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Item 2.02 Results of Operations and Financial Condition.

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

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

Item 9.01 Financial Statements and Exhibits.

(d Exhibits.

Exhibit Ne. Description

99.1 Earnings Release, dated July 30, 2014
99.2 Supplemental Information for the quarter ended June 30, 2014




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: July 30, 2014 By: /s/ Michael B. Haines
Michael B. Haines
Chief Financial Officer

RETAIL OPPORTUNITY INVESTMENTS PARTNERSHIP, LP

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

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




EXHIBIT 99.1
Retail Opportunity Investments Corp. Reports Strong Second Quarter Results
$253.6MM of Acquisitions, 16.7% Increase in FFO Per Diluted Share, Reaffirms 2014 FFO Guidance

SAN DIEGO, July 30, 2014 (GLOBE NEWSWIRE) -- Retail Opportunity Investments Corp. (Nasdaq:ROIC) announced today financial
and operating results for the three months ended June 30, 2014.

HIGHLIGHTS

Net income of $0.07 per diluted share for 2Q'14

16.7% increase in FFO ) per diluted share to $0.21 (2Q'14 vs. 2Q'13)

$253.6 million in shopping center acquisitions completed in 2Q'14

$357.8 million in shopping center acquisitions committed year-to-date

96.8% portfolio leased rate at June 30, 2014

2.8% increase in same-center cash net operating income (2Q'14 vs. 2Q'13)

8.3% increase in same-space cash annualized base rent (new and renewed leases)
$205.5 million of net proceeds raised through common share offering

96.1% of company's warrants retired to date (remaining warrants expire Oct. '14)
31.6% debt-to-total market capitalization ratio at June 30, 2014

3.5 times interest coverage ratio for 2Q'14

ROIC added to the S&P SmallCap 600 Index

Quarterly cash dividend of $0.16 per share declared

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

Stuart A. Tanz, President and Chief Executive Officer of Retail Opportunity Investments Corp. stated, "We are on pace to have another
strong year of setting new records for the company across each key aspect of our business. Year-to-date, we have already secured $357.8
million of shopping center acquisitions, including our largest and most significant acquisition to date, Fallbrook Center. In terms of property
operations and leasing, we ended the first half of the year at a new, all-time high portfolio leased rate of 96.8% and again achieved solid
growth in same-center net operating income and same-space comparative rents. With respect to our balance sheet, thus far in 2014 we have
raised $268.1 million in equity proceeds to fund our acquisition program and maintain our conservative financial ratios." Tanz also
commented, "With the strong fundamentals across our core markets, together with the ongoing demand for space and multitude of
opportunities embedded in our portfolio to enhance value, we are heading into the second half of the year with great momentum and are
well-positioned to continue growing our business."

FINANCIAL SUMMARY

For the three months ended June 30, 2014, net income attributable to common stockholders was $5.8 million, or $0.07 per diluted share, as
compared to net income of $2.5 million, or $0.03 per diluted share for the three months ended June 30, 2013. FFO for the second quarter of
2014 was $17.0 million, or $0.21 per diluted share, as compared to $12.7 million in FFO, or $0.18 per diluted share for the second quarter of
2013, representing a 16.7% increase on a per diluted share basis. For the six months ended June 30, 2014, net income was $9.0 million, or
$0.12 per diluted share, as compared to net income of $4.8 million, or $0.07 per diluted share for the first six months of 2013. FFO for the
first six months of 2014 was $33.6 million, or $0.42 per diluted share, as compared to $24.2 million in FFO, or $0.36 per diluted share for
the first six months of 2013. 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 June 30th, 2014, ROIC had a total market capitalization of approximately $2.2 billion with $684.3 million of debt outstanding, equating
to a 31.6% debt-to-total market capitalization ratio. ROIC's debt outstanding was comprised of $116.5 million of mortgage debt and $567.8
million of unsecured debt. At June 30, 2014, ROIC had $121.8 million outstanding on its unsecured credit facility. For the second quarter of
2014, ROIC's interest coverage was 3.5 times and 86.5% of its portfolio was unencumbered (based on gross leasable area) as of June 30,
2014.

ACQUISITION SUMMARY

During the second quarter of 2014, ROIC acquired three shopping centers, in separate transactions, for a total of $253.6 million. During the
first six months of 2014, ROIC acquired five shopping centers, in separate transactions, for a total of $322.7 million. Additionally, ROIC
currently has a binding contract to acquire a grocery-anchored shopping center for $35.1 million.

North Park Plaza

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

Aurora Square

In May 2014, ROIC acquired a shopping center for $15.8 million, located in Shoreline, Washington, within the Seattle metropolitan

area. The property is approximately 66,000 square feet and is contiguous to an existing ROIC grocery-anchored shopping center, Aurora
Square. The newly acquired property, together with Aurora Square, aggregate 104,000 square feet and is anchored by Marshall's (newly
acquired property) and Central Supermarket (ROIC's existing shopping center). The combined shopping center is currently 96.8% leased.



Fallbrook Center

In June 2014, ROIC acquired Fallbrook Center for $210.0 million. The property is located in West Hills, California and is one of the leading
shopping centers serving the West San Fernando Valley, a densely-populated, affluent community within the Los Angeles metropolitan

area. The property totals approximately 1,120,000 square feet of gross leasable area (751,000 square feet of owned GLA). Fallbrook Center
is currently 98.5% leased, featuring three supermarkets (Kroger (Ralph's) Supermarket, Trader Joe's and Sprouts) along with a diverse mix
of major retailers including WalMart, Home Depot, Target, and Kohl's among many national, regional and local retailers.

Wilsonville Town Center

ROIC has a binding contract to acquire Wilsonville Town Center for $35.1 million. The shopping center is approximately 168,000 square
feet and is currently 93.4% leased, anchored by Unified (Thriftway) Supermarket and Rite-Aid Pharmacy. The property is located in
Wilsonville, Oregon, within the Portland metropolitan area, and is situated in close proximity to ROIC's existing Wilsonville Old Town
Square, which ROIC developed in 2012. ROIC expects to fund the acquisition in part with the issuance of $15.7 million in ROIC common
equity in the form of operating partnership units, based on a value of $16.00 per unit.

DISPOSITION SUMMARY
During the second quarter, ROIC sold one non-core property, Phillips Village, for $16.0 million, recording a net gain on sale of $3.3 million.
CAPITAL MARKETS SUMMARY

In May 2014, ROIC was added to the S&P SmallCap 600 Index. In June 2014, ROIC completed an underwritten public offering of common
stock, issuing 14,375,000 shares, including the underwriters' overallotment option. The net proceeds from offering, after deducting
underwriting discounts and commissions and offering expenses, totaled $205.5 million.

WARRANT UPDATE

During the second quarter of 2014, approximately 2.8 million warrants were exercised, providing ROIC with $33.1 million of
proceeds. Thus far in the third quarter of 2014, approximately 0.6 million warrants have been exercised, providing ROIC with $7.2 million
of proceeds.

To date, 96.1% of ROIC's outstanding warrants have been retired, including: approximately 22.9 million warrants exercised (including 18.9
million warrants exercised in 2013 and 4.0 million warrants exercised year-to-date in 2014), providing ROIC with $274.5 million of
proceeds; approximately 16.6 million warrants repurchased by ROIC in 2013, for an aggregate purchase price of $32.8 million; and all 8.0
million founders' warrants exercised on a cashless basis in 2013. ROIC currently has approximately 1.9 million warrants outstanding,
scheduled to expire in October 2014.

CASH DIVIDEND

On June 27, 2014, ROIC distributed a $0.16 per share cash dividend. On July 30, 2014, ROIC's board of directors declared a cash dividend
of $0.16 per share, payable on September 29, 2014 to stockholders of record on September 15, 2014,

CONFERENCE CALL

ROIC will conduct a conference call and audio webcast to discuss its quarterly results on Thursday, July 31, 2014 at 10:00 a.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: 48500148. A live webcast will also be
available in listen-only mode at http://www.roireit.net/. The conference call will be recorded and available for replay beginning at 1:00 p.m.
Eastern Time on July 31, 2014 and will be available until 11:59 p.m. Eastern Time on August 11, 2014. To access the conference call
recording, dial (855) 859-2056 (domestic) or (404) 537-3406 (international) and use the Conference ID: 48500148. The conference call will
also be archived at http://www.roireit.net/ for approximately 90 days.

ABOUT RETAIL OPPORTUNITY INVESTMENTS CORP.

Retail Opportunity Investments Corp. (Nasdaq:ROIC), a member of the S&P SmallCap 600 Index, 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 June 30, 2014, ROIC owned 59 shopping centers
encompassing approximately 6.9 million square feet. Additional information is available at: www.roireit.net.

"non "o mon

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

mon

RETAIL OPPORTUNITY INVESTMENTS CORP.
Consolidated Balance Sheets

June 30, 2014 December 31,



ASSETS
Real Estate Investments:
Land

Building and improvements

Less: accumulated depreciation

Real Estate Investments, net

Cash and cash equivalents

Restricted cash

Tenant and other receivables, net

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

Senior Notes Due 2023

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 90,489,973 and 72,445,767 shares issued and
outstanding at June 30, 2014 and December 31, 2013, respectively

Additional paid-in-capital

Dividends in excess of earnings

Accumulated other comprehensive loss

Total Retail Opportunity Investments Corp. stockholders' equity
Non-controlling interests

Total equity

Total liabilities and equity

RETAIL OPPORTUNITY INVESTMENTS CORP.
Consolidated Statements of Operations
(unaudited)

(unaudited)

