credit facility. For the three months ended September 30, 2013,
ROIC's interest coverage ratio was 4.5 times.

In September 2013, ROIC amended its unsecured revolving credit facility, modifying certain key terms, including: (1) increasing the
borrowing capacity from $200 million to $350 million; (2) increasing the accordion feature, allowing the company to expand the borrowing
capacity of the facility by another $350 million, subject to commitments and other conditions; (3) extending the maturity date to September
2017; and (4) lowering the interest rate spread to 110 basis points over LIBOR.

INVESTMENT SUMMARY

During the third quarter 2013, ROIC acquired three grocery-anchored shopping centers in separate transactions, totaling $153.7 million.
Subsequent to the third quarter, ROIC acquired one grocery-anchored shopping center for $32.5 million. Year-to-date, ROIC has acquired 10
grocery-anchored shopping centers in separate transactions, totaling $368.0 million.

Robinwood Shopping Center

In August 2013, ROIC acquired Robinwood Shopping Center for $14.2 million. The shopping center is approximately 71,000 square feet
and is anchored by a new WalMart Neighborhood Market. The property is located in West Linn, Oregon, within the Portland metropolitan
area and is currently 95.6% leased.

Crossroads Shopping Center

In September 2013, ROIC acquired the remaining 51% interest in Crossroads Shopping Center for $87.1 million. ROIC had previously
acquired a 49% interest in the property in December 2010. The shopping center is approximately 464,000 square feet and is anchored by
Kroger (QFC) Supermarket, Sports Authority and Bed, Bath & Beyond. Crossroads is located in Bellevue, Washington, within the Seattle
metropolitan area and is currently 99.5% leased. ROIC funded its acquisition of the remaining 51% interest through the assumption of an
existing $49.6 million mortgage and the issuance of $37.5 million in ROIC common equity to the prior 51% owner in Crossroads, in the
form of approximately 2.6 million operating partnership units, based on a value of $14.25 per unit.



Five Points Plaza

In September 2013, ROIC acquired Five Points Plaza for $52.4 million. The shopping center is approximately 161,000 square feet and is
anchored by Trader Joe's. The property is located in Huntington Beach, California, in the heart of Orange County and is currently 100%
leased. ROIC funded the acquisition in part with the issuance of $8.8 million in ROIC common equity in the form of approximately 0.7
million operating partnership units, based on a value of $13.57 per unit.

Peninsula Marketplace

In October 2013, ROIC acquired Peninsula Marketplace for $32.5 million. The shopping center is approximately 95,000 square feet and is
anchored by Kroger (Ralphs) Supermarket and CVS Pharmacy. The property is located in Huntington Beach, California, in the heart of
Orange County and is currently 100% leased.

CASH DIVIDEND

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

WARRANT UPDATE

To date, 87.3% of ROIC's total outstanding warrants have been retired, including: 18.6 million warrants exercised, including 0.2 million
exercised during the third quarter 2013, providing ROIC with $222.8 million of proceeds; 16.6 million warrants repurchased by ROIC,
including 0.7 million repurchased during the third quarter, 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 6.3 million warrants outstanding, scheduled to expire in
October 2014.

2013 FFO GUIDANCE

Based on ROIC's actual results for the first nine months of 2013, and taking into account the warrants retired to date, ROIC currently
estimates FFO for the full year 2013 will be within the range of $1.03 to $1.05 per diluted share and net income will be within the range of
$0.47 to $0.49 per diluted share. ROIC's guidance does not incorporate any assumption regarding its remaining outstanding

warrants. ROIC's management will discuss the company's guidance on its October 31, 2013 conference call.

CONFERENCE CALL

ROIC will conduct a conference call and audio webcast to discuss its quarterly results on October 31, 2013 at 12:00 p.m. Eastern

Time. Those interested in participating in the conference call should dial (877) 312-8783 (domestic), or (408) 940-3874 (international) at
least ten minutes prior to the scheduled start of the call. When prompted, provide the Conference ID: 44426623. A live webcast will also be
available in listen-only mode at: www.roireit.net. The conference call will be recorded and available for replay beginning at 4:00 p.m.
Eastern Time on October 31, 2013 and will be available until 11:59 p.m. Eastern Time on November 7, 2013. To access the conference call
recording, dial (855) 859-2056 (domestic), (404) 537-3406 (international) and use the Conference ID: 44426623. The conference call will
also be archived at: 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 September 30, 2013, ROIC owned 51 shopping centers encompassing approximately 5.5
million square feet. Additional information is available at: www.roireit.net.

"mon "o

When used herein, the words "believes," "anticipates," "projects," "should," "estimates," "expects," and similar expressions are intended to
identify forward-looking statements with the meaning of that term in Section 27A of the Securities Act of 1933, as amended, and in Section
21F of the Securities and Exchange Act of 1934, as amended. Certain statements contained herein may constitute "forward-looking
statements" within the meaning of the Private Securities Litigation Reform Act of 1995. Such forward-looking statements involve known and
unknown risks, uncertainties and other factors which may cause the actual results of ROIC to differ materially from future results expressed
or implied by such forward-looking statements. Information regarding such risks and factors is described in ROIC's filings with the SEC,
including its most recent Annual Report on Form 10-K, which is available at: www.roireit.net.
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RETAIL OPPORTUNITY INVESTMENTS CORP.
Consolidated Balance Sheet

