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):
November 1, 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) (I.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:

Written 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 November 1, 2012, Retail Opportunity Investments Corp. (the "Company") issued an earnings release announcing its financial results for the quarter ended
September 30, 2012. A copy of the earnings release is attached as Exhibit 99.1 hereto and incorporated herein by reference. On November 1, 2012, in connection with
this earnings release, the Company posted certain supplemental information regarding the Company's operations for the quarter ended September 30, 2012 on its
website, www.roicreit.com. A copy of the supplemental information is attached as Exhibit 99.2 hereto and incorporated herein by reference.

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

Item 9.01 Financial Statements and Exhibits.

(d Exhibits.

Exhibit Ne. Description

99.1 Earnings Release, dated November 1, 2012
99.2 Supplemental Information for the quarter ended September 30, 2012




SIGNATURES

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

RETAIL OPPORTUNITY INVESTMENTS CORP.

Dated: November 1, 2012 By: /s/John B. Roche
John B. Roche
Chief Financial Officer
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EXHIBIT 99.1
Retail Opportunity Investments Corp. Reports Third Quarter 2012 Results
9% Increase in Same-Center Net Operating Income

SAN DIEGO, Nov. 1, 2012 (GLOBE NEWSWIRE) -- Retail Opportunity Investments Corp. (Nasdaq:ROIC) announced today financial and
operating results for the quarter ended September 30, 2012.

HIGHLIGHTS

Net income of $2.6 million, or $0.05 per diluted share for 3Q'12

Funds From Operation (FFO) of $10.2 million, or $0.19 per diluted share @ for 3Q'12
$156.2 million of shopping center acquisitions completed year to date

$58.0 million of shopping center acquisitions under binding contract

9.0% increase in same-center cash net operating income (3Q'12 vs. 3Q'11)

93.1% portfolio occupancy at 9/30/12

26.4% debt-to-total market capitalization ratio at 9/30/12

Extends, expands and lowers borrowing costs of unsecured credit facility & term loan
Quarterly cash dividend of $0.14 per share of common stock declared

(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 fully on track to achieve our
stated objectives for the year. We continue to broaden our portfolio in each of our core markets on the West Coast. Year-to-date, we have
completed $156.2 million of shopping center acquisitions and have another $58.0 million of grocery-anchored shopping centers currently
under contract. Additionally, we continue to capitalize on the demand for space across our portfolio. Occupancy increased for the third
consecutive quarter, reaching a new, two-year portfolio high of 93.1%, and same-center net operating income increased by 9.0%. Along with
broadening our portfolio and achieving solid property operating results, during third quarter we expanded, extended and lowered the
borrowing costs on our unsecured debt facilities, enhancing the company's financial flexibility and capacity to continue growing." Tanz
added, "With respect to our previously announced relocation of the company's headquarters from New York to San Diego and CFO
executive search, we are on track as planned to complete the process by year-end."

FINANCIAL SUMMARY

For the three months ended September 30, 2012, net income attributable to common stockholders was $2.6 million, or $0.05 per diluted
share. FFO for the third quarter 2012 was $10.2 million, or $0.19 per diluted share. For the nine months ended September 30, 2012, net
income was $8.2 million, or $0.16 per diluted share. FFO for the first nine months of 2012 was $30.6 million, or $0.60 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 September 30, 2012, ROIC had a total market capitalization of $988.0 million, including $260.4 million of debt outstanding, equating to
a 26.4% debt-to-total market cap ratio. At September 30, 2012, 80.7% of ROIC's debt was at fixed interest rates and 91.2 % of its portfolio
was unencumbered, based on gross leasable area.

In August 2012, ROIC expanded its unsecured credit facility from $175.0 million to $200.0 million, extended the maturity date to August
2016, and lowered its borrowing costs by approximately 40 basis points. Simultaneously, ROIC expanded its unsecured term loan from
$110.0 million to $200.0 million, extended the maturity date to August 2017, and lowered its borrowing costs by approximately 40 basis
points. Additionally, ROIC has the ability to increase the credit facility and term loan amounts to $300.0 million each, subject to
commitments and the satisfaction of certain other conditions. ROIC utilized the $90.0 million in proceeds from the increased term loan to
pay down outstanding borrowings on its credit facility. At September 30, 2012, ROIC had no borrowings outstanding on its $200.0 million
unsecured credit facility.

INVESTMENT SUMMARY

During the third quarter 2012, ROIC acquired three shopping centers, in separate transactions, totaling $40.3 million. ROIC funded the
transactions with cash and borrowings on its unsecured credit facility. Subsequent to the end of the third quarter, ROIC acquired one
shopping center for $21.6 million funded with cash and borrowings on its unsecured credit facility.

Year-to-date, ROIC has acquired ten shopping centers totaling $156.2 million. In addition, ROIC has binding contracts to acquire three
shopping centers, in separate transactions, for a total of $58.0 million.

The Village at Novato

In July 2012, ROIC acquired The Village at Novato for $10.5 million. The shopping center is approximately 20,000 square feet and is
anchored by Trader Joe's. The property is located in Novato, California, within the San Francisco metropolitan area and is currently 90.6%
leased. Included in the acquisition is an adjacent parcel entitled for an additional 55,000 square feet of retail space, which ROIC is
developing.

Wilsonville Old Town Square

In August 2012, ROIC acquired the remaining interest in Wilsonville Old Town Square from its joint venture development partner for $1.6
million. Additionally, ROIC repaid an existing $13.3 million construction loan securing the property. The property is a newly developed



200,000 square foot shopping center and is anchored by Kroger (Fred Meyer) (NAP). The property is located in Wilsonville, Oregon, within
the Portland metropolitan area and is currently 95.0% leased.

Glendora Shopping Center

In August 2012, ROIC acquired Glendora Shopping Center for $14.9 million. The shopping center is approximately 107,000 square feet and
is anchored by Albertson's. The property is located in Glendora, California, within the Los Angeles metropolitan area and is currently 94.3%
leased.

Bay Plaza Shopping Center

In October 2012, ROIC acquired Bay Plaza Shopping Center for $21.6 million. The shopping center is approximately 73,000 square feet and
is anchored by Seafood City Supermarket, a regional grocery store. The property is located in San Diego, California and is currently 88.0%
leased.

Bernardo Heights Plaza

ROIC has a binding contract to acquire Bernardo Heights Plaza for $12.4 million. The shopping center is approximately 38,000 square feet
and is anchored by Sprouts Supermarket, a regional grocery store. The property is located in Rancho Bernardo, California, within the San
Diego metropolitan area and is currently 100.0% leased.

Manhattan Village Shopping Center

ROIC has a binding contract to acquire Manhattan Village Shopping Center for $14.0 million. The shopping center is approximately 63,000
square feet and is anchored by QFC Supermarket (Kroger). The property is located in Normandy Park, Washington, within the Seattle
metropolitan area and is currently 95% leased.

Santa Teresa Village Shopping Center

ROIC has a binding contract to acquire Santa Teresa Village Shopping Center for $31.6 million. The shopping center is approximately
124,000 square feet and is anchored by Nob Hill Foods, a regional grocery store. The property is located in San Jose, California and is
currently 91.1% leased.

CASH DIVIDEND

On August 31, 2012, ROIC distributed a $0.14 per share cash dividend. On October 31, 2012, the Company's board of directors declared a
cash dividend on its common stock of $0.14 per share, payable on November 30, 2012 to holders of record on November 14, 2012.

2012 FFO GUIDANCE

ROIC has adjusted its FFO guidance for 2012 to be within the range of $0.70 and $0.75 per diluted share and net income within the range of
$0.12 to $0.14 per diluted share. ROIC's guidance takes into account anticipated costs associated with the relocation of its corporate
headquarters to San Diego, California. During the third quarter of 2012, ROIC incurred $1.0 million in costs associated with the relocation
and expects to incur an additional $2.0 million to $2.3 million during the fourth quarter of 2012 associated with completing the relocation.

CONFERENCE CALL

ROIC will conduct a conference call and audio webcast to discuss its quarterly results on November 1, 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: 32354131. 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 November 1, 2012 and will be available until 11:59 p.m. Eastern Time on November 7, 2012. To access the conference call
recording, dial (855) 859-2056 (domestic), or (404) 537-3406 (international) and use the Conference ID: 32354131. 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 September 30, 2012, ROIC's property portfolio included 40 shopping centers
encompassing approximately 4.3 million square feet. Additional information is available at www.roicreit.net.

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

"mon "o

When used herein, the words "believes," "anticipates," "projects," "should," "estimates," "expects," and similar expressions are intended to
identify forward-looking statements with the meaning of that term in Section 27A of the Securities Act of 1933, as amended, and in Section
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.

mon



RETAIL OPPORTUNITY INVESTMENTS CORP.
Consolidated Balance Sheet

ASSETS
Real Estate Investments:
Land

Building and improvements

Less: accumulated depreciation

Mortgage note receivable

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

Cash and cash equivalents

Restricted cash

Tenant and other receivables

Deposits

Acquired lease intangible asset, net of accumulated amortization
Prepaid expenses

Deferred charges, net of accumulated amortization

Other

Total assets

LIABILITIES AND EQUITY

Liabilities:

Term loan

Credit facility

Mortgage notes payable

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

Tenants' security deposits

Other liabilities

Total liabilities

Commitments and contingencies

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

Common stock, $.0001 par value 500,000,000 shares authorized; and 52,518,066 and 49,375,738 shares issued and

outstanding at September 30, 2012 and December 31, 2011
Additional paid-in-capital

Accumulated deficit

Accumulated other comprehensive loss

Total Retail Opportunity Investments Corp. stockholders' equity
Noncontrolling interests

Total equity

Total liabilities and equity

Consolidated Statement of Operations
(unaudited)

For the Three Months Ended

September 30,2012 December 31,

(unaudited)

2011

$ 214,378,236

$ 167,191,883

512,099,087 413,640,527
726,477,323 580,832,410
26,986,503 14,451,032
699,490,820 566,381,378
10,000,000 10,000,000
15,078,373 26,242,514
724,569,193 602,623,892
23,488,823 34,317,588
1,911,564 1,230,808
10,939,801 6,895,806
2,600,000 500,000
35,987,042 32,024,153
585,696 672,679
19,377,748 15,342,132
968,057 825,569

$ 820,427,924 $ 694,432,627

$ 200,000,000

$ 110,000,000

60,410,880 59,905,964
52,334,566 46,700,620
8,037,939 7,475,283
1,863,914 1,552,630
25,676,100 18,309,076
348,323,399 243,943,573
5,253 4,938
522,531,679 484,194,434
(31,186,583)  (19,617,877)
(19,248,213)  (14,094,830)
472,102,136 450,486,665
2,389 2,389
472,104,525 450,489,054
$ 820,427,924 $ 694,432,627

For the Nine Months Ended

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

2012 2011 2012 2011
Revenues
Base rents $15,196,646 $10,469,729 $42,734,688 $ 26,440,798
Recoveries from tenants 3,502,633 2,655,549 10,018,997 6,945,309
Mortgage interest 189,995 430,086 901,645 1,704,094
Total revenues 18,889,274 13,555,364 53,655,330 35,090,201



Operating expenses

Property operating 3,072,670 2,195,280 9,324,140 5,283,526
Property taxes 1,781,639 1,259,174 5,115,361 3,561,641
Depreciation and amortization 7,070,557 5,890,170 20,737,917 14,661,366
General & Administrative Expenses 3,699,852 2,427,693 8,716,378 7,253,816
Acquisition transaction costs 194,191 1,346,851 947,404 1,775,534
Total operating expenses 15,818,909 13,119,168 44,841,200 32,535,883
Operating income 3,070,365 436,196 8,814,130 2,554,318
Non-operating income (expenses)
Interest expense and other finance expenses (3,094,023) (1,739,279) (8,144,879) (3,732,625)
Gain on consolidation of JV 2,144,696 — 2,144,696 —
Gain on bargain purchase — 3,687,205 3,864,145 9,449,059
Equity in earnings from unconsolidated joint ventures 497,311 159,989 1,481,132 1,137,502
Interest Income 419 772 11,280 14,489

Net Income Attributable to Retail Opportunity Investments Corp. ___$2618,768  $2,544,883 _ $8,170,504 __ $9,422,743

Basic and diluted per share: $0.05 $0.06 $0.16 $0.22

Dividends per common share $0.14 $0.10 $0.39 $0.27

CALCULATION OF FUNDS FROM OPERATIONS

For the Three Months Ended For the Nine Months Ended
September 30, 2012 September 30, 2011 September 30, 2012 September 30, 2011

Net income (Loss) for period $ 2,618,768 $ 2,544,883 $ 8,170,504 $9,422,743
Plus: Real property depreciation 3,516,741 2,630,480 10,300,009 6,420,085
Amortization of tenant improvements and allowances 1,117,801 762,651 3,272,549 1,953,162
Amortization of deferred leasing costs 2,949,300 3,078,345 8,890,881 7,768,319
Funds from operations $ 10,202,610 $ 9,016,359 $ 30,633,943 $ 25,564,309
Plus: Acquisition transaction costs $194,191 $ 1,346,851 $ 947,404 $1,775,534
Modified funds from operations $ 10,396,801 $ 10,363,210 $ 31,581,347 $ 27,339,843

Net Cash Provided by (Used in):

Operating Activities $ 9,316,107 $ 7,270,094 $19,196,544 $ 13,823,228
Investing Activities $ (35,156,043) $(111,809,113) $(126,103,241) $ (205,279,334)
Financing Activities $ 39,174,759 $ 97,470,945 $ 96,077,932 $ 114,980,130

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 September 30, 2012 and 2011, ROIC expensed $194,191 and $1,346,851 respectively relating to real estate acquisitions. For
the nine months ended September 30, 2012 and 2011, ROIC expensed $947,404 and $1,775,534, respectively relating to real estate
acquisitions. The table above provides a reconciliation of net income applicable to stockholders in accordance with GAAP to FFO and
modified FFO for the three and nine months ended September 30, 2012 and 2011.

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

Overvjew {marter Ended September 30, 2012

Our Com pany

Retail Opportunity Investments Corporation (Nasdagq:ROIC) (the "Company™) is a [ullv-integrated real estate company that qualifies as a REIT for U.S.
federal income tax purposes, The Company 15 focused on investing in, acquiring, owning, leasing, repositioning and managing a diverse portfolio of
necessity-based retail propenties, including, well-located community and neighborhood shopping centers. anchored by national or regional supermarkets
and drugstores. The Company targets properties strategically situated in densely populated markets in western and castern regions of the United States.
Additional company information is available www.roicreit.com.

Forward Looking Information

Certain information contained herein may constitute “forward-looking statements™ within the meaning of the Private Sccurities Litigation Reform Act of
1995, Such forward-looking statements involve known and unknown risks, uncertaintics and other factors which may cause the actwal resulls,
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
and real estate-related debt investments that meet the Company's investment standards and the time period required for the Company to acquire its initial
portfolio of target assets: the level of rental revenue and net interest income the Company achieves from its target assets: the market value of the
Company's assels and the supply of, and demand for, retail real estate and real estate-related debt investments in which the Company invests; the
conditions in the local markets in whach 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 temants at the properties at faverable rates; the
Company's ability to anticipate changes in consumer buying practices and the space needs of tenants; the competitive landscape impacting the propertics
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 payvments or to comply with any covenants under any borrowings or other deht facilities: the level of the
Company's operating expenses, including amounts we are required to pay to the Company’s management team and to engage third paty property
managers: 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 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 further 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 1o, the Company’s Form 10-0Qs filed quarterly and Form 10-Ks filed annually,  Additionally, the enclosed information does not purport (o
disclose all items under generally accepted accounting principles (“GAAP™),
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Supplemental Disclosure

Balance Sheets o BN Sagtians o 39, 2053

(unaudired, detlars in thousands)
A O

Ll

O3 31T

Aser
Eeal Efale Invedments

Land 3 3 3 [ 167,103
Bubdmgs and improvemmits
Lar acosmuat ed deprecwtsen and amond) (1441
sFRARL 1.eT 56,30
Bl ort pa e rvobes revem able B0000 10,000
Envedmen n snd adeancesio uneonsolidel ed ot venlures 15,078 26,650
Rral Egare fovenmens, wei TI4, 305 654,183 ek AT GOZ.624
Cach and cach squealanie 19,054
Eestrected cash 1,720
Tenant and ather recerraties 2A04
Dieposts 1550
Aequined lade nbanghle adsel et of ascut 14050
Prepasd exp mses B BT
Erefemed charges, net of acoarrdat ed amortizaten 1837 13428 15,543
Odher pssets FEE B33 B3Z B2E
TOTAL ARERTS [ [ TRE 7430 % 604 413
L ipifien:
Tem Laoan 3 ¥ ¥ 110,000 3 110,000
Credit Faciliws 15,000
Bortgags nobes payahle 0410 67,554 9,008
Acquned s mbang 4 af ascurmulaled esertisaice S311S 46,138 18,700
Aecounts payshle ind secrued expen s BOkE 3420 TATS
T enants” pecurily Seposile 1864 1,978 1,553
Ciher labilitses 13676 23 256 18,001 18,308
TOTAL LTABILITIES WEIN 316,475 264,358 243,544
Hquiy;:
[ = ok, § 0001 parvaluy 500,000,000 #ares ath 5 5 5 3
ddbtiomal pacd mcap fal AR84TY 48 484,154
Acnmmilabed daf (26,818} (24451 09.618)
acoumlated other comprehensive loss (17 805} (13,128} (14.095)
sharehaolders aquiy 434233 440,630 430487
TOTAL EQUITY A4 2% 5 632 430485
TG TAL LIABILITIES AND EQUITY 3 3 3 14,230 3 fid 433

The Company’s Form [0 Tor the quartees mded Septeraber 50,5002 and 3001, June 30, 592 and 5000 snd Marda 31, 3002 and 3000, and Form §0-K Tor the pear ended Deornber 31, 3001 shoald be read in
e fuiniction wih the abire fermmatban.

The above does nof purport o disclose all items reguired ander GAAP, -4 -




Supplemental Disclosure

Income Statements o BN Sagtians o 39, 2053

(unauieited, in thonsands, evee per share amoins)

Three Months Fnded Nime Momths Fnded
031 3011 a3l 3l
Revenues:
Base renis 5 15,197 5 14 T L3 42,735 3 26,441
Recoveries from [enant & 3,503 2,656 10,009 6,545
Mnrlj_;l;u receivable 150 4 30 02 1,70
TOTAL REVENUES 18,889 13,555 53,655 35,090
perating Expenves:
Property operaling 3,073 2195 9324 5,284
Properly taxes 1,782 1.25% 5115 3562
Drepreciation and amortization T.071 3,800 20,738 14,661
General & Adminis ralive Expenses 3,700 .8 e 3,716 7,254
Acqusition [Tansmd jon cods 194 1,347 947 1,776
TOTAL OPERATING EXPENSES 15,819 13,119 44,841 32,536
NET OPERATING INCOME 3,070 4 346 3814 2,554
Non-Operating fncome (Expenses):
Interes Expense andother finance expenses (3,094} {1,739y (8. 145) (3,733)
Cadn om consolidation of jodnt venures 2,145 - 2. 145 -
Gain on argain purchase & 1.687 3864 449
Equity in income of meonsolidat ed joint vent ures 4597 1edr 1481 1138
Interest Income ] 1 11 14
TOTAL NON-OPERATING INCOME {EXPENSES) (451} 2108 {643} 6,867
NET INCOME ATTRIBUTABLE T RETAIL OPPORTUNITY INVESTMENTS CORP. % 2,610 % 2544 -] 5171 i 9,422
NET INCOMEPER CONMON SHARE - BASIC 5 0,05 5 0,046 5 .16 5 0.22
NET INCOMEPER COMMON S HARE - DILUTED 5 0,05 5 0,06 5 0146 5 0.22
Welghted average common shares onistanding - basic E1,441 41,974 S0, 483 41,929
Welighted average commaon shares oulstanding - il ted 53,446 42,052 51,265 41,997
The Company’s Form: 1k G Tor the quariess ended Septenber 30,3002 and 3001, June 30 3002 and 3001 and Mardh 31, 3002 and 3001, and Form 10K for the year ended Deomnb ey 51, 5011 showbd be read n oomjumd lon
vt L b e el i, m

The above does not purport to disclose all items regrired wunder GAAP, -5 - — e—




Supplemental Disclosure

Funds From Operations Quarter Ended Scptember 30, 2013

(enrearinelited, in thonsands, except per share amains)

Three Months Fnded Nine Months Fnded
09301 3011 093012 0901
Funds frem Operations: (FFOMI)
el mcome for the penod 3 2619 5 2544 3 2171 5 9,422
Pl
Real property deprecialion 3,606 2,630 10,389 6,420
Amaort ization of tenant improvements and allowances 1,028 Te3 3,183 1.953
Ameartization of deferred leasing coat s 2,949 1078 3801 7,768
FUNDS FROM OF ERATIONS - BASIC 8 10,203 5 2015 5 30,634 5 15,563
FUNDS FROM OP ERATIONS - DILUTED & 10,203 3 9015 5 30,634 5 15563
FUNIXS FROM O PERATIONS PER SHARE - BASIC 8 0.0 5 0.21 5 &1 5 0.61
FUNDS FROM O PERATIONS PER SHARE - DILUTEDR 5 0,19 3 0,21 5 L6 5 0.61
Weighted average common shares ot sanding - basic 51441 41,974 50,483 41,929
Weighted average common shares o danding - dihded 53,446 42,052 51,265 41.997
Commaon dividends per share 5 014 8 0110 & 0345 5 0.7
Cash Dividend 5 7226 S 4168 5 19,743 5 11,301
Mediffed Funds fom Op enations: (MFFO)
Funds From Operations 5 10,203 5 015 5 30,634 5 25,563
Prhes: A cauizit iom transad ion coss 194 1,347 947 1.776
MODIFIED FUNDS FROM OPERATIONS - BASKC & 10,397 i 10,362 5 31,582 -1 17,239
MODIFTED FUNDS FROM QPERATIONS - INLUTED 5 10,397 3 10,362 5 31,582 5 27,33%
MO DIFIED FUNDS FROM O PERATIONS PER SHARE - BASIC 13 0,10 § 015 b 063 3 0.65
MO DIFIED FUNDS FROM O PERATIONS PER SHARE- MLUTED & n1e 5 015 5 062 5 0.65
Dividend FFaQ T1% 46% 64%% 44%%
Dividend MFFD TO%s 40%a G305 41%%

1] - Frends From eperations (“FFOS), b o widely- recoguited nom GAAF Foancial seravare for RETT s (ke th e Corpany brilrresnism condderrd with financial atmrests determined i somedance with GAAF, provides addinioss | and useful means to ssees our fissscil
performance, FFO b frequenily used by securities analysts, invesiors and ocher interesied parties to evalet e the perfomance of EEITs, most of wiich presmd FFO almg with met meoore as cakoalvied im scosrdance with GAAF,

Thie Caimpany cuspites FRO i acmidancs with e “White Papes™ on FPO publbled by (e Natlons] Asisclathsn of Beal Easte b easent Tesits ("RARFEITY ), which dafles FPO a6 et noosee sotelbatah be o common dhaschoben (dete imined ba soosedance with GAAF)
xchuding gaina or Jes fromm debl restrodurisg and saies of propery, phis real edaie relabed dep reclation and smort Bation, ssd after sdjustments for parinerh ipe and sncamalidated joint ventures. The Company conalders FFO 3 meaningul, addk ional meamire of operating
perfarmandce kecause i primarily svchedes tie sssamplion that (b vabse of 15 el Sate wsels diminidees prediushly over tie s B0y ansly s ve scoepued ILas s perfonmsse mesaire. Howerer, FFO:

wdoes not represent cash Mows from operating sctvities in sooordasce with GAAF (whidh, unike FFD, gmerlly raleas ol ceth efTens of transaccions and other events in de deteninaion of net incomet and

wihinid nl be conildeed an altrmathoe 10 ol ncome ai an kdkol ke of our pefarmanc.

FF¥ras defined by us may not be comparss e to simllarly tkled bawas reported by other real edate nvestment inusts Sue to possitde d feren ces in the app bostom of the SAREIT definkion used by such KEITs.

The Company’s Form 10 G Tor the quariers ended September 30,3002 and 3001, June 30 3042 and 3001 and Mardh 31, 3002 and 3001, and Form 10k K Tor the year ended Deommher 31, 5011 showbd be read in
e fuunction with the abire Efsrmmatan

The above does not purport to disclose all items regrired wunder GAAP, -6 - e —




Supplemental Disclosure

Summary of Debt Outstanding Quarter Ended Seprember 50, 2012

(unraiectited, dollars in thausarids)
Outstanding Artmal GAAP Maturiey Percent of
Bialan o Inieresi Bale Interesi Bate (1) Traie Total ladehicdng i
Figed Bate Debi:
Gadewry Villege 1 Loan 8,757 5.6% 1% (a0 BEY 146%
Caeway “illage 1T Loan & 810 k% LERO BT
Euclid Flaza Loan 855 53%
Cowntry Club Cate Loan 12,537 41%
Ermisznge Town Cenler Loam 186 4.5%
it owary Willlags 110 Loan T8N 1.5% aronns
Inierest Rale Swaps 1 50,000 A4.5% WVari o 57 0%
Total Fixed Hals Dbl % I0E B69 47% 80.7%
Variable Raie Diebd:
Crodit Facility = 1LF% L% 001204 L
Teim Loan Ferildy 100,000 1.B% 2.0% oR/I0Ns 7Ta%
Enterest Rale Seaps (150 0003
Total Variahlc Rale Debis 3 30004 1.F% 19.3%
TOTAL DFET 3 I5E 86D 3.4% AA% 10,085
Nl Ui ertiped Premiuma o Morl giges 1542
TOTAL DEHT- NET 5 e ALl
Frimcipal Mainrities
Primeipal Principal Principal due at Percentage of
Mutmrities Amertization Mimtu ity Credit fadlities Total it Mmturing Summary of Umen cumbere AEncumbered propenies (2)
012 L2 T = = ¥ 06 0.1% #uf
2013 8l : = a1 LELL Prepertics GLA s ]
2014 TEE 20305 . 21 093 E.5% Unemcumbered properiies s JATELIE o1.1%
2015 T0E IE168 = a@aT 1109 Emcumbered progerlics 4 335,033 BB
20146 41 TATE E 7213 1.8% 33 3,810,138 100085
2017 . . 204,000 200,000
3 3334 % JE64E § 2000 3 1SE.ETO
Ml Unimortized Pocmiume on Mo gxped 1,542

I 16011
—_—

(1} - Forfliects the marker interest rate o the datethe mon gage was ssumed.

(3] Diaes ot i hasde umonnsodsdatied foint ventuzes,

The above does not purport to disclose all items regrired wunder GAAP, - 7= — e—




Supplemental Disclosure

2012 Property Acquisitions Quarter Ended Seprember 50, 2012

(doliars i thousands) i “ e

Shapping Cenlers Laatian Acguired Oramed At GLA

1 ez

Gateway Shopping Cenler Marywvillle, WA LS LA 1001 3 19,300 101,240

EwclidFlam Han Miego, CA 0312812 1000 % 15 500 T5 659
Total 1 2012 A5 A00 176 509

20 e

Aurora Square Shoreline, WA LERV H 10104 i 4,192 36030

Marlin Cove Foster City, CA 0541z 1000 % 17 380 T3 NEG

Seabridge Marketplace onard, CA 0812 100.0% 19001 93,764

Greem Valley Falian Cameron Park, CA 081512 100, % 8ATD Ly 271
Toial 20} 2002 A% 3% 237 141

g ez

The ¥illage 2t Novato Movato, CA o7rzan: 1000 -3 10500 20 043

Glendora Shopping Cenler Glendora, CA 0E01A2 100.0% 14 B30 106 5358

Wiksanville O3l Tawn Squire Wilasnville, OF, QEDLA2 100.0%% 14200 0T
Total 30 2012 40,251 176418
Total 2012 Acquiritiens 3 1 34 684 610 S50

The above does not purport to disclose all items regrired wunder GAAP, - 8- — e—




Property Portfolio Quwier En i Bt 3 03

(dodars in thousands) - Date -

Shopping Centers City Silsle Ohaned Acguired GILA Lensed ABE (1) Mnjor Tenamis
Suaditicod Shopping O i
Novihern Col{fErmia
Morwoed Shapping Center Smcraments oA 0 0% 0G0 &R 851 aTI% 5 1,165 Viva Sepermarket, Rite Aid, Titi Trende
Ploasant Hill Markotplace Floaeant Hill CA 100.00% U080 69,713 1000 1343 Bary Buy Baby, Oifics Dapat. Baseot Fumiture
Fimele Visla Sheppng Cenler Finele A 1000 FIEU TN 165,028 1,696 Fanard, SaveMart (Lucky) Sopemarket g1y
Millls Shopping Center Esnehe Cerdova A 100.0% 021711 139081 39 Warehouse Markets, UEL College, Dollar Tree
Merada Ranch Sockion CA 10004 G861 101,842 PE.1% 1143 Ralsys Sopsomarksi
Coantry Cleb Cite Centex Faalie Grave A 1000 DTOEL e 33 A33% 1,776 Sav eMart | Locky ) Supermarket, Fite Aid
Marlin Cove Foster Ciny A 100.0% 00472 TE14E BRA%N 1311 90 Ramch Marke
The Willags af Novata Mavalo CA 1000 OTAN2 20043 D06% 1311 Trader Jos's

Merilern California Toials E6T0T4 hi% (EREL
Sl ern il ffim i
Parmmaumt Plazs F sl [+ 100.07% VX2 25062 06.5% 1,729 Fresh & Esey, Rite Ald TJ Maxx
Samta Ama Dawntovn Flaza Sarda Ana [+ 10000 [ B R 100304 10405 1,767 Eroger(Food 4 Lass) Sapommarket, FAMSA
Tt eway Village Chmo Halls A 100.0% 1xTha 6057 100.0% 3724 Spaoid s Famaers Market
Syeamore Creck Carenn =] 100.0% 0010 Ta19% T 1458 Safeway (Vons) Supermarket, OV gy
Markstpls e Del Ris O candds A 1000 diEL 77136 06% EARTY Seater Brothers Sapormarker, Walgreens, Ace Hardwang
Renmisasce Towne Cemlre San Duega cA 1000 0EO211 2074 100.0%% 1980 Ve
Diesert Springs Marketplace Pl Dt ca 100.0% L2 2 At 105,137 DEE% L2n4 Eroger (Balph's) Sopermarket, Biie Aid
Fuaxlid Plaza San Dicgs CA 100.0% ORI 75559 100.0% 1,200 Vallawta Sopermarket, Walgroens
Eeabridge Marketplace Onmard [+ 1000 oxELA2 B, TR D4.0% 1338 Vien's Sopermarker
{lendosa Shopping Center Hendera A [ Lot oRO12 06538 04.3% 1311 Albrteen's Sapermarket

Southern Califemis Towls FTTHGR % 15918
Porfand MWegvpoliim
Vancowver Market Center Vaneouver WA 100.0%% D&1710 118385 38N ED3 Alterteens Supermarket
Huppy Yalley Town Camter Happy Valley OR 100.0% 0714710 132894 973% Le0d Mew Seasons Supermarket
Dregom City Foimt Uregon City OR 190.0% o740 F5 304 76T ™ Starbaacks, Wost Coast Bank, Fedfix Finke's
Cascade Sl Town Sguic Wedl Lina O 100.0% O=FE00 95208 100.0% 1441 Saleway Supcrmarket
Hanitage Market Conter Wanceurar WA ek O30 107,468 25.1% 1536 Safoway Supermarkct
Division Crossing Fortland o 100.0% 1222110 26311 647 Bte A
Halsy Crossing Cirgdham OR 100,00 LEER10 #0428 B13 Safaway Supormarkt, Dollar Tres
Hillsbags Masket Center Hallibera: O 1000 (R 156,020 RA 2228 ARrtien's o, Dallar Tree,
Wilsonville O34 Tewn Sqpamre Wilsssnalle oR 1000 BTA10 40037 05.0% 044 Eroger (Fred Meyer) 2}

Partland Metropslitan Toeale F0E.168 LR L 11,599

The above does nof purport o disclose all items reguired ander GAAP, -9 -




Property Portfolio, cont.

Supplemental Disclosure
{marter Ended September 30, 2012

(doliars i thousands) - Date -
Shopping Cenlers City Silsle Ohaned Acguired GILA Lensed ABE (1) Mnjor Tenamis
Sl Metropalflan
Meridan Valley Plaza Femt WA 100.0% axm1no 31,597 100.0% 615 Kroger [QFC) Supermahct
The Market ai Lake Sevens Lake Sevens WA 180 6% 10 Fa.130 100 %% 1308 Maggen Foad & Pharmacy
Crossrsads (1) Bellevue WA 490 VR0 445,758 06,95 &8R4 Kroger (QFC) Supermanket, Bed Bath & Beyond, Sperts Autherity
Canyon Pk Shopping Cantar Bathiell WA 1000 FTERAL [Fa N5 5 DA% (L] Albarteon's Saparmarket, Fite Aid
Harukis Prairic Shapping Center Lascy WA 100.0% [T 100.0% 1,784 Safeway Supermarket, Dollsr Tree, Big Lets
The Eress Balding Searille WA 100.0% =011 ] x 100.0% 1L,n3 B Supermarket, LC. Penney
dateway Shopping Center Marysvills WA oot (ST 101,230 1008 1177 WinCs Foods (2. Bite Aid, Boss Dress For Less,
Augara Square Fhoschne WA 1000 030212 3R,030 100.0%% 309 Central Supersmrkets
Searde Metropolitan Tetals 1862738 EA% 16379

ATABRLIZE D SHOFPING CENTERS 5300845 FEA% R
FB0%5 (heved SAEE0180 A% 23,845
Loiret Frmpare 445,748 5% LALL]

Tatsl 5300948 A% 31
Ropoaddewing Shoppiag Combers
Phillips Vllage Fomena [ 100.5% [ LT 113,872 $9.0% 1061 Fresh Choiee Sopermarket
Claremant Promemade Clarcemans CA 1000 ORER10 1,529 B9.2% LI Seper King Sopermarkee
Munbis Vill age Eandhe Cordava cA 100.0% o7 71318 BB.0% BT Spaghetli Fastory Reitasmant, Catllemens Redlar st
o Hill Sgmre Shopping Center Zaphyr Cove Y 1000 0RELLL 115,984 T8 1638 Safeway Supermarket, US Postal Serviee
dreen Vallsy Hatien Cameran Park A 1000 -4 R 53,245 72.0% &4 [&]
REPOSITIONING SHOPFING CENTERS 454,945 T L 2467
FOTAL FROFERTY PORTFOLIO 4255 95 F3.1% 5,796

— —

13- Anrraal base rmd (A BE ) b eqeal to manthly vl om s ssnualed baik, o Juse 30, 2012 Anmsalbase rent dom net inchede consmisions or fofure rml s s,

20 - Thiese retallers v Ml oW SFCe 600 T 108 LAt s of the Company.
- Tchiies 100 peromnt of propertie owned by usconeslidated jeint venures.

The above does not purport to disclose all items regrired wunder GAAP,
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Supplemental Disclosure

Top Ten Tenants Quarter Ended Seprember 50, 2012

(Based on ABR for Whelly-ewned Properties)

Number of Percent of Percent of
Tenant Leazes ABR Toial ABR GLA Total Leased GLA

1 Safeway 7 1 318 53% 345,253 9.8%
2 Rite Axd 7 2,100 35% 147,765 4.2%
3 Albertsons Supermarket 4 1,354 2.3% 200,445 5.7%
4 Kroger / QFC 3 1,327 22% 112,033 3.2%
5 1.C. Paney 1 1,112 1.9% 47,667 1A%
6 Raley's 1 1,065 1.8% 65,508 1.9%
T JP Morgan Chase 8 B 1.5% 31,965 0.5
8 Haggen Food & Phamacy 1 836 1.4% 53,500 1.5%
9 MNew Seasoms Market 1 BOO 1.4% 50,000 1.4%
10 K Mart  Sezars 3 692 1.2% 119487 3.4%
34 5 13,268 22.4% 1,174,623 33.3%

The above does not purport to disclose all items regrired wunder GAAP, - Il - I— —




Supplemental Disclosure

Lease Expiration Schedule Quarter Ended Seprember 50, 2012

(Whellp-owned Properties)
Ancler Tenants
Lewsed Fercent of ARE FPercent ol
L Totul Lessed GLA Per 5 q. Fi. Totsd ABR
iz - [ULE 3 - 0
003 E 00 .
2004
00
2018 193,532
007 186,156
018 163819
09 132174
200 136,920
2021+ #2547

Nen-Anchor Tenans

Lewved Fercent of ARR Pereent of
Ll Tt Leased GLA Per S q. Fi. Totad ABR
5,086 16% § 20,55 21%
174,963 10.6% 2487 T3%
195,420 11.5% 2259 T&%
1 191596 17.8% 20L& 10&%
o9 314m0 14.1% 21%
109 169,538 164% 10.3%
3 97, T2 55% . 3%
13 L 1%
9 56, T 1l
3l AT %1%
[7H T 51.4%
AR Tenanis
Number of Leased Percent of
Leases lrin; Gl Toind ABR
012 17 59,056 L%
EL E 0 174 968 THa
2004 11 6757 #1%
ELIE) 128 438,321 124%
Ll L 14 420,051 L1.6%
w7 1% 455 654
2008 =] 26T611 T
019 1% 186,262 14%
200 132 193,716 3.3
2020+ ™ L0sL021 I
T14 3513457 100,05

Aschir Leanliare ks equal 1o greates than 15,000 square fer.

Dears not asuume eerche of smeval optiens m

The above does not purport to disclose all items regrired wunder GAAP, - I2 - — e—




Leasing Summary

(Whellp-cowned Properties)

New Leases

Mumber of Leases

Gross Lessable Area(sq. ft.)
[nitial Base Rent ($%q. 1)
Tenant Improvements ($sq. 1t.)
Lessing Commissions (85, fi.)

Renewals

Mumber of Leases

Gross Leasable Area(sq. ft.)
Initial Base Rent (8/sq. ft.)
Tenant Improvements ($/sq. ft.)
Leasing Commissions (8%q. i)

Total

Mumber of Leases

(iross Leasable Area(sq. ft.)
Imitial Base Rent (850 )
Tenant Improvements ($sq. ft.)
Lezsing Commassions ($/sq. 1)

For the Three Months Ended Seplember 30, 2002

Supplemental Disclosure
{marter Ended September 30, 2012

For the Nine Months Ended 5 ¢ ple mber 30, 20012

Non-Anchors Anchors Toial Non-Anchors Anchors Total
26 ! 27 BT 2 BY
63 838 7.653 TLA21 175,698 53,385 231,083
5 17.59 5 B.50 1 16,62 5 20.75 g B.50 - 17.81
5 26.85 & 27.00 % 2087 % 17.26 ] 33 5 21.24
% 1.91 % 200 % 192 % 280 3 200 5 261
For the Three Months Ended September 30, 2002 For the Nine Months Ended S ¢ ptember 30, 2012
Mon-Anchors Anchors Total Non-Anchors Anchors Total
10 | 11 50 t 58
26,365 26,062 52427 110,236 239,375 349,611
5 17.62 3 329 5 12,98 5 2.2 3 7.34 £ 12.03
5 1.69 5 1.71 5 1.70 5 (L] 5 - 5 013
3 - 5 - b = 5 . -] 0.07 5 0.05
For the Three Months Ended September 30, 2012 For the Nine Months Ended 5 e pte mber 30, 2012
Mon-Anchors Anchors Total Non-Anchors Anchors Taotal
36 2 38 137 10 147
90,203 33,715 123,918 285,934 294,760 580,694
% 17.60 $ 483 % 14.13 % 21.31 3 7.56 5 1433
5 19.50 £ 6.13 £ 15.86 £ 1076 £ 6.37 5 8253
5 133 % 045 5 1.11 5 1.72 3 0.4 - 1.07

The above does not purport to disclose all items regrired wunder GAAP, - I3 -

Aschir Leaniare leasr Fqual 1o greater than 15,000 s-quare fe. The anchor lease reflcted i e quarter mded Srptrmber 30, 2002 ep reimits sddiliomal iqusre oot ge baied 1o an ebling snchor trnant.




Investor Information Ouarter Entht Septeben 3, 2003
Retail Opportunity Investments Corp. Investor Relations: Transfer Agent:
www.roicreil.com Ashley Bulot Constance Adams
NASDAQ: ROIC abulot(@roireii.net ComputerShare
09/30/12 Stock Price: $12.87 858.255.4913 (o) constance.adamsi@computershare.com
T60.688.8647 (c) 201.630.5258

Research Coverage

Bank of America Merrill Lynch Craig Schmidt 646.855.3640
Bank of Montreal Paul Adomato 212.885.4170
Davenport & Company Allen Bach 804.697.2954
Green Street Jason White 949.640.8780
Sidoti & Company, LLC Jeftrey Lau 212.453.7029
Raymond James RI Milligan 727.567.2660
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