2013

$ 523,196,947

$ 458,252,028

1,161,380,007 914,181,620
1,684,576,954 1,372,433,648
69,716,583 57,499,980
1,614,860,371 1,314,933,668
9,537,945 7,919,697
1,223,053 1,298,666
25,435,735 20,389,068
25,000 775,000
74,316,694 55,887,471
815,737 1,371,296
38,315,993 33,121,980
2,409,026 3,392,997

$1,766,939,554 $ 1,439,089,843

$200,000,000 $ 200,000,000
121,750,000 56,950,000
246,006,615 245,845,320
116,537,497 118,903,258
115,023,731 85,283,882

9,424,158 11,923,998
3,706,544 3,422,910
18,621,782 11,350,409
831,070,327 733,679,777
9,043 7,238
977,242,954 732,701,858
(62,662,696)  (47,616,570)
(10,124,044) (8,969,137)
904,465,257 676,123,389
31,403,970 29,286,677
935,869,227 705,410,066

$1,766,939,554 $ 1,439,089,843

For the Three Months Ended For the Six Months Ended

June 30, June 30, June 30, June 30,
2014 2013 2014 2013

Revenues
Base rents $ 28,134,808 $20,161,341 $ 55,671,712 $ 39,510,902
Recoveries from tenants 8,379,966 5,474,089 15,993,807 10,219,377
Mortgage interest — 208,197 — 412,256
Other income 400,060 219,839 1,599,451 305,380

Total revenues 36,914,834 26,063,466 73,264,970 50,447,915
Operating expenses
Property operating 5,935,126 4,081,626 12,197,166 8,240,507
Property taxes 3,817,362 2,782,806 7,405,536 5,097,984
Depreciation and amortization 14,257,274 9,176,706 27,621,340 18,057,836
General and administrative expenses 2,775,877 2,727,039 5,336,729 5,494,726
Acquisition transaction costs 311,098 519,532 528,831 928,368



Other expense
Total operating expenses

Operating income

Non-operating income (expenses)

Interest expense and other finance expenses
Equity in earnings from unconsolidated joint venture
Gain on sale of real estate

Income from continuing operations

Loss from discontinued operations

Net income

Net income attributable to non-controlling interests

Net Income Attributable to Retail Opportunity Investments Corp.

Net earnings per share - basic:
Income from continuing operations
Loss from discontinued operations

Net earnings per share (1)

Net income per share - diluted:
Income from continuing operations

Loss from discontinued operations

Net earnings per share

Dividends per common share

130,080 186,062 346,910 154,956
27,226,817 19,473,771 53,436,512 37,974,377
9,688,017 6,589,695 19,828,458 12,473,538
(6,955,781)  (3,445,396) (13,829,979) (7,270,547)
— 40,242 — 271,436
3,318,526 — 3318526 —
6,050,762 3,184,541 9,317,005 5,474,427
— (713,529) —  (713,529)
6,050,762 2,471,012 9,317,005 4,760,898
(217,012) —  (351,570) —
$5,833,750  $2,471,012 $8,965435 $ 4,760,898
$0.08 $0.05 $0.12 $0.09

— (0.01) — (0.01)

$0.08 $0.04 $0.12 $0.07
$0.07 $0.04 $0.12 $0.08

— (0.01) — (0.01)

$0.07 $0.03 $0.12 $0.07

$ 0.16 $ 0.15 $0.32 $0.30

(1) Earnings per share may not add due to rounding.

CALCULATION OF FUNDS FROM OPERATIONS
(unaudited)

Net income attributable to ROIC
Plus: Depreciation and amortization

Three Months Ended June 30, Six Months Ended June 30,

Depreciation and amortization attributable to unconsolidated joint ventures

Gain on sale of real estate
Loss from discontinued operations
Funds from operations — basic

Net income attributable to non-controlling interests
Funds from operations — diluted
CONTACT: Ashley Bulot, Investor Relations

858-255-4913
abulot@roireit.net

2014 2013 2014 2013
$5833,750  $2471,012 $8,965435 $ 4,760,898
14,257,274 9,176,706 27,621,340 18,057,836
— 353,254 — 705,330
(3,318,526) —  (3,318,526) —
— 713,529 — 713,529
16,772,498 12,714,501 33,268,249 24,237,593
217,012 — 351,570 —
$16,989,510  $12,714,501 $33,619,819 $ 24,237,593
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Supplemental Divclosure

01’8 rview Quarter Ended Fine 30, 2014

Our Company

Retail Opportunity Investments Corporation (Nasdaq:ROIC) is a fully integrated, self-managed real estate investment trust ("REIT™). ROIC specializes
in the acquisition, ownership and management of necessity-based community and neighborhood shopping centers, anchored by national or regional
supermarkets and drugstores. At June 30, 2014, ROICs property portfolio included 59 shopping centers encompassing approximately 6.9 million square
feet. Additional information is available at www.roireit.net.

Forward Looking Information

Centain information contained herein may constitute *forward-locking statements” within the meaning of the Private Securities Litigation Reform Act of
1995, Such forward-looking statements involve known and unknown risks, uncertainties and other factors which may canse the actual results,
performance or achievements of the Company to be materially different from any future results, performance or achievements expressed or implied by
such forward-looking statements. Such factors include, among others, risks associated with the Company’s ability to identify and acquire retail real estate
investments that meet the Company's investment standards, the level of rental revenue and net interest income the Company achieves from its target
assets; the market value of the Company's assets and the supply of, and demand for, retail real estate investments in which the Company invests; the
conditions in the local markets in which the Company operates, as well as changes in national economic and market conditions; consumer spending and
confidence trends; the Company's ability to enter into new leases or to renew leases with existing tenanis at the properties at favorable rates: the
Company’s ability to anticipate changes in consumer buying practices and the space needs of tenants; the 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 panl of
its financing strategy and its ability to make payments or to comply with any covenants under any borrowings or other debt facilities; the level of the
Company’s operating expenses, changes in interest rates that could impact the market price of the Company's common stock and the cost of the
Company’s borrowings, and legislative and regulatory changes (including changes to laws 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 Anmual
Report on Form 10K and the Company's Quarterly Reports on Form 10-0Q. Forward looking statements are based on estimates as of the date of this
supplemnental 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 to, the Company’s Form 10-0Qs filed quarterly and Form 10-Ks filed annually. Additionally, the enclosed information does not purpod o
disclose all items under generally accepted accounting principles “GAAP™).

L]
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Income Statements B ookt

(roncdifed, in fhowsamds, eveepd per siare amonmis)

Three Months Ended Six Mnths Ended
O4630/14 063013 O 3014 0630013
REVENUES:
BEase rnis 3 23,135 3 20,161 3 55,672 3 33,511
Racow eres from benants 8330 5474 15,534 10,219
Moetgage interend ; 08 412
Orther income 400 20 1,589 305
TOTAL REVENUES 35915 26,063 73,265 50,447
OPERATING EXFENSES:
Fropaty operabing 3 5935 3 4081 S 12,197 3 8,240
Froperty tazes 3818 2,763 TAM 5,008
Dreprecuation and amertazabion 14 257 2177 27,621 18,058
General and administratve sopenses 2178 2,127 5,357 5454
Acquistion ransaction coss i 319 529 28
Crther axpense 130 134 47 155
TOTAL OFPERATING EXPENEES 7227 19473 53,437 3T 93
NET OPERATING INCOME 0,688 &, 590 19,828 12,474
NON-OFERATING INCOME (EXFENSES):
Interest expense and cther finance expenses (65540 (3445 (138300 J.2900
Equity in eamings from unconsclidabed jeint ventare - 40 - n
Gam on sale of real estale 3319 - 33e
TOTAL NON-OPERATING INCOME (EXPENSES) (3437) (34050 (10,5113 (6,555
INCOME FROM CONTINDING OPERATIONS 6051 3185 237 3475
Lass from discontinued cperations . 714) - 714
NET INCOME 3 6051 .- 24M 5 .37 5 4,761
NET INCOME ATTRIE UTABLE T NON-CONTROLLING INTERESTE 217 - CF32) -
NET INCOME ATTRIBUTARLE T RETAIL OPPORTUNITY INVESTMENTS CORF. 3 5,934 3 2471 ] 8,965 3 4,741
NET INCOME FER COMBMON SHARE - BASIC i oos £ 004 -1 012 -4 0.08
NET INCOME FER COMMON SHARE - DILUTEL E Qo7 1 003 5 12 - G
Weighted average common shares mitstanding - bagic 6,998 &1.915 74,888 62,652
Weighted average commaon shares mutstanding - dikuted £1,168 1,095 79,168 €5 486
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Supplemental Divclosure

Funds From Operations Quarter Endd une 30, 019

(roncdifed, in fhowsamds, eveepd per siare amonmis)

Three Months Ended Six Months Ended
06/30/14 06/30/13 06/30/14 06/30/13

Funds from Operations (FFO)
Met income attributable to ROIC for the period b 5,834 b 2471 s 2,965 $ 4,761
Plus:
Depreciation and amortizalion expense 14,257 9,177 27,621 18,058
Depreciation and amontization attributable to unconsolidated joint venture - 353 - 705
{Gain) Loss on Sale of Real Estate (3.319) 714 (3.31%) 714

FUNDS FROM OPERATIONS - BASIC b 16,772 3 12,715 3 33,267 3 24,238
MNet income attributable to non-controlling interests for the period 217 - 352 -

FUNDS FROM OFERATIONS - DILUTED 5 16,989 3 12,715 3 33619 3 24,238

FUNDS FROM OPERATIONS PER SHARE - BASIC 5 0.22 5 0.19 b3 044 $ 0.39

FUNDS FROM OPERATIONS PER SHARE - DILUTED 3 0.21 b 0.18 5 0.42 $ 0.36
Weighted average common shares oulstanding - basic 76,998 67915 74,888 62,652
Weighted average common shares outstanding - diluted 81,168 71,095 79,166 66,486
Common dividends per share 5 0.16 5 0.15 s 0.32 $ 0.30
FFO Payout Raiio 76.2% 83.3% T6.2% 83.3%

(1§ - Fende froes o pemtioes { TPO), @ & widsbrrscognimed son GAAP fascisl mewras far REIT e that the Company bebieves when corsidemd with fhencinl staterssnts dessrmired i secordancs with GAAF, provides sdditional and el mesas 0 wesm ourdmascial mrfomoce. FFO&
fimgrarasty el by pec exitins amalyst, isvestrs and olbes intermsted s b evabiate the profiomance of FEEITe, monl of which preon ot FRO aling weith st incerme w caleelaied mactordunce with (FAAF. The Compuny seopies FRD & seosianes with the "Whiy Fager” on FFO prblubed Ty the
Hasiosal Asociabon of Feal Estee [mastment Trosts (HAREIT), whch defte s FPC) a5 ned moome abirbisble o common shaze ho kers { de i meared @ aoc oodance wath G4 AF) sxcleding pais or beses: fhom debt restmctonng and mies of propeaty; ples 1l ssisie mhied deprecision aad
amorization. and after sdjestme nis for parinessiope and we s bdated jomd ventees The Compuy corsders FPO & memigfil sddiboral messsrs of opeming perfimmance beovwes 7 pravaily eochades {he spramption fhat the value o it sval evin e sverts daminsbes predicbbly oven e and
indastry vl bitve nccepbed H ad i pifb s semenre. Hownves, FRO 8oed 501 regeesent sash (s e opmevieg actvifin in actordinte with (RAAF (which e rally selecns all csh one 13 0 fignite thoe ined oot v b i e debotimimben, of mel ineo i) and ahodd met b ¢ posdernd an
Al e to et oo w8 an indicvion of our pe armasce

FFO e dhecined Ty oo sy mvsi b cormpsshile i geend by 1100ee] eers oo pesiedbry ofhes sl ool Bevestment irais dos 1o possihle differences & the s priesiven o The HAREIT de fesivon. wsed byweeh BEITs
The sbeve dos nal paspe 8 disclos o1 o mquined cder GAME = = e




Supplemental Divclosure

Same-Center Net Operating Income Analysis Quarter Ended ne 30, 2014

(amauecited, fn housands, excepd per share anounis) Three Months Ended Six Months Ended
063014 0630/13 % Change e 3014 063V % Change

Hurnber of shopping centers included in same.center analysid ! 44 Fry 42 42
Same-canter coaupancy 96.2% T 1.5% 6. 1% 4.5 1. 2%
REVENUES:
Baze renls 4 17,235 g 17,242 {0 R i 33,584 3 33,168 1.3%
Percentage rent 7l 16 347 1% 182 16 1042 0%
Fecoveries from tenents 5514 5,187 .34 10,679 45T 12.6%
Crther progeety incogne -1 33 161 8% 151 299 49 6540

TOTAL REVENUES 22007 22478 194 44,596 42,970 3G
OFERATING EXPENSES!
Froperty operating expenses : 3676 : | 3,710 0 9% 3 7135 ¥ 7,206 (1.0
Bad debt expense 2 T4 P22 26 399 132.2%
Property taxes 2430 2,545 (4 344) 4737 4,542 2.9

TOTAL OPERATING EXFENSES 6,383 6,309 0 340 12,768 12,197 490

SAME CENTER NET GPERATING INCOME, CASH 7 £ 16,524 H 16,009 28% - 31,808 £ 30773 34%

{1 ) Eme oo nie e are defined a8 {hose propertes whach wege owned £ ke eptue o fibe wend sd comparble pooT wear peood
{23 Sacmn on s cash ol o peating ot oot badid noa-caak My Bemdi b s tsaight-Ee matand amsatsaton of e Stanghlka, dettsslamd sxpresed and oibes nob-miting e

The abeve doows rart prarpe 85 discloas o2 s megrieed s GAME & M i




Selected Financial Analyses

(roncdifed, in fhowsamds, eveepd per siare amonmis)

Dl coverage ratios, diree montr snding:
Inberest comernge ratio (EBITDAnterest expense)
Dot servace coverage (EBITDAN inberest epense + scheduled pnnapal payments))
Het Debt (Total debk loss cach & equivalents)Annualized EBITDA ™

Debtieguity rtos, af perfod end:
Total debbitotal mardd capitalization
Total debbitodal equidy rmarket ::rpd‘.a'h,.—_lum
Total debbibotal book assets
Total debthumdepracmted ook walue ™

Secured debt/undepreciated bock vakue™

Marked capitalisafon cale kfons, af period ed !
Corrmon shares od."\‘.ars:hng
Cperating partnership units (OF unitsh outanding

Warrmnls sutstandmg

Commen stodc price per share
Warmranis price per share

Cerrmen shares and OF units market equity ™
Warranis marked equity

‘Tokal equity market capitalization

Total debi md.ut'penn-d

TOTAL MARKET CAFITALIZATION

Unsecawred Sewior Noter Finoncial Covenanis
Total debt to total assets not to exceed 600
‘Total secured debt to total azsets not to excsed 4005
Total vnencumbered azsets to total unsecured debd netto be less than 1500

Consolidated mncome av atlable for debt sereice to mterest mxpense not to be bess than 1.5:1
(1) EBITEA fox quazier ending &30 4 earhudes soquistion experss and g und reai expense

(2 Exclades acemowelited & prucialion o n o puritog ae
(3 Commo n market syuitysxcbades OF mite for the quarters+ nded W00 £ 1273150013

D&TVLe 033114 13311E

35 34x 4 3%
33 3= 3om
6.9 12x Tix
3184 IE DS 35.5%
46 3% &1.984 57 4%
3\ 4564 43 2%
¥ 43 8% 4] &%
63% T.5%% a0
0,291 73,163 72455
3132 3,132 3,132
2,549 5,303 5,943
1573 3% 144 % 14.72
375 3 2:r % 242
1469543 § 1,093,051 3 1,065 543
9,558 15230 17,253
1479106 1,108,271 1,063,895
G4, 294 GBS 097 621 698
2163400 §  17MIE3  § 1705503
40 585 47 B4 43 2%
£.5% 2.1% %
251 5% 21084 231 4%
3.8% 4.0m 43x

lemental Divelosire
Quarter Ended June 30, 2004




Supplemental Divclosure

Summary of Debt Qutstanding Quarter Ended June 30,2014

(o difed, dollars i Srowusands)
Cunstanding GAAP Maturity Fercent of
Balance Interest Rate Interest Rate Deate Total Indebiediness
Fixed Rate Debi:
Euclid Plaza -1 a0re 5.2% 3 &% 110114 1.2%
Country Chib Gate 12,110 5.0% 4 2% [l ELrl F 1.5%
Renaissance Towne Center 14,3458 5.1% 480 0S011S5 24%
Crossroads 45 O &3% £l SRS 12
Gateway Village I 7320 &1% 4 e o 1.1%
Bemardo Heghis 8,865 5.7% £ maung 1. ¥4
Sants Terezs Village 10,933 6.2%% IR zoue 1.6%
Semar Uneecured Motes 250,000 S0 5% 12115423 365
Interest Rate Swaps T4 000 3.68% I8 Wariois 11. 0%
Total Fixed Rate Debt 3 437456 5.08% 4 &% 63 9%
Varable Rate Debr:
Credit Facality H 121,730 1.53% 13 ERH1T 17.8%
Tam Loan Faclity 200,000 1.5% L5% a7 29 24
Inberest rabe swaps 75,0000
Total Variable Rate Debi: 3 246,750 1.4% 1% 36 1%
TOTAL DEBET 5 634,206 3% I 100,00
Het unamortized prermuems on morigages 4 081

Het unamortized dizeount on notes
TOTAL DEBT - NET

Principal Maturities
Unsecured Senior Suvuna ry of Unercumber ed Encambered Properties
Principal Principal Principal dus Credit Unsecured Prroentage of #of
Maturities Amaortization at Matrity Facillities Notes Total Dekt Maturing Fropertis GLA %
Tnencurmb éned 3z 6,003 655 BG5S
2014 E 1003 % 80T $ - 5 - E 2010 13% Encumbred 7 534,468 13504
215 1,255 74012 - - 7267 1134 59 6,938,163 100, B
6 463 7,120 - - 7,583 1L1%
017 361 8059 321750 - 330210 48 39%
an b4 42 10,094 10,136 1.5%
023 - . - 250,000 250,000 36
3 3.124 ] 109,332 3 321,750 5 250,000 3 654,206 100 0
Het unamortized premizms on mortgages &,081
Het unamaortized discount on notes (3,993)

g G5 254
e
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2014 Property Acquisitions

Supplemental Divclosure
Quarter Ended June 30, 2004

(o llvors i B ards)
Date Purchase Amount
Shopping Centers Location Adquired {in Lhoaisands) GLA
I3 2o
Trgard Marketplice Tigard, OF D21E14 25,125 136,389
Cresicnide Plaz Poway, CA QXIE4 43 F75 128852
Total 1) 2014 &8, 100 265,741
200 2o
Morth FParle Plaza Fan Jogs, CA e300 14 27,750 T6,697
Airora Square T Shorelme, WA 52214 15,834 65,680
Fallbreok: Shopping Center Los Angeles, CA 0613014 210,000 151,308
Total20Q M4 253,584 BO3 686
Total 2004 Acquisitioms 322 634 1,159.427

= 10 =




Pfﬂp erty P artf ﬂli 0 Mm.rmm 2004

(o lars i o usarcds)
Diate Crwmed B
Shopping Centers Ciry State Acquired GLA Leased apg " Major Tenants
Northere Califoria
Horwesd Shappang Cender 2 Sacmmezie Ch 0] Al ] 1 1231 Viva Sup ermaricet, Bite Add Pharmacy, Cili Trends
Plengand Hill Markeiplaoe . Fleazan Hill CA nEnn s 100.3% 1343 By Buy Baby, Office Depot, Baseel Funssiune
Pincle Visla Shoppng Center . Pmale Ch 0T 90 | 165,025 900 1AM ¥ rmmet, Savebdan (Lucky) Supermarks ®1
Mulls Ehopping Cester = Bancks Copdova A el b | 230,081 Bl 1 Bag Save Max Foods Sopermarks, Dolar Tree, Planet Fiiness
Mermda Ranch = Stockion CA Carien1 10043 100107 PR Raleyi Smpemnarkel
Coustry Club Gale Center - Pacific Orowe CA e 108,331 PLT 1a21 Sawelart (Lucky) Supermarkes, Raie Aid Phacracy
Bomd Hill Sqoare Shopping Cester - Zephgr Cove H 2111 115,054 5% 1357 Safewny Superarket, Dallar Tree, US Posial Service
Martan Cove " Foger City CA O 2 73136 11 1a0 95 Ranch Masies
Green Valley Salion g Carstren Pak Ca 20 U 1.5 Fra Bl CV 5 Phammacy
The ViBage at Mowalo = BHovaso ChA [erie Tk el k | B0 6 04 Trader Joe's
Sazea Temsa Village . Zan Joge Ca umeEn 125,163 E an Faleys (Mo Hdl) Sepermarke)
Gracads Shopping Cember Liverrnore CA 4T3 .35 1o a0z Sawelbast (Lucky) Supermarkes
Croery Club Villge San Faman A ILAGAE 111,173 PN 1 402 Wakeart Neigh arhocd Markes, CV 5 Prasracy
Morih Park Flaza Zan Jore CA parian4 V6807 Lo -1 5F Supermarked
Merthern Californis Totals 1417658 LR ¥ 20z
Sowieern Califormia
Pammoxt Plam o Pamammoust CA (il #5062 5.0 ¥ 1585 2% Ordy Stores, Rite Aid Prarmacy, T) Maxx
Sarta Ans Downiown Flazs " Sanis Ama CA OLFIEID 100,305 Lo iis 1388 Kroper (Food 4 Less) Supermarket, Marshall's
Claremert Promenade % Claremozt Ch IVI0 ?1.529 6.0 205% Super King Supermarkel
Sycamore Creek o Comm Ch 00 L RLES 1 6 1453 Safewny (Voms) Supermarkst, CVE Pharmacy ®
Caleway Village = Ching Hills Ca IZIWI0 74,559 B 1428 Epronts Mazkel
Mardcetplace Drel Rin - Ocenade ChA [0k h | 177,136 BB B 1080 Sater Brothers Supemadkcet, Walgreens, Ace Hardware
Drasert Springs Marketphics = Pl Dresan Ch aHETAT 105,157 T I% 1049 Kmper (Raiph's) Supermaricet, Rite Aid Phasmacy
Fenagzance Towne Centre - San Diego CA =k b | 53,074 1 0% 1,147 CVE Phammacy
Euclsd Plaza ™ San Diego CA W2 104 1% 125 Wallarts Sup ermarket, Walgeens
Seabndge Maskeiphce * Chman cA 12 #3610 9.1 A8 Safeway (Voe) Supermatcoed
Glendoen Shogqeng Center = Gledem % iz 106,535 PATH 1,100 ATestsoe’s Supermagioet
Bay Plaza 2 Ban Diegn Ch D52 13.3M w6 6% 1 655 Zeafbod City Supermariost
Cypress Center Went " Cypress Ch 1104012 106,451 P00 LAY Kroger (Ralpl's) Supsrmaricst, Rite Aid Plammacy
Reedondo Bisach Plazs . Bedondo Beach CA MR 110,508 Lo s 10 Safemay (Vons) Supermarket, Patco
Hartar Flace Center = Garle Gmve Ch 111812 119,821 Lo LA Ak Supenmarket, Foss Drress Foe Lass
Diizneend Bar Tows Cender - DHzond Bar Ch [Er b k] 100,343 1 0 0% 2,117 Hatomal grocery terant, Crunch Fitness
Bermards Heaghts Flams ¥ Fanchs Bermards Ca L0613 nIm 1 0k B55 Spronats Mazkost
Daamond Hills Plam Dhanond Bar CA V13 139,505 Loss 374 H dart Supermmricet, Rite Aid Pharmacy
Hawtkome Crossngs San Dnego Ch AT 141,288 PR AN Mitsnurws Sup ermarket, Ross Dress For Less, Staples
Fave Painis Plaza Huntinglon Beach CA RIS 160,804 e e Trader Joe's, Ol Mavy, Pier 1
Peninsuls Marketplace Huntington Besch Ch LS5 FRALE Lo 0% 108 Kmger (Raiph's) Supermarket
Plaza de by Cafada La Cafada Flnindge Ch IHIANS 100408 L 005 23 Gelson's Supermarket, TJ Maoor, Rite Aid Phasemcy
Creeknde Plaza Poway CA GIEN4 138,853 (-1 5% E 1] Stater Beothers Supermadket, DigPlex Theatre
Fallbrook Shopping Center Las Angeles CA 06/ V14 751,300 [LE: 11,085  Sprowts Markel, Trader Joe's, Ko ger (Ralph's) Supermaricet 1
TJ Moo, Ross Dieas For Leas, Homee D
Southern Califorsds Totals 3130 489 97.7% ¥ 5,702

=1 =




emental Dixelosure

Pf‘ﬂp erty P ﬂﬂf oli o,cC ont. Msﬂm.fm 30, 2014

(o llvors i B ards)
Date Ownied L

Shopp ng Centers ciy State Acquired GLA Leased apg " Major Tenants
Forttand Metropoiifan
Vantouver Markel Cenler 2 Vancouver Wh [ ] 118,385 6. $ ] Amhestson’s Supermariost
Hagey Valley Town Coender " Happy Valley =3 o4 138,604 PO AR Hew Seasons Supermarkel
Oregon City Point : Oregon: City o OTL410 35,305 il §15 Eearbuckcs, West Coast Bank, FedEx Kinkn's
Wilsenwmille Old Town Sqoare . Wilsenmlle on SN0 43,577 1o 1ATE Kroper (Fred Meger) ®
Cascale Sl Tows Squase = Went Lara (=:8 G010 #3508 100107 1A% SafeaRy SupeEuakel
Hentage Markel Center - Vaneouver WA 80 107 263 1000 1 655 Safeway Supermarked, Dollar Tree
Divisice Crozsieg - Pordand on 1111210 104,059 P61 1084 Fuoas Diress For Less, Rate Aad Phamsacy, Ace Hardwase
Haleey Crossing " Gresham oR L¥II0 Ban LR 698 Safesny Supemmarked, Dollar Tree
Hillsbery Matke Center g Hillsbars CR Hawn 156,021 rme 135 Aberieod’s Supermiarioet, Dol Toes, Masdalli
Rotermwood Skopping Center Wesi Linn (3 BrTan 3y oA ELY Y L] Walmart Meighbarhood barket
Tigeed Megkeiplace Tigand OR DMLEN4 136,580 PLI% 1 7&2 H-iart Supesreasicet. B Man Prarmacy

Portkard Metropolitan Totalk 1112387 06.T4% ¥ 16,510
Searife Meiropalitan
Mendian Valey Plam ¥ Eent Wa e b b 56,507 LA E % 470 K rmoger ((FC) Sopermarket
The Masics at Lake S1evens o Lake Ssevens Wa axnn Ta.130 | s 1 3 Huggen Feod & Framacy
Canyon Pagk Shoppisg Center = Bicthell Wa 7011 123,627 it 1573 Afbertsen’s Supermurost, Rite Aid Phammacy
Hawks Prairie Shoppang Center o Lacey Wa [0 b ] 154,781 Lo L% Safeway Supermarket, Dollar Tree, Big Lots
The Kress Beiding o Leaiile WA [Tt T b | 71543 1 0 % 1 Ay 1GA Supesmarioet, TIMacx
Gateway Shopping Cexfer = Blaryzville Wi o612 106,104 FILI% 1491 WinCo Foods ™, Rite Aid Pharmacy, Ross DressFor Less
hurora Square o Shreredine Wi ety i b} I | Gl 54 Centml Supermarked
Canyon Crosang Puyallp Wa M3 120,510 BB.1%% 110 Safemny Supemmarked
Crosaoads Shoppmg Center Believue Wa 102013 463436 1% 8762 Kroger ((FC) Supermarked, Bed Bath & Beyond, Sports Adthority
Aurera Sgmre 11 Shrreline WA 1214 5430 40 | Mardalls, Pier | kepons

Seagte Metropolitan Towml 1271458 7% 1 21,73
TOTAL SHOPPING CENTERS 6,938 163 %% 1AM

(L= ABE" & squal io sl saraadized base ownd om & csh bass for ol lewme treplace f po el wnd
(23 Thawm mtacore cowen fhiy coam epmece wcd o benante o Lhe Companyr
*Theanies peojperites h sarse cenier poo | e 20 014
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T T T Supplemental Divclosure
ﬂp en Ienants Quarter Ended Fine 30, 2014
(o llvