UNITED STATES
SECURITIES AND EXCHANGE COMMISSION
WASHINGTON, D.C. 20549

FORM 8-K

CURRENT REPORT
Pursuant to Section 13 or 15(d) of
the Securities Exchange Act of 1934

Date of report (Date of earliest event reported):
May 3, 2012

RETAIL OPPORTUNITY INVESTMENTS CORP.

(Exact Name of Registrant as Specified in Its Charter)

Maryland 001-33749 26-0500600
(State or other jurisdiction (Commission File Number) (L.R.S. Employer
of incorporation) Identification No.)
81 Main Street, White Plains, NY 10601
(Address of Principal Executive Offices) (Zip Code)
Registrant's telephone number, including area code: (914) 620-2700
Not applicable

(Former Name or Former Address, if Changed Since Last Report)

Check the appropriate box below if the Form 8-K filing is intended to simultaneously satisfy the filing of obligation of the registrant under any of the
following provisions:

Wiritten communications pursuant to Rule 425 under the Securities Act (17 CFR 230.425)
Soliciting material pursuant to Rule 14a-12 under the Exchange Act (17 CFR 240.14a-12)
Pre-commencement communications pursuant to Rule 14d-2(b) under the Exchange Act (17 CFR 240.14d-2(b))

Pre-commencement communications pursuant to Rule 13e-4(c) under the Exchange Act (17 CFR 240.13e-4(c))




Item 2.02 Results of Operations and Financial Condition.

On May 3, 2012, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended March
31, 2012. A copy of the earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On May 3, 2012, in connection with this earnings
release, the Company posted certain supplemental information regarding the Company's operations for the quarter ended March 31, 2012 on its website,
www.roicreit.com. A copy of the supplemental information is attached as Exhibit 99.2 hereto and incorporated herein by reference.

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

Item 9.01 Financial Statements and Exhibits.
(d) Exhibits.

Exhibit No.  Description
99.1 Earnings Release, dated May 3, 2012
99.2 Supplemental Information for the quarter ended March 31, 2012




SIGNATURES

Pursuant to the requirements of the Securities Exchange Act of 1934, the Registrant has duly caused this report to be signed on its behalf by the
undersigned hereunto duly authorized.

RETAIL OPPORTUNITY INVESTMENTS CORP.
Dated: May 3, 2012 By: /s/ John B. Roche

John B. Roche
Chief Financial Officer
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EXHIBIT 99.1

Retail Opportunity Investments Corp. Reports First Quarter 2012 Results

10% Increase in Same-Center Net Operating Income
8.3% Increase in Common Cash Dividend

WHITE PLAINS, N.Y., May 3, 2012 (GLOBE NEWSWIRE) -- Retail Opportunity Investments Corp. (Nasdaq:ROIC) announced
today financial and operating results for the quarter ended March 31, 2012.

HIGHLIGHTS

¢ Net income of $1.1 million, or $0.02 per diluted share for 1Q'12

Funds From Operations (FFO) of $8.4 million, or $0.17 per diluted share @ for 1Q'12
$75.3 million of shopping center investments committed year to date

10.0% increase in same-center cash net operating income (1Q'12 vs. 1Q'11)

172,000 square feet of leases executed in 1Q'12 (new and renewed)

100 basis point increase in portfolio occupancy (92.3% at 3/31/12)

22.9% debt-to-total market capitalization ratio at 3/31/12

Quarterly cash dividend of $0.13 per share of common stock declared (8.3% increase)

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

Stuart A. Tanz, President and Chief Executive Officer of Retail Opportunity Investments Corp. stated, "We are off to a great start in
2012, as we continue to broaden our portfolio through acquiring quality, grocery-anchored shopping centers and enhancing value
through our proactive management and leasing programs. We have over $75 million of shopping center investments committed to thus
far in 2012. Additionally, in terms of property operations, we posted solid results during the first quarter, including increasing same-
center net operating income by 10.0%, leasing 172,000 square feet and increasing occupancy by 100 basis points to 92.3%." Tanz
continued, "With these accomplishments, we are on track to meet our objectives for the year, including our previously stated guidance
of achieving FFO between $0.68 and $.78 per diluted share for 2012."

FINANCIAL SUMMARY

For the three months ended March 31, 2012, net income attributable to common stockholders was $1.1 million, or $0.02 per diluted
share. FFO for the first quarter 2012 was $8.4 million, or $0.17 per diluted share. ROIC reports FFO as a supplemental performance
measure. See the end of this press release for a reconciliation of GAAP net income to FFO.

At March 31, 2012, ROIC had a total market capitalization of $842.3 million, including $192.9 million of debt outstanding, equating to
a 22.9% debt-to-total market cap ratio. At March 31, 2012, 73.9% of ROIC's debt was at fixed interest rates and the company had $15.0
million outstanding on its $175.0 million unsecured credit facility. At March 31, 2012, 87.4% of ROIC's portfolio was unencumbered
based on gross leasable area.