September 30,2013 December 31,

(unaudited) 2012
ASSETS
Real Estate Investments:
Land $ 374,112,312 $ 283,445,257
Building and improvements 886,635,954 588,248,338
1,260,748,266 871,693,595
Less: accumulated depreciation 49,725,821 32,364,772

1,211,022,445 839,328,823
Mortgage note receivable — 10,000,000



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

Cash and cash equivalents

Restricted cash

Tenant and other receivables

Deposits

Acquired lease intangible assets, 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 intangible liabilities, 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 72,062,585 and 52,596,754 shares issued and

outstanding at September 30, 2013 and December 31, 2012
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 Statement of Operations

(unaudited)

Revenues
Base rents
Recoveries from tenants
Mortgage interest
Other income
Total revenues

Operating expenses
Property operating
Property taxes
Depreciation and amortization
General and administrative expenses
Acquisition transaction costs

Total operating expenses

Operating income

Non-operating income (expenses)

Interest expense and other finance expenses
Gain on consolidation of joint venture

For the Three Months Ended

— 15,295,223
1,211,022,445 864,624,046
9,834,336 4,692,230
1,977,552 1,700,692
16,665,091 12,455,190
1,000,000 2,000,000
44,206,512 41,230,616
523,510 1,245,778
24,963,685 21,623,474
2,417,373 1,339,501

$1,312,610,504

$ 950,911,527

$ 200,000,000

$ 200,000,000

174,750,000 119,000,000
126,910,642 72,689,842
58,436,655 57,371,803
13,273,033 6,468,580
3,242,511 2,336,680
16,580,673 26,502,551
593,193,514 484,369,456
7,200 5,260
738,388,601 523,540,268
(40,496,143)  (38,851,234)
(9,953,654)  (18,154,612)
687,946,094 466,539,682
31,470,896 2,389
719,416,990 466,542,071

$1,312,610,504

$ 950,911,527

For the Nine Months Ended

September 30, September 30, September 30, September 30,

2013 2012 2013 2012
$20,686,688 $15196,646 $60,197,590 $ 42,734,688
5,330,339 3,343,541 15,549,716 9,427,763
204,961 189,995 617,217 901,645
925,454 159,092 1,229,575 591,234
27,147,442 18,889,274 77,594,098 53,655,330
4,963,809 3,072,670 13,204,316 9,324,140
2,795,468 1,781,639 7,893,452 5,115,361
9,755,321 7,070,557 27,813,157 20,737,917
2,526,312 3,699,852 8,175,994 8,716,378
641,224 194,191 1,569,592 947,404
20,682,134 15,818,909 58,656,511 44,841,200
6,465,308 3,070,365 18,937,587 8,814,130
(3,703,556)  (3,094,023)  (10,974,103)  (8,144,879)
20,381,849 2,144,696 20,381,849 2,144,696



Gain on bargain purchase

— 3,864,145

Equity in earnings from unconsolidated joint ventures 2,118,501 497,311 2,389,937 1,481,132
Interest income 189 419 1,448 11,280
Income from continuing operations 25,262,291 2,618,768 30,736,718 8,170,504
Loss from discontinued operations — — (713,529) —
Net Income Attributable to Retail Opportunity Investments Corp. __$25262,291 _ $2,618,768 _ $30,023,189 __ $8,170,504
Net income per share - basic:
Income from continuing operations $0.35 $0.05 $0.47 $0.16
Loss from discontinued operations — — (0.01) —
Net income per share $0.35 $0.05 $0.46 $0.16
Net income per share - diluted:
Income from continuing operations $0.34 $0.05 $0.45 $0.16
Loss from discontinued operations — — (0.01) —
Net income per share $0.34 $0.05 $0.44 $0.16
$0.15 $0.14 $0.45 $0.39

Dividends per common share

CALCULATION OF FUNDS FROM OPERATIONS
(unaudited)

Net income for period
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

For the Three Months Ended

For the Nine Months Ended

September 30, September 30, September 30, September 30,

2013 2012 2013 2012
$ 25,262,291 $2,618,768 $ 30,023,189 $ 8,170,504
5,099,480 3,358,925 14,016,786 9,637,979
1,280,784 964,039 3,668,635 2,824,173
3,375,057 2,747,593 10,127,736 8,275,765
354,431 513,285 1,059,761 1,725,522
— — 713,529 —
$35,372,043  $10,202,610  $59,609,636  $ 30,633,943
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3rd Quarter 2013
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Supplermenial Discloswre

0 ve rvie W Quarter Ended September 30, 2043

Our Company

Retail Opportunity Investments Corporation (Nasdag:ROIC) is a fully integrated. self-managed real estate investment trust. ROIC specializes in the
acquisition, ownership and management of necessity-based community and neighborhood shopping centers, anchored by national or regional
supermarkets and drugstores. At September 30, 2013, ROIC’s property portfolio included 51 shopping centers encompassing approximately 5.5 million
square feet, Additional information is available af Weww roqreit net

Forward Looking Information

Certain information contained herein may constitute *forward-looking statements” within the meaning of the Private Securities Litigation Reform Act of
1995, Such forward-looking statements involve known and unknown risks, uncerainties and other factors which may canse the actual results,
performance or achievements of the Company to be matenally 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 (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 markeis 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 enfer into new leases or to renew leases with existing tenanis at the propemies at favorable rates: the
Company's ability to anticipate changes in consumer buying practices and the space needs of tenants; the competitive landscape impacting the properties
the Company acquires and their tenants; the Company's relationships with its tenants and their financial condition; the Company's use of debit as pan of
its financing strategy and its ability to make pavments or to comply with any covenants under any borrowings or other debt facilities; the level of the
Compamy's operating expenses, changes in interest rates that could impact the market price of the Company’s common stock and the cost of the
Company's borrowings, and legislative and regulatory changes {including changes to laws governing the taxation of REITs). Additional information
regarding these and other factors is described in the Company's filings with the Securities and Exchange Commission, including its most recent Anmmal
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 finther 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 tut not

limited 1o, the Company's Form 10-0s filed quarterly and Form 10-Ks fled anmually. Additionally, the enclosed information does not purpon (o
disclose all items under generally accepted accounting principles (“GAAP™).
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Supplermenial Discloswre

Balance S heets Quarter Ended September 30, 2013

(nmanditest, dolars fn Browsands) Ar Of

[ ] 0650115 IEFLAS ) e B e

ASKETE

Feal emate inmesiments

Land 3 a2 3 328,053 1 57T § 263,445
Buildings and improvements EEf,636 731,599 S1T.102 5EB, 148
Loess: aocinmalated depreciaiion and smorlizalion 49,726 (43371} (ITESL 31365
1,006,581 ETSALE 30,310
Muggage sobes meeivEEle 4 10,28 10,000
[zrestment in and advances 10 wnconsclidated joint venhares - 15,587 15,108
Renil Exiate Tnvestoenss, met 1210022 1031442 B64,624
Cach and e sqavalents PEH L3 ] 6,308 4.697
REeanceed cazh 1. 2080 1,380 1.0
Terant and otéer receiiahle: 16,665 15,009 13573 12455
Teeposits 1,000 2150 2,000 2,000
Aoquired lease miangihle assets, net of acoamdaled amotzation 44107 42,300 40,345 41,731
Frepaid epenses 14 a0 1,000 1,46
Creferred ciarges, et o ancumulaied antalion 34,964 343 375 11,623
Crther azasts 2AEY 2008 249 1.40
TOTAL ASSETS $ 1312811 $  1.136.38] i PRz T3 b3 950,912
LIABILITTES:
Tesm lean ¥ 200,000 ¥ 00 noo i 200,000 % 200,000
Credit fdlity 174,750 105,150 1&000 119,000
Morgage eobes payabie 126,011 En,143 E1T3% 73,608
Aoquired lease miangihies hatilities, pet of accumiated amortsation 58,437 ETAZS T 57172
Accounts pagable and acenesd eRpenies 13,473 s 3,500 64400
Temants' pecaty deposils ke ¥ 3083 1418 .33
Oither Liabikilies 16,581 16005 2387 16,303
TOTAL LIASILITIES 553,104 468811 3ET.142 454368
E{MNUTY:
Commen stock, §.0001 par value 500,000 000 shares anthonzed p 7 Y £
Additional paud in-capital TIE,380 711675 BEE,H 2 523,540
Crgealative danbulicga o encess of ne snoome 40,406y 154 200) (46 4L6) E8,a51%
Accumuiated gther comprehensive loss {9,954) (B,TIY) (16634 (18,155
Total Retail Opgeortunily investanents Conp Aocidolders' sguty 05T 540 458 n63 % 220 466,540
Hencontrolling steresis 11,471 1 1 rd
TOTAL EQUITY T84T #3817 Gl 221 466,542
TOTAL LFABILITTES ANE EQUATY b} 1313801 §  1,134.881 ] PRI b pE0,912

The Comganys Feam 10 for ihe guariers el Sepember 30, 2007 ard 2012 and Form 10K for ihe vear ended Devenaber S0 2002 shoubl be read in oo njuns von wiih the sh o e infsrmation.
= =




Supplermenial Discloswre

Income ;Sfﬂt ements Quarter Ended September 36, 2033

(st cdited, in FRoNsands, cxeepl per SRAre amons)

Three Moniths Ended Mine Momths Ended
(3013 O5/502 An30/135 12

REVENUES:
Bage reits £20,687 515,197 350,158 B42.735
Fecorenes from tenants 3,330 333 15,330 2427
Mortgage inberest 205 150 617 02
Other income 925 158 1,229 591

TOTAL REVENTUES 27,147 18 Bag 77,554 53,655
OPERATING EXPENEES:
Froperty cpemting 4,545 3073 13,205 2314
Property taxes 7% 1,782 7,853 5,116
Liepraciation and amaortization 9755 7.0M 27513 20,739
Qeneral & adrromsdraie e expenses 2526 3,700 E176 ETLS
Acqunzibion imnsachon cods 541 154 1,570 247

TOTAL OFERA TING EXFENSESR 2R 13,819 38,857 44, 842

NET OFERATING INCOME 6453 3,070 14,237 EBLZ
NON-CEERA TING INCOME (EXFENSES):
Interest Epmst and other finance EXpenses 3,704) (3, [ (10,974 (81453
Gatn on conealidziion of jomt ventures 20,382 2,145 20,382 2,145
Gan on bargain purchase - - - 380
Equity in income of unconsolidated joint ventures 2119 297 2390 1481
Inbarest neorme ] 0 1 11

TOTAL NON-OPERATING INCOME (EXPENSES) 11,799 (5443

INCOME FROM CONTINUING GPERA TICNVE 30,736 B, 10
Laoss from sale of real estate - - {7141

NETINCOME ATTRIBUTABLE 70 RETAIL OPPORTUNITY INVESTMENTE

IR, H 25,262 £ 2,619 E 30,022 £ 2,170

MNET INCORME FER COMMON SHARE - BASIC 5 0as -1 ons 3 045 5 016

MET INCOME FER COMMON SHARE - DILUTED £ 034 5 00s i 044 H 016
Weighted average conumon shares mestanding - basic s 5141 65811 0485
Welghted average conumon shares outstanding - diluted Ta.680 53,446 68871 51,265

The Comganys Feam 10 for ike guariers el Sepember 30, 2007 ard 2012 and Foxm 10K for ihe vear ended Devenaber S0 2002 shoubl be read in oo njuans tos wiih the shor e infsrmation.
- 5 =




Supplermenial Discloswre

Funds From Oper ations Quarier Ended September 30, 2013

(st cdited, in FRoNsands, cxeepl per SRAre amons)

Three Months Ended Mine Months Ended
09:30/13 093V I2 0930013 09:30/12
Funads fiom Operaions (FFOY:
Met income for the period 5 25,262 b 1619 b 30.023 3 8171
Flus:
Depreciation amd amortization expense 9,755 7,071 27,813 20,738
Depreciation and amortization attributable to unconsolidated joint ventures 355 513 1,060 1,725
Lass from sale of real estate - - 714 -
FUNDS FROM OPERATIONS 5 35372 3 10,203 b 20,610 3 30,634
FUNDS FROM OPERATIONS PER SHARE - BASIC - 49 3 020 £ 0,91 5 a6l
FUNDS FROM QOPERATIONS PER SHARE - DILUTED 3 .45 3 019 -] 0.87 B b3 0.6y =
Weighted average comrumon shares outstanding - basic 72,025 51441 63 811 50,483
Weighted average common shares outstanding - diluted 73,680 53446 68,871 51,265
Common dividends per share 5 15 5 014 b1 .45 5 039
Cash dividend 5 10,532 § 7,226 b 31,586 5 19,743
FF? Payeut Ratfe 3% T1% 3% 4%
{1+ Frenebs from ogmrtione FFO7, i & widehpmecognizes oa (LA KP firaacial mewsrere for REIT' tht the Comganybebees when corsidemd with fuarcal e d in secondsnce with UAAF, grorvide s additiveal and weefel meass tn seseer ras fnanciel pifimmeacs. FFO

e nly e d by SUS analyets, Uovestnes and Othet Denarted Partes 10 evakiale the peribonane of REITS, most of wrhich present FPCr o wikh met iranie & cakdated oo ordass e with GAAF.

Thha Cronpary = omwprates FRO! in scrnmanes with fhe “Whits Paper® on FFO) prblichd by the Hitionsl berncisson of Rasl xtate [mestmant Trasts (HAREIT), which defisse FFO) u mat incz e atirbubbls d comaan shars bolde (detsmened m sconmiancs with (JAAF) sachading gains or
by B clsel Tectrartueng o el s oF [Eoperty, phis real enine mled depeistnn and Araortaton, dsd after slyiswe s for Tastrerskips ol wroanso beeted o et verhims. The Company-conndes FRO o maeanng el sddotio sal messtre of oetaling perieniante besarse i pimanty
sxciodes fhe assmpaon thet ihe valoe of s mal esivle assets dmashes predicishly over i and mdisiry anslesis b gocepled asa perfbirmeces measipe Hoowwes, FFO!

+ doa s o mprasand cusk flaws Bom oprating sctiitio noace oodeace with JAKF [wisc'h geranlly ooflect all cush offc s of tranractons cad otbarsvenis in B delermimto of i ooom ), ad

* shovkdl pothe podsidered an alemmalive b b1 a6 an A0 ation. of o Pt

FFO s decbrad by oo may sot be commundle o strmilaiy tishd darme nepeeled by othas ol o ge i bomstresnt (rete dos (o possbin differences i (e o peleadicn of the WAREIT dafirilion wed hysech BEITe
{2} Ve %5 date FPO i caloliiod using sasgbin] v rage b es cisistanding s the i monihs endig Septexber 30, 3013 and 2017, which &ffics fun (e of tha hriw indepirebe nd qaberly ek elatio e Mo 2013 and 2012 m

The Comganys Famm 10 Q) for ihe guariers ended Sepiember 30, 2000 avd 2002 and Farm WK for the vear ended Devember S 2012 shoull be read in oo njune ton with tie b e nfsmmtion.
-6 =
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Selected Financial Analyses Quarier Ended September 30, 2013

(st cdited, in FRoNsands, cxeepl per SRAre amons)

09/30/13 053113 038113 128112
Year over vear same-cenber cash net operating income dl.l].ll,!.tl.':' 5.6% o 0.5%% T.9% T.A4%
Number of shopping centers included in =ame-center annlysis 3q @ a1 kg i

Debt coverage rafios, Hree months ending:

Inferest covernge ratio (EBITD Afinterest expense) 155" 4.5x A% A.6%
Dbt service coverage (EBITDA Interest expense + scheduled principal payments)) 41z 4.1x 3.7x 343
Het Debt (Total debt less cash & equivalents)/Anmali zed EBITTIA 74x " 6.1 4.8% 8.25
Debriequily ratios, o period end:
Total cebit/total market capitalization 33.0% 27 4% 23.5% 351%
Total delit‘total equity market capditalization 49.3% 3T.8% 30.7%: 54.2%
Total debit/total book assets 38 2% 3.3%% 30, 2% 41.2%
Total debt/umdepreciated book value '™ 36.5% 33.0% 19.1% 39.5%
Secured debtundeprecated book value 9,3% 6.9%% 7.9% 7.4%
Marker coprialigation colealations, of period end:
Common shares outstanding 72,123 71922 646,628 52,857
Warrant= outstanding 10,659 11,551 20,693 49399
Common stock price per share 3 1380 % 1390 % 14.02 : 1 1285
Warrants price per share 4 210 % 201 8 200 % 089
Common market equity 5 995297 % 990714 8 934119 § 679209
Warrants market equity 22460 13218 41386 43965
Total equity market capitalization £ 1017787 0§ 1022931 3§ 975505 8 TB175
Total debt end of period 501,661 386,293 209,753 391 690
TOTAL MARKET CAPFTALIZATION 5 1519 418 $ 1,409,224 5 1,175,259 3 1,114,564

{1 3 5ame v nier cash 1 ope pting oot 00 budes Bon-onsh even e rwh er seight-Ine entand smontiston of kess mtanghls, destrelaied sopenses and SUbEr LOD-TEOWILNG Sxpe B
{2y Exchades sceermalited deprucialion on o perationg am by
() Bxclodes Philips Vallage ; aseed 15 0 kooger bang managed By aetedl cexier nes. The Corapaony is in fhe process of moosmg to & bogher andbe ter alismaatre wss.

(4 BRITDR suebdes gamns on corssbdshn of joiekverdures ard The eared predned vetus on e Company's wdisl 8% owvestrant m fhe Crosmoads Shoppig Consr i comese tion wih. e scopusthon oo 5 eplemsber 30, 2005 of the mresoy pariemship wke eds
The Comgany™s Feam 10 for ihe guariers ended Sepiember 30, 2007 ard 2012 and Form 10K for ihe vear ended Dievenaber 51 2002 shoubl be read bn oo njuns ton widh the shor e infsrmation.

The sbove does nod paspor £ diacbise all iems reguired snder GAAP -




Summary of Debt Qutstanding Quartr oS epiomber 30, 2013

(wridited, dotlars i Mousands)
Outstanding Effective GAAP Maturity Percent of
Balance Interest Rate Interest Rate ‘" Dute Total Indeh tedness
Fixed Rale Diehi:
Gatewny Village 1T H 6,756 5.7% 3.6% 05/01/14 14%
Eudid Plaza 8,100 520 18 11701114 1.7%
Country Club Gate 12,298 £0%% 42% 01/01/15 25%
Renmgsance Towne Centre 16,560 5.1% 48% 06/01/15 33%
Crogsronds 49,614 6.5% 30% 090115 10.0%4
Gatewny Village I 7392 6.1% 4.8% 07/00/16 1.5%
Bemardo Heights 8,788 37 3304 071117 1.E%
Santa Teresa Village 11,081 6.2% 330 0X0118 22%
Interest rale swaps 175,000 4,1% 4.1% Vit oA 35.3%
Totsl Fixed Bate Delnt 3 295,689 4,8% 3004 59.7%
Variable Rate Diebt:
Credit facility g 174,750 1.6% 18% D&29/16 35 3%
Term loan facility 200,000 1.8% 1.5% 0829/17 40.4%
Interest rate swaps {175,0000
Totsl Variable Rate Debi: 3 190,740 1.68% 1.8% A0.3%
TOTAL DEBT 3 495439 6% 30% 100.0%a
Nt unamortized premiums on mortgages 6,222
TOTAL DEBT - NET T3 soiesl
Principal Maturities Summary of Unencumbered' Encumbered Properties
Principal Principal Principal due Percentage of #ol
Maturilies  Amortization ail Maturity  Credil Tacilities Total Debi Maturing __Froperties GLA i
Unencumbered 4 4,533,191 E1.0%y
ma ase . wes. . 1ems s wbeed 7 531,501 AL
i _= 51 5 465,122 1000
015 1,256 76,013 - 77,269 15.6%
016 453 7,120 . 7583 1.805
2017 361 8,009 374,750 383,210 77.3%
2018 42 10,094 - 10,136 2.0
3 4710 % 115079 % a74750 % 405430 L00.0%
Net unamortized premiums on mortgages 6,213
b SOLGEL

41} Paflec s D brvirhoe! Indeia! vl il The dale Thi o iege Wi iedioed

The Comganys Feom 100 for ike guariers el Sepember 30, 2007 avd 2012 and Foxm 10K for ihe vear ended Devenaber S0 2002 shoubl be read in oo njuns ton wiih the sh o e infsrmation.
Tha sbove dodr nof pazpant & disckior all e reguined sader CAAP &l = il ol o




2013 Property Acquisitions Quarir Ended Sepiomber 10, 3013

{iclo Mars dn Do wscamcds)
Date e Purchase
Shopping Centers Location  _ Acquired _ Owned Amwuni GLA
10 2013
Diamond Bar Town Center Diamond Bar, CA 02/01/13 100,07 b} 27400 100,342
Bemardo Heights Plaza Rancho Bemardo, CA 020613 100.0%% 12,400 37,729
Total 10 2013 39.800 138.071
20 2013
Canyon Crossing Puyallup, Wa 4715713 100,074 ] 35,000 120,504
Diamend Hills Plaza Diamond Bar, CA 04022113 100.07% 48,000 139,505
Granada Shopping Center Livermore, CA 06/27/13 100.0%% 17,500 59,325
Hawthome Crossings San Diego, CA 27135 100,094 41,500 141,288
Total 20 2013 142,000 470,622
30 2013
Robinwood Shopping Center West Linn, OR 08/23/13 100.0%% b3 14,150 70,831
Five Points Plaza Huntington Beach, CA 027713 100,07 52432 160,906
Crossromds Shopping Center ™ Bellevue, Wa 2000/2013 100.0% 87,112 463,538
Total 30) 2013 153 G G958 275
Taotal 2013 Acquisitions £ 3315 404 1 303 Op8

1) The Coenpiny asquied & Y bl s Crosssosds is Decardoes 201 0 wadacoimd O pisaaielsg 51% i S panber 2013
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ekl *a Drate m L] @
Sh Cenlers Clly Stale Oramed Avcouired GLA Leased ABR Major Tenants
Mavihern Californis
Horwond Shapping Center SacTainEn cA 100.0% f4ne0 BEEST paas  § 1,173 Viva Supsmarkes, Rate Asd, Ol Treads
Pleasaet Hill Marieztplace Plm=ant Hill Ca 100. 7% LER =] 69715 100.0%5 1,343 Buy Buy Baby, Office Drepet, Basset Fumniture
Penodi Vista Sopging Cenler Pinole ca 100.0% LG B 165 025 7% 1767 Emast, Sawelan (Lucky) Supermaibe 8)
Iills Shopping Center Rancho Cordova Ca 100 % B2ATAL 250 0k TiRe 1,706 ‘Warehoase Markeis, Dollar Tree
Iozsds Rasch Stockim ca 100.0% 516 | 101 B4 LYg 1,155 Raleyr Supeomasket
Comiry Club Gate Center Pacifc Grove ca 100.0% O7/0E | 109,331 P16% 1,342 Savelfast (Lucky) Supermarkes, Rite Aid
Rl Hill Square Spping Center Ly Coue MY 100, 0% Il 114 B4 20,88 1663 Safesmy Supennarkes, US Fostal Semce
Markn Cove Foster City Ca 100.0% 10 73186 "B 16T 99 Facch Markes
Green Valley Stalion Carmrin Park ca 100.0% 1511 51,245 T A% ME CVE
The Villige at Movain Howstn Ca 10 % [ by B 20,043 0 d%s 506 Trader lae's
Sapis Teress Vilage Zan Joze CA 100.0% LIE1] 125,162 p7.6% 1131 Raleye (IHob Hil) Supermarkel
Griades da Shopfing Center Lavesenare ca 100.0%% BT 60335 pa e HET Savediast (Lucky) Supenmarked

Harthrm Calffomia Totals 1107 % 1778
Fanthern Calfornks
Parsmouni Plhza Parasmoed [y 100 (% | 22 05 062 DA % 1,658 Presh & Bagy, Rile Asd, T Masx
Sapta Ans Downtonn Phm Sana A Ca 100.0% Iz60 100,305 100 1,876 Kroger(Food 4 Less) Supermarkes, Marshalls
Claremont Prosnenase Gl ca 100.0% w20 5w T 472 Super King Supermarkiel
Sycamore Crezk Corena Ca 100.0% ] 198 7.a% 1,556 Bafewmy(V ong) Supermarkel, CVE(F)
Cateusy Village Chans Hills Ca 100.0% L2170 LU Lk 1677 Sprouts Farmers Macked
Markeiphes Did Rio Ocesnside Ch 100 % (SRR 1FF 150 PE T 3223 Ssater Baothers Supermadke, Walgreens, Ace Handware
Desed Springs Marketglace Baly Degeri oA 100 0% Ik a Bl 1014 147 07 1% 33 Kroper (Raiph's) Supemaanoet, Rite fid
Recaismnce Towne Cemtmn Zan Diisgo CA 100.0% BB 53,074 100, 1088 CVE
Euckd Flams San Disga ca 10007 nazena TTDas 100.0% 1,359 Wallarly Sugermarkel, Walgresr
Seabridge Marketplace Chvmard CA 100.0% 05/31112 93784 057 | 4S5 Safessmy (W oms) Bupermaricel
Tlenders Seppeng Tmier Glendeen ca 100.0% &I 106,535 95.1% 1,141 Albetson's Supermmrkel
Bay Plaza Zan Disga [s¢3 100, 0% (81 ] Tid 07 4% 1,728 Seafood City Supemarkst
Cypress Center West Cypeess Ca 100.0% L 212 105451 TN L7687 Hroger (Ralph's) Supermamicet, Rite Aid
ReSondn Beach Plaza Fosdoratn B each ca 100074 122811 110509 100,07 1,966 Safeusy (W ood) Suptrmatke, Paco
Heartar Flacs Ceatesr Gandsn Oaoee Ca 100.0% 122811 119 521 100.0% 1453 AL Supemmarkes, Rodi Dies For Leiz
Ciamomd Bar Town Center Dizmend Bar Ch 100.0% [IFhii P k] 100,342 Ba. 3% 1,877 Hatioma! grocery tesant
Boermmrdy Heghte Flazs Fancho B emado ca 100.0% 12DE13 iy 100.0% 353 Sprowts Farmers Merke)
Driancend Hills Plaza Drimmend Bar Ca 100 0% 042273 130 505 Y 3,142 H-fdart Supensaricst, Rite Aud
Hewthome Crmssngs San Drizgo Ca 100.0%% D623 141,288 5 1914 Mitsuwa Supermarizet, Fo s Dress For Lam, Staples
Five: Puoinis Flaza Hiustinghots Beach CA 100.0% meIIa 160 206 100. 0% 3365 Trader Joe's, Old Hawy, Pier 1

Seuthern Callfarsda Totals 1060 828 #11% A0 454

= I0 =
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{iclo Mars dn Do wscamcds) “ . 5 W -
Shiop ping Cemers City Stale Oramed Acouired GLA Leased ABE Definjor Tersmls
Fortisnd Mrtrapoiitan
oy Maske Center Vo WA 100,05 6T 118,385 o 6% £74 Alhestaons Supemnarket
Hagpy Valley Town Cender Happy Valley R 100.0% 01440 L35,BRE Wb g Hew Seasans Supecmasiosl
Oregan Cily Painl Chegon Cily OR 100.0% 07714410 35305 B2 % 6 Seashicks, West Coasl Bank, FedEx Kinko'
Wilseslte Oid Town Sgame Wilsomitle O 10004 0771510 40,057 100 Ire LTS Eroger (Fred Meger) (3}
Cazcede Summil Town Squsre WerlLim Of 100.0% G320 05,508 100 e LA Safewmy Supermarket
Heritage Markst Cerfier Vancowver WA 100.0% L1k L) LOT 468 100 LET6  Safewsy Bupermarke
Cimsion Censsng Poetiand OF, 100,05 12220 L0002 5170 £08  RateAid RossDress For Less
Halsey Crossing Gresham OR 100.0% 12722110 PRAZE D04% T80 Safewmay Supermarket, Dollar Tree
Hillzbodn Marka Ceober Eillshiaen OR 100.0% L2311 ES6.028 HE 4% TI93  Alhestson's Supermarkel, Dollar Tees, Marshalls
Fobiracod Shopping Center Whesi Linn OR 100 0% 0ar2515 T0,E51 05 &% 81 ‘Wal Mast (Hesghborhood Market)
Poriland Metrupolitan Totals Ped 500 LR la™
Seaide Metrapelizn
Menidian Valiey Plam Eent Wea 100.0% 120110 51,597 100 e [211] Elreger (OFC) Sgpenmarke
The Markel & Lake Stevens Lakos Bevemns WA 1000 037111 74130 100 e 1331 Hagge Food & Plarmacy
Casgyon Park Shoppaug Cenler Bothel Wa 1000 [Fa b 12500 100 Ir% 21T AThestaon’s Supemmarket, Fuie Axd
Hewies Prairie Shopreng Center Lacey Wi 100.0% 0911 L5, TEL 100 [P 1226 Eafeway Supermrket, Dallar Tree, Big Lots
The Erets Blalng Sealtle WA 100,03 L T3 10007 LR 104 Supermadbe, TIhae
Gateway Stopping Center Margswlle Wi 100.0% BAr1612 L0810 7.0 TABE ‘WinCo Foods (%), Rite Aid, Rozs Diress For Less
Aitrtze Bure Shereling WA 100.0% 5mez 38,030 100 [ i Clentra] Supermarkel
Cagyon Croestg Puwallp W 100 0% B 1% 120,504 L1l Tha Safemmy Supermarked
Crossmads Shopgmng Center Bellewae e 100 0% 20102013 463,55 op 5 £38] Kroger (QFC) Smenvarkel, B ed Bath & Beyond, Spods suthonty
Semtile Metropalinin Tetals lams3Td 0E0% WAL
TOTAL SHOPPING CENTERS 5 465123 B5.3% § O51TT

(IHENL A devsr rntincheds wnoumed pade o7 paces
E3 Aravaal Bam gent [“RER™) w egual o ;oo alhly =i, on an scambod bas, of Sepienier 30, 200135, Anal bass i dosg mot nchads concessicns or ek el axooes
(35 Thaem o vecdes ows th oo Space sl RO bemats of the Gty

{45 The Company soquimd s 87 inteovet in Crorermuds i Deosrber 200 0 and soquised the mamineg 517 in S

s prammbar 13
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Top Ten Tenants

(Bused on ABR for Wholly-evwaed Properies)

Supplermenial Discloswre
Quarier Ended September 30, 2013

Number of Percent of Percent of
Temint L eqses ABR ® Total ABE GLA Total Lessed GLA

1 Safeway Supermarkel b 5,012 54% 473182 9.1%
1 Rite Aid @ 1,331 1.5% 167272 3.1%
3 Kroger Supermarket g 1,161 4% 192,053 AT%
4 TP Morgan Chase 12 1,606 1.7%% 51412 1.0%
5 Marshalls T.7. MAXX 4 1,502 L% 101,154 1.9%
6 Ruoss Dress For Les 4 1,391 1.59% 105115 1.0%
7 Ralev's Supermarket i 1,361 1.5% SLA1E 1.8%
8 Albertson’s Supermarket 4 1,354 1.5% 201 445 3.9%
9 Sprouts Farmers Market LM 1.1%% 51113 1.0%
10 Starbucks 15 99 1.0% 14 2% 0.5%
6 18,757 206.1%0 1 461 dal 28.1%

(17 Acrnal b ome (B ER) i scpusl 80 momibiy oot on an armm o bari, o Sapteniber 30, 2015, Anman] s e dosg w0t inchids concessions o7 ki et s
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Lease Expiration SChEdHIE Quarter Ended September 30, 2013

(W holiy-owsed Properties)
Archor Teran s
Nurmber ol Percent of ABRR Percent ol
Leases iring{l Toual Leased GLA FPerfig Fe Total ABE
2013 o ase 3 - 0.0
i 2 0% 109 03
015 5 35% 214 1.8%
N6 B 5.4%% ERZ 2T
2017 T 405% 892 2.0
i sl 539 1536 4.6
b £ 2 51% 1445 4.1%
020 ¥ 8% g4 1.4%
me1 3 23% 207
e+ ] 2.8 138
il 2719749 SE'B’: 12,19
Now-Auchor Teraris
Humber of Lensed Fercent of AER Percent of
—Loscs Expiring —_—LA —totalleased GLA —LerSg L — TotalaBR
2013 4% 101,690 208 3 237 2.6%
014 143 306,243 5804 289 7.9
2015 141 IR2AM 7.3% 2244 o
2018 139 368,221 T1% 2303 2949
i 173 411,165 T%% 24.36 108
018 135 339,389 6.5% 2406 8.8%
e 30 63,638 1.7% 2443 2.3%
2020 i) 55,845 11% 26.53 1.6%
221 27 106,930 Z1% Z1.74 15%
3224 B0 323 882 & 2% 537 B34
1,008 24864358 47 5% 3 24.14 & 4%
Al Tenanes
Number of Percent of ABR Percent of
Leases ir finy Total Leased GLA Ferfig I Total ABR
2013 a8 2% 3 37 2.6%
014 150 6% 2174 8.2
15 166 %= 1815 11 %%
206 157 12 5% 1303 12 3%%
017 120 11.5%% 1225 12 2%
2018 1£1- 11.8% 2016 13 3%
fenh bl ki 68 16.56 4%
2020 22 400 1344 30
2021 0 445 14.57 ER
022+ [{ek 2. 2% 16,28 26 3%
1,056 5 206207 100 B 3 1790 10 4

Anchior wrants are baree sqeal ds or grester than 1 5000 egasm font
Does ariasiens seercie of ereonl opiiom
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-
LEﬂSIﬂg Summary Quarter Ended September 30, 2013
{Whotiy-owsed Properties)
New Leases
For the Three Monihs Ended September 30, 2013 For the Nine Months Ended September 30, 2013
[ oan- Anchors Anchors Tatal Moom- Anchors Anchors Total
Number of Leases 33 . 33 v | T
Gross Leazable Area (2q. 1) 70,231 - 70,231 151,515 105,243 156,768
Initial Base Rent (350, ) 1 2190 £ - 3 1190 3 20.74 5 804 3 1580
Tenant Improvements ($/sq. ft.) H 1522 4 - 1 1822 b 1532 5 AR H 10.60
Lensing Commissions (3/zq. 1) 3 .91 i - 3 .91 3 2.461 5 .71 3 1.83
Renewals
For the Thiree Months Ended September 30, 2013 For the Nine Montlis Ended Sepiember 30, 2013
M- Anchors Anchors Total Nan-Anchors Anchors Total
Mumber of Leases 25 - 25 59 - 50
Gross Leasable Area (s 1) 5316 - 3316 160,554 . 160,554
Initial Base Fent (3/sg. fi.) i 009 £ = i 909 i 26.70 i - i 2670
Temant Improvenments {5/sq ft) 5 0.1 H = 5 0.21 i 0.21 5 - g 021
Leading Commissions (359, 1) L4 . 5 - - - H . 3 . 3 .
Tofal
For the Thiree Moaths Ended Seplember 30, 2013 For the Nine Months Fnded Seplember 30, 2003
Non- Anchors Anchors Total Non-Anchors Anchors Total
Mumber of Leases S8 - S8 136 2 136
Gross Leasable Area (sq 1) 163,547 . 163 547 312,079 105243 417322
Initial Base Rent (3/3g. f.) -1 2600 £ - i 26.00 3 23,81 5 894 % 2006
Tenant Improvements (5/sq. ) 3 704 H - i 7.4 i T35 g 382 i 661
Lensing Commissians (35, i) 5 1.25 5 - 5 1.25 3 127 H 0.71 5 1.13

Anchor wrants ar basee sqeal de or grester than 1 5000 e fon
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Investor Information Quarier Ended September 30, 013

Retail Opportunity Investments Corp., Investor Relations: Transfer Agent:

WWW roireit net Ashley Bulot Constance Adams

NASDAQ: ROIC abulot(@roireit net ComputerShare

8905 Towne Centre Drive, Suite 108 B58.255 4913 (o) constance adams(@ computershare com
San Diego, CA 92122 760.688.8647 (c) 201.680.5258

Research Coverage

Bank of Amenca Merrill Lynch Craig Schrmudt 646.855.3640
Bank of Montreal Paul Adomnato 212.885.4170
Green Street Jason White 949.640.8780
Janmey Montgomery Scott Michael Gorman 212.665.6224
KevBanc Capital Markets Todd Thomas 917.368.2286
Raymond James RI Milligan T27.567.2660

Ratings Agency Coverage
Moody’s Investors Service Reed Valutas 212,553 4169
Standard & Poor’s Rating Services Jaime Gitler 212,438 5049