INVESTMENT SUMMARY

During the first quarter 2012, ROIC acquired two shopping centers in separate transactions totaling $45.4 million. ROIC funded the
acquisitions with a combination of $22.0 million in cash, the assumption of an existing $8.4 million mortgage and borrowings totaling
$15.0 million on its unsecured credit facility.

Subsequent to the end of the first quarter, ROIC acquired one shopping center for $4.2 million and purchased for $8.3 million an
existing mortgage loan secured by a shopping center. ROIC funded the acquisitions with borrowings on its unsecured credit
facility. Additionally, ROIC is currently in escrow to acquire one shopping center for $17.4 million.

Gateway Shopping Center

In February 2012, ROIC acquired Gateway Shopping Center for $29.5 million. The shopping center is approximately 101,000 square
feet and is anchored by WinCo Foods (NAP) and Rite Aid. The property is located in Marysville, Washington, within the Seattle
metropolitan area and is currently 97.6% leased.

Euclid Plaza

In March 2012, ROIC acquired Euclid Plaza for $15.9 million. The shopping center is approximately 69,000 square feet and is
anchored by Vallarta Supermarket, a Southern California based grocer, and Walgreens. The property is located in San Diego, California
and is currently 100.0% leased. The shopping center is fully entitled for a 10,000 square foot expansion for new shop retailers, which
ROIC is currently pursuing.

Aurora Square



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

Marlin Cove

ROIC is currently in escrow to acquire Marlin Cove for $17.4 million. The shopping center is approximately 75,000 square feet and is
anchored by 99 Ranch (Tawa) Supermarket, a regional grocery store operating 28 stores in four states. The property is located in the
San Francisco Bay Area community of Foster City, California and is currently 80.0% leased.

CASH DIVIDEND

On March 15th, 2012, ROIC distributed a $0.12 per share cash dividend, equating to a 70.6% FFO payout ratio for the first quarter
2012. On May 2, 2012, the Company's board of directors declared a cash dividend on its common stock of $0.13 per share, payable on
May 30, 2012 to holders of record on May 16, 2012. The $0.13 per share dividend represents an 8.3% increase over ROIC's previous
cash dividend.

CONFERENCE CALL

ROIC will conduct a conference call and audio webcast to discuss its quarterly results on May 3, 2012 at 12:00 p.m. Eastern

Time. Those interested in participating in the conference call should dial (877) 312-8783 (domestic), or (408) 940-3874 (international)
at least ten minutes prior to the scheduled start of the call. When prompted, provide the Conference ID: 67987154. A live webcast will
also be available in listen-only mode at http://www.roicreit.com/. The conference call will be recorded and available for replay
beginning at 3:00 p.m. Eastern Time on May 3, 2012 and will be available until 11:59 p.m. Eastern Time on May 9, 2012. To access the
conference call recording, dial (855) 859-2056 (domestic), or (404) 537-3406 (international) and use the Conference ID: 67987154. The
conference call will also be archived on http://www.roicreit.com/ for approximately 90 days.

ABOUT RETAIL OPPORTUNITY INVESTMENTS CORP.

Retail Opportunity Investments Corporation (Nasdaq:ROIC) is a fully integrated, self-managed real estate investment trust. The
Company specializes in the acquisition, ownership and management of necessity-based community and neighborhood shopping centers,
anchored by national or regional supermarkets and drugstores. At March 31, 2012, ROIC's property portfolio included 35 shopping
centers encompassing approximately 3.9 million square feet. Additional information is available at www.roicreit.net.

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

"o "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, performance or
achievements of ROIC to be materially different from any future results, performance or achievements expressed or implied by such
forward-looking statements. Such factors include, among others, risks associated with the timing of and costs associated with property
improvements, financing commitments and general competitive factors. Additional information regarding these and other factors is
described in ROIC's filings with the SEC, including its most recent Annual Report on Form 10-K.

mor

RETAIL OPPORTUNITY INVESTMENTS CORP.
CONSOLIDATED BALANCE SHEETS

Maérgrzsl, Dece;;liir 31,
(unaudited)
ASSETS
Real Estate Investments:
Land $ 176,193,572 $167,191,883
Building and improvements 449,998,716 413,640,527
626,192,288 580,832,410
Less: accumulated depreciation 18,376,326 14,451,032
607,815,962 566,381,378
Mortgage notes receivable 10,000,000 10,000,000
Investment in and advances to unconsolidated joint ventures 26,650,344 26,242,514
Real Estate Investments, net 644,466,306 602,623,892
Cash and cash equivalents 10,738,987 34,317,588
Restricted cash 1,703,079 1,230,808
Tenant and other receivables 7,721,266 6,895,806
Deposits 500,000 500,000
Acquired lease intangible asset, net of accumulated amortization 32,296,754 32,024,153
Prepaid expenses 981,014 672,679
Deferred charges, net of accumulated amortization 14,970,057 15,342,132



Other

Total assets

LIABILITIES AND EQUITY

Liabilities:

Credit facilities

Mortgage notes payable

Acquired lease intangibles liability, net of accumulated amortization
Accounts payable and accrued expenses

Tenants' security deposits

Other liabilities

Total liabilities

Commitments and contingencies

Equity:
Preferred stock, $.0001 par value 50,000,000 shares authorized; none issued and outstanding

Common stock, $.0001 par value 500,000,000 shares authorized; and 49,587,238 and 49,375,738 shares issued and
outstanding at March 31, 2012 and December 31, 2011

Additional paid-in-capital

Accumulated deficit

Accumulated other comprehensive loss

Total Retail Opportunity Investments Corp. stockholders' equity
Noncontrolling interests

Total equity

Total liabilities and equity

RETAIL OPPORTUNITY INVESTMENTS CORP.
CONSOLIDATED STATEMENTS OF OPERATIONS

(unaudited)
For the Three Months Ended
March 31, March 31,
2012 2011
Revenues
Base rents $13,341,420 $7,181,194
Recoveries from tenants 3,104,042 1,905,219
Mortgage interest 202,222 954,508
Total revenues 16,647,684 10,040,921
Operating expenses
Property operating 2,969,348 1,095,524
Property taxes 1,599,159 1,052,393
Depreciation and amortization 6,649,818 4,251,799
General & Administrative Expenses 2,419,838 2,388,702
Acquisition transaction costs 122,843 175,115
Total operating expenses 13,761,006 8,963,533
Operating income 2,886,678 1,077,388
Non-operating income (expenses)
Interest expense and other finance expenses (2,293,748) (915,902)
Gain on bargain purchase — 5,761,854
Equity in earnings from unconsolidated joint ventures 524,329 243,279
Interest income 10,145 13,470
Net income attributable to Retail
Opportunity Investments Corp. $1,127,404 _ $6,180,089
Basic income per share: $0.02 $0.15
Diluted income per share: $0.02 $0.15
$0.12 $0.08

Dividends per common share

CALCULATION OF FUNDS FROM OPERATIONS
(unaudited)

851,981

825,569

$ 714,229,444

$ 694,432,627

$ 125,000,000

$ 110,000,000

67,864,171 59,905,964
46,734,516 46,700,620
5,420,075 7,475,283
1,578,114 1,552,630
18,000,685 18,309,076
264,597,561 243,943,573
4,959 4,938
487,206,209 484,194,434

(24,453,384)
(13,128,290)

(19,617,877)
(14,094,830)

449,629,494 450,486,665
2,389 2,389
449,631,883 450,489,054
$ 714,229,444 $ 694,432,627




Three Months Three Months
Ended March 31, Ended March 31,

2012 2011

$1,127,404 $6,180,089
Net income (Loss) for period
Plus: Real property depreciation 3,206,588 1,803,464
Amortization of tenant improvements and allowances 1,088,800 565,863
Amortization of deferred leasing costs 2,960,695 2,321,823
Funds from operations $8,383,487 $10,871,239
Plus: Acquisition transaction costs 122,843 175,115
Modified funds from operations $8,506,330 $11,046,354
Net Cash Provided by (Used in):
Operating Activities $4,114,107 $ 4,270,031
Investing Activities $ (38,803,129) $ (86,708,714)
Financing Activities $11,110,421 $ 9,466,366

ROIC computes FFO in accordance with the "White Paper" on FFO published by NAREIT, which defines FFO as net income
attributable to common shareholders (determined in accordance with GAAP) excluding gains or losses from debt restructuring and
sales of property, plus real estate related depreciation and amortization, and after adjustments for partnerships and unconsolidated joint
ventures. FFO as defined by ROIC may not be comparable to similarly titled items reported by other real estate investment trusts due to
possible differences in the application of the NAREIT definition used by such REITs. In addition, ROIC calculates modified FFO, by
adding acquisition transaction costs associated with business combinations which have been expensed in accordance with GAAP to
FFO as defined above. For the three months ended March 31, 2012 and 2011, ROIC expensed $122,843 and $175,115, respectively
relating to real estate acquisitions. The table above provides a reconciliation of net income applicable to stockholders in accordance
with GAAP to FFO and modified FFO for the three months ended March 31, 2012 and 2011.

CONTACT: Liz Coughlin, Investor Relations
914-620-2702
lcoughlin@roireit.net



EXHIBIT 99.2

1st Quarter 2012
Supplemental Information

RETAIL OPPORTUNITY INVESTMENTS CORIORATION

Retail Opportunity Investments Corp.
WWww.roicreit.com
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COur Company

Retal Opportunity Investments Corporation (Masdag ROIC) (the "Company®) 15 a fully-integrated real estate cormpany that qualifies 2 a REIT for US.
federd ineome tax purposes. The Company 15 focused on investing in, acquinng owmnng leaang reposiioning and managing a diverse portfolio of
necessity-based retal properties, including, well-located community and neighborhood shopping centers, anchored by national or regonal supermarkets
ad drugstores The Company targets properies strategicaly atuated in densely populated markets in western and eastern regions of the United States.
Additonal company informationis avalable warw rojcret com

Forward Looking Information

Certain information contaned herein may constitute “forward { ooking statements” within the meaung of the Private Securities Litigation Reform Act of
1995, Such forward-looking statements involve knmown and unknown risks, uncertainhies and other factors which may cause the actual results,
performance or achievernents of the Company to be matenally different fom any fohire results, performance or achievements expressed or implied by
such forward looking statements. Such factors include, among others, nisks assocabed with the Company's ability to identify and acquire retal red egate
and real estate-related debt investments that meet the Company's investment standards and the hme penod required for the Company to acoure its 1mhal
portfolio of target assets; the level of rental revenue and net interest income the Company achieves from ibs target assets;, the market value of the
Company's assets and the supply of and demand for, retal real estate and real estate-related debt investments in which the Company invests, the
conditions in the local markets in which the Company operaes, 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 ewishing tenants at the properties at favorable rates; the
Cotrpany's shility to anticipate changes in consurner buying practices and the space needs of tenants; the competitive landscape impacting the properties
the Company acquires and their tenants; the Company's relationships with its tenants and their financial condition; the Company's use of debt as part of
its financing strategy and its ahility to make payments or to comply with any covenants under any borrowings o other debt facilities; the level of the
Cotopany's operating expenses, including anounts we are required to pay to the Company's management teamn and to engage third party property
managers, changes in interest rates that could impact the market pace of the Company's common stock and the cost of the Company's bomowings; and
legislatve and regul atory changes (ncluding changes to laws governing the taation of REIT:). Addinond information regarding these and other Bctors
13 deseribed in the Company's flings wath the Secunities and Exchange Comrmission, including its most recent Annual Report on Form 10-K. ad the
Company’s Quarterly Reports on Form 10-Q). Forward locking staterments are based on estimates as of the date of this supplemental deta The Company
disclams any obligation to publicly release the results of any rewisions to these forward looking statements reflecting new esthmates, events or
arcumstances after the date of ths supplemental data For further information, please refer to the Company™s filings wath the Secunhes and Exchange
Commission.

Supplemental Information

The enclosed information should be read in coryunchion with the Company's filings with the Secunhes and Exchange Commission, including but not
lirmuted to, the Company’s Form 10-Qs filed quarterly and Form 10-Ks fled anually, Additonaly, the enclosed information does not purport to
disclose all items under generally accepted accounting prinaples (“ GAAP™).
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(urandited, dollars in thousands)
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Income Statements

(unaudited, in thousands, except per share amounts)

Fevenues:
Base rents
Becoveries fom tenants
Ivlortgage recerable
TOTAL REVENUES
Cheraling Expenses:
Propert v ope rating
Property taves
Lepreciation and amort ization
Ceneral & Administrative Expenses
Acqusition transaction costs
TOTAL OPERATING EXPENSES
NET OPERATING INCOME
Abr-Operating frcome (Expenses):
Interest Expense and other finance expenses
Cain on bargain parchass
Cther Income
Eiquity in mcome of uneonsolidated joint ventures
Interest Income
TOTAL NON-OFPERATING INCOME (EXFENSES)

NET INCOME AFTRIBUTARLE TO RETAIL QPPORTUNITY INVESTMENT S CORP.

NET INC O ME PER COMMON SHARE - BASIC
NETTNC O ME PER COMMON SHARE - DILUTED

Weighted average commnon shares outstanding - hasic
Weighted average comnion shares outstanding - diluted

Tha Cornpuny’s Pome Di-Qibrehe qo s fars sndad Blardh 3L, 2003 sad 2011, sad Porw LK forthopes raadal Docasbardl, 2611 theull bemed ncvnjondicn wihtha sboue infennation .

The above doas not purport to disclose all foms requived under GAAP, -5-

Supplomerial Dicclosura
Quarter Ended Marck 31, 2002

Three Months Ended

13/31/12 0331711

13341 § i1
3,104 1,905
03 933
16,647 10,041
2,969 1,096
1,599 1,052
6,650 4352
2,420 2,389
123 175
13,761 8,964
2,886 1,077
{2,20%) {16)
. 5,762

524 241
1 13
{1,759) 5,102
1,127 § 6179
002§ 015
002§ 0.15
49,604 41,247
49,690 41,847
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Funds From Operations Quarir Budod blarch 31, 3083

(unaudited, in thousands, except per share amounts)
Three Months Ended

0331712 0331711
Funds from Operations: (FFO)(T)
HNet income for the period $ 1,127 $ 6,179
Fls:
Real property depreciation 3,206 1,203
Amortization of tenant improverne nte and allovances 1,089 S66
Amortization of deferved leasing coste 2,961 2,322
FUNDS FROM OPERATIONS - BASIC § 8,383 § 10870
FUNDS FROM OFERATIONS - DILUTED § B383 § 10,870
FUNDS FROM OPERATIONS PER SHARE - BASIC § 0.17 § D.26
FUNDS FROM OPERATIONS PER SHARE - DILUTED § 0.17 § 0.26
Weighted awerage common shares outstanding - basic 49,604 41,847
Weighted average common shares outstanding - diluted 49,690 41,247
Common dividends per share § 0.12 $ 008
Cash Dividend & 5,954 § 3357
Modified Funds from Operations:(MFFG)
Funids From Operations § £,383 $ 10,870
Plis:Aecusition tmnsaction costs 123 175
MODIFIED FITNDS FROM OP ERATIONS - BASIC H B.505 § 11,045
MODIFIED FITNDS FROM OPERATIONS - DILUTED § 8,505 £ 11,045
MO DIFIED FUNDS FROM OPERATIONS PER SHARE - BASIC § 0.17 $ 0.26
MO DIFIED FUNDS FROM OPERATIONS PER SHARE - DILUTED § 0.17 § D.2a
Diidend/FFO TLDY 30.9%
Davidend MEFOD TO.0% F0.4%

A3 -Funds frm epeniions FIL 5 o widslr-morg @ed mea (HAAF T encia I sum m b RETTS thetthe Gom e p b el she gasiorsd wify flasncul petements 4 dernined 0 wos slascswith GAAR, p mvides ol d Rises | end @ isful svesns 1o sises sw rinencinl
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Summary of Debt Outstanding Quarir Budod blarch 31, 3083

(umandred dollars in thousands) Outdsnding Adual BAAR Maurity Parsunt of
Bl Intwret Fate Irbwrast Rete (7) Dwin Totnd Innebbednwr
‘Foed Rate Delit:
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Country Chub Cate Lean 12,054 50% 42% [T AR 581
Fana s Town Cantar Loan 16047 8.0% 48 [ R 20
Catemay \Alage 11l Lomn 7525 BA% 48% 07AIAS 39%
Interest Fate Seaps(s) 75,000 50% 50% o WIT
Totnl Axed Ratw Debt E 141,218 3% 47% EELE
Variable Rade Dol
Credt Faility (1) 15,000 0% 0% 0304 781
Tieamn Lean Fadlity (1) 1ioaod 0% % 09015 sT48%
Irteres Fabe Snaps(5) (75,0000
Totil Variahle Rate Debt: § 50,000 0% 78.1%
TOTAL DEBT [ 101,215 7% 34% 10004
Met Unamotized Prarmi umzon Mortgages 1848
TOTAL DEET- NE & 102 g6
Frincigal Mabirities
Prlrodlpal Prinslpal  Princpal duaxt  gredt Parasntage of
ldsturities  Amort|zati on Mlsturity faall H 42 Tobul Dt b mburing ] wi Linv s carmyb e ma m b ]
il 5 a0s F 0,374 £ 7480 40% et
013 ] . 021 054 Proprt | aLA ]
M4 788 21,303 15,000 97,090 19.4% Unandaumbered propentie FT] T 048 49 B7.4%
il kit 140 110000 132 344 Ti4% Erecumiiered propeties & 4140045 126%
016 4 7,160 7210 384 32 372404 10004
3 1524 % £3397 3 135000 % 191315 100.0%
et Unamaoeti zed Pramiome on hon gages 1,049

£ 102,004

{L=The Cempaay b an srommd coditsgromment (halr) wih e lbanks, The Rcilityp moila Rrbormwn = of op B 8075 m il 4ad cortaing an sco rdion hetam, which 4w the S pen pthe abilbr® b restho heilty smcurtup te S00 milks sob joctts
ooty vy v 4l oah o e d ko 1 T o B B B i (sa Bt r i st of B eprtennd or 0, D00 with 40 sption thet s liows o Cors pan 1o onbend the RilLy o ren opsar, Intome on sunsen d g ar eust & o1 o wiesqualie o0 ap pliced s reie baded oo theon e lilsted

i ofthe Cospany ead o sabaid e, p b, a2 agp oubl, ()4 LIBOE ribs fotomn od by reforen oo et affandi b Dollard ot rthe miasntporid e Tamdollr Batn ) o s bass rits dotom ned by mbmacototh oh pheet o i ithatelaral
Wmds mtap be snad e ofLBR (b rthe musof ntarmt wan sunond &y Koy Boak as i = prires nita” and (rths Tureds b Batag b | 00304k I‘isem}.m Covegg anp i ob lipetad 2o o (en vawad Suciity deeef (a0 3%% Sthewasl sutmendin g principslaveemt & bt
Fran S0 o s PEOTLS v i SE 5 P10 D03 B e Wbal summan A g p rincip s leaien L | Ereitaihan o radqisl e S05E: Fule sprmgets oo Linamts, and ()4 ToaLing tes il mapon te siech lontorsd ord i bam ol s borihe un ved ral ool L apresn o

@3-The Company b an wrseoimd s kan spmanavt (e cligh with somre lbasks . Thafeod byp mvides brbernwn s ofap b 010w Ben o d comens on somnd b batarg whid ol the Conp anpthsdb lipte womasthe boilbyamssrtopts B s e sob s
4 curnn breamis s d othorcond Lin The Fesliny has s moate iy  sto o5 qrimn beer DI, D005 wiith s sption that s B the Com pn 710 ot d thoduciliphr eno poar. Intorat on sutmand inp smoums B ot s ey nlwn-uzpl'mb ferwte based o the cvnae il sted fmmegn
wtk o feh s Comgany w0d ke cabeidisrse p e a5 spp b b o )s LIEOR et fmans nad by mlmncs toth soamaef fands tr&‘l‘hr{ot:h forthe mimant paned (s Domd el r Bets ) or (@4 bass nsdby hi afianhated an i linds rets
Pl ek i o F190, (b Jths ALs o Larart anm cun oo b p oy Tk 43 b3 ™ prises Aes” and (the Direds Bar Batep L 1009 fhe Dets ato )

5 -Fosflois th s aria nisest bt thes dlsihs e dgs powat sammed,
y=Does not inclade us mepe bdeial joink vt ms
()= The Eap ang has hefiped §75 millin oFks vribls ris dobt ffactinve otz of Baroh HL, 302, Tfetiom cn Ap i, 2012, trm add ieal vung ¢, apgemgeting 75 raillien, will bectan o ofactivm, m

3= 06 Ap il L, 2001, th o Do pan paid oBfehiom ongupeion md by the Daacwds Bum ik shepy ing oo,
The above doas not purport to disclose all Bams reguived under GAAP, - 7=




Supplomerial Dicclosura

2012 Praperty A C quismﬂns Quarier Ended Marck 31, 2012

(dofiars in thousands)
Date L] Furdhas ¢
M\‘ Cemiers Lecufion Aopuired Dumed Amnound GLA
el ]
Dapemary Teppig Cender Dlarparile, WA 0316A3 100 0% i .500 101250
B b Flam S Diegp. CA nafeng 100 0 15,5200 69133
Tattal 10 2012 45,400 170283
Total 00T Agipadsitions § 45,400 170383

The above doas not purport to disclose all Bams reguived under GAAP, - 8- — —




Property Portfolio Quarir Budod blarch 31, 3083

(doffars in thousands)
% Date %
Shogping Cender s Regien City Stue Cvaneed A quired GLA Loaswd ABR(1) Majer Temani s
Saitied SR cppin p Centor
Nevh o Caiifioniz
Horarod Sopping Cerder Syramento Ca 100,05 HDEND &8sl WA, $ Ll64 Wirs Apenabet, Bits Sid, Cid Trende
Plexront Fill aeetpluce Fleaom HIL Ca 100.0%% RDEN0 @, 715 00 0% L3 Py By Buley, Office Depot, Baset Fundore
Prnle Vita Fuopping (erder Prok CA 100.0%: 010611 165,025 000 1711 Faou L, Soeliart (Dachey) pemmarkot g9
Bitille Shappng Cardar Bk Cardowa CA 100,0% 021741 1B 68 197 Rakys Qpemaio, UET Colk, Dolx Tre
Moguh Ranch, Srodetom Ca 100.0%: LIELES B 101,542 9T EY. 114 Rakepr Spamariot
Conzry Chi Cate Certer Paciic ove Ca 100.0% o7neal 109, 51 9145 1770 Syrehiart] Ludor) pern adeet, Fite A1
Hathern Caifvida Tedals 8,95 M 10,10
Sowth o Califton iz
Prmoxe Fha Pamm ot [=% 100,0%, 1209 5,062 000% L7 Pred& By, Ribe Jdd TT Mo
Sertn Spes Tromrioren Pl Sertn Aaw CA 100.0%% 012610 00,205 978V el Frogesi Food 4 Les:) Spemn abet, PANBA
e enay Vil Oy Hilk: CA 100.0%: 1anz7a0 95,959 DEEV TR Sproids Furmers Mkt
Spcamsare Oresk Carann CA 100.0% 09500 M0 &95% L4 Sufemay (Whas) Spamarket. OS5
Madretploe Inl Rio Copanride o8 100,0% LIEED ) 17, B4 EEEES 3% Seber Brothers Spermecka Wakpeens, Soe Handours
Rerakomce Towme Centre S Diegp CA 100.0%% 0a0Ea1 .074 o735 195 C%E Fhammacy
Desart. Fprivgs Mabetpibce Faln Degert [y 100.0% 02711 105,157 W0 0% 2367 Froge (Ralphs) I pemarke, Fie A
Huld Pha Sty Thegp A 100.0%: 0aar2 [ NEF] 0005 1136 Wl u Apemmathel, Palg ese
Souhem Califvia Tobals 7,6 BT 16,00
Bmtiend Marvpoliar
Thrstonmer Tincet Center TAmconmer WA 100.0% 061740 138,385 B3 BEE ADwrizome Jgperm uicet.
Heppry il Tome Center By Willey OF 1o0.0%: a7n4a0 132,806 B8 5% 2633 Hew Sewsoms Spermuhiet
(Oregon Cicy Pt Cregm City = 100.0% aFA4A0 35,305 Tian T SwthakeWea Gow Bard, FudDe Kindios
Capcade St T Sqmre West Lim 1 :3 100,05 0R0A0 94, 50k W0 0% [ EY0] Sxfenrey A pern arbwt
Heritage Tdarket Center Amcome Wa 100.0% 092300 107, 458 LT 3 157 Snfenry A perm arbwt
Do, Crosing Partlnd OE 100.0%: 122210 =Rl 3BEN (1.3 s ERE
Hlowy (Roseing Credhvm = 3 100,0% 120200 P ] 9865 U0 Sufemacy Supemm arhet, Dol Trew
Hilkbore Mot Cerder Hildaro OE. 100.0%: 112311 156 2] 93 0% 203 Alerteom's Apermattot, Dollr Tree, Mardale
Foxtland Metrepolitan Tedals LE L 0% 10,751
Serthe M evqpolitn
Ifaridian Wlley Flas Bart WA 100,0%. 02010 .7 w000 61T Foogs (QFC) Spamuket
Th Mkt 2 Lake v Laky Samans L 100,0%, 0zALA0 M, B0 000% L3 Hagen Fooddr Phamacy
reeosd (3) Bilere A Lo 12300 63,620 921% 690 Frogs {(FC) Spemecet, BedBath & Beyrd Sorts Satbority
Carryrom Pkt Shoppang Center Ealell Wi 100.0%: o7anil 1B 627 DE4Y 1310 Alertzom's Agermathet, Rie A2
Hends Prairie epping Catr Lacey WA 100.0% Al 18,81 0% 1A% Sufemay Spem adet, Dolkr Tove, BigLows
Tha K Balding Seattle WA 100,0% aag0al TS Wi LI 1G4 Spemdiet, .G Parowy
1t emry Shoppiteg Caxder Moyl WA 100.0%, 0211612 101, 250 975 21,267 Bie A, Boss Dress For Lesg, WinCo Foodi g
Seatile Metropelidan Totas L4 Sk 1% 15888
STABILIZED SHOFFING CENTERS 3430719 aive % ekl
1% Owaed T6%, 09 A L5518
JantVissuwr 4 €00 A R ]

Tvial 3,430, 3 wulve % 52800 m

The above doas not purport to disclose all Bams reguived under GAAP, -9- — —




Property Portfolio, cont. Quarir Budod blarch 31, 3083

(doffars in thousands)
% Dabe L]

_Shopying Conders Region City Sty Chnwed A quired CLA Louswd ABR () Bajer Temands
Repositoning Shaping Cenes
Pl Wl Fomona CA 100%. Q2030 L0 @re F Lte Hwsh Ghoie Spemaken
Carencot Pronenasde Charem et CA 100 0% 00200 91510 4 1% 1201 Sper Eing Apern abit
Hambe Vil Fancho Cordors CA 100 0% 0711 M3l LR TaT paghetti Fat oy Restrnt, Cattlen eve Bestorg
Found BET Sqere Srogping Center Zeplex Cooe NV WO 0%, 092111 116345 BLI% 1918 SfemcyIpermathet, TE Pestal Sermice
RERSFITONING SHOPPIMNG CENTERS ADE 395 6 044 4976
New Develcpmen LA qppinp Contery
Whleoeer la Ol Tomas Sgmre (3) Vikawrile Ll 250t arnsan 0oz TS 948 Froge{Fred Mayer) ()
NEW DEVELOFMENT SHOPFIN G CENTERS 0971 17545 244
TOTAL PROPERTY FORTFOIID 3 B06 0ET A 045 3 58717

QD =Anmalbaze mmt @ squalts seemth b et o0 on snapslial bas i, ot Bk 31, 012 Aeruslbstormtdea sot nchdomamaibes ¢rfvtu m ot Remoa .
@1 =Thea rda lea ow theirews ipecassd srea stiomunt ofthe Gompany.
@ Incid @ LW povonet of prapactio sumed by enssnnelifated jontmets o,

Tha above dois not purportto disclose alf faws rogived undar GAAP. - 10 - e —




Top Ten Tenants Quarir Budod blarch 31, 3083
(Fholly-owned Froperies)
Numberof Percent of Percent of
JTenmt Leases ABR Total ABR GLA Total Leased GLA

1 Safeway 7 3 2240 5A% 301,620 97%
2 Rite Aid 7 2,100 41% 147,765 45%
3 Krogr 3 1,327 24% 112,033 36%
4 Radey's 3 1,198 24% 123,053 40%
5 1.C. Permey 1 1,112 22% 47,667 1.5%
6 Albertzon's 4 1,00 20% 147,833 458%
7 Haggn 1 83 16% 53,500 17%
2 PetSmat, Inc. ] 637 13% 32076 13%
9 JP Morgn Chase é 632 12% 24,405 05%
10 Vallert s Supermakets | 619 1.2% 41,159 13%

35 b 12302 24 2% | 038 232 33.5%

The above doas not purport to disclose all Bams reguived under GAAP, - If- — —




Lease Expiration Schedule Quarir Budod blarch 31, 3083

(Hhollp-ovwned Froperies)
Anehor Tenanir
Hmber of Leased Pexcend of ABE Pervend of
Leases Brpini GLA Todil Lensed GLA Fer Sy FL Tuisl ARR
2012 3 ] 16% ¥ T8 13%
il | 45 404 L.5%. 925 0&%
14 2 1 i 1% 933 18%
2015 4 145 636 4% 554 16%
2016 3 193 212 3% 157 30%
2017 [ W07 358 6.7 ] 3%
2018 3 2 06 1% 1607 12%
2019 3 122,174 4% 1445 IE%
2020 2 70,20 13% 740 10%
2031+ 4 633 003 A% jER 16.5%
6 1579710 541% P 1077 35,64
M- dAnehor Tenants
Mmber of Leased Pexcend of ABR Pexvend of
Leases GLA Todil Leased GLA PerSq FL Total ABR
012 i 163,167 33% E] 2135 T0%
13 24 179 395 58% ETET 868
014 ] 183 B33 5% 1 LRSS
015 ] 221 gaT 7% 2201 968
2016 oo 216 351 7% 3213 RES
217 33 134 g &30 M3 5%
2018 12 62,13 1% 2531 31%
018 14 8,765 1% 1286 31%
2020 8 42 501 14% 174 15%
FLEIE k3| 14Fp 45% 428 71%
E0) 319561 (R 3 PENEN [EX53
Al Temares
Nurahex of Leused Pumcema of AEBR Paxvind o
Leases Bepixing GLA Total Leased GLA Fex Sq Fi. Total ABR
012 a1 244 117 7% 3 17 24 [
2015 ] 224 701 7% 121 948
0 L 81 e 90% 1753 10.0%
015 9z I6T 543 119% 1548 11.2%
016 103 410 463 5% 1535 12.4%
2017 » 341934 110% 1508 10.1%
218 i1 131,091 L a5 33%
L i 0 % 6.5% 1733 8%
2020 i) 113,105 168 1284 1%
021 ' 780,926 151% 1533 I35
210 TDeATL 100 0% E3 CEE] 100 0%

Pachertossnts arekiia squalts o r grostecthan 15,000 tquerm et

Taom net wizamn sunrses of rm ol sptives m

Tha above dois not purportto disclose alf faws rogived undar GAAP. - 12 - e —




. Supplomerial Dicclosura
Leasin 5 Summ ary Quarier Ended Marck 31, 2012
(Mhollp-owned Froperies)
Naw Ledsas
For the Three Months Ended March 31, 2012
Non-Anchors Anchors Total
Hurmber of Leases 1] - 30
Gross Leasable Area(sq L) 50,553 - 50,553
Iritial Base Rent (350, 1) % 158 % - 3 23.38
Tenant Improvements (35q. £ £ 11.57 b - $ 11.57
Lessing Commissions ($/sq f.) % 280 % - $ 230
Remewals
For the Three Months Ended Maxch 31, 2002
Non-Anchors Archors Total
Murnber of Leases 2l 2 13
Gross Leasable Area(sg L) 34,051 86,057 121,908
Iritial Base Rent ($sy. ) b 30,19 § 703 3 13.67
Tenant nprovenents ($eg £ ] - - $ -
Leasing Corrrrdssions (3iq 2 H - b - %
Tated
For the Thiee Months Ended March 31, 2012
Non-Anchors Arnchors Total
Hustber of Leases 51 2 53
Gross Leasable Area(sg. f1.) 85,504 26,057 172,461
Iritial Base Rent ($/sq. i) % .50 § 7.0 3 16.67
Tenant Improvements ($5q. £ b .54 % s $ 339
Lezsing Commissions ($5q ) b 1.66 % - 3 0.52

Pachertossnts arakaia squalts o r grostecthan 15,000 tquerm fect

The above doas not purport to disclose all Bams reguived under GAAP, - 13- — —




. Supplomontal Dicclosure
Investor Information Quartr Ended Miarck 31, 2012
Retail Opportunity Investments Corp. Investor Relations: Transfer Agent:
WWW.Io1 Erelt com Liz Coughlin Constance & dams
MASDAQ ROIC lcoughlini@roireit.net ComputerShare
03/31712 Stock Price: §12.04 914.620.2702 (o)
914.305.0068 (c) 201,680.5258

Research Coverage

Bank of Amenca Mernll Iynch Craig Schmidt 646.855.3640
Bank of Mcentreal Panl Ademato 212.8854170
Davenport & Company Allen Bach 804.697 2954
CGreen Street Jason White 9459640 8720
Sidot & Company, LLC Jeffrey Lan 2124537029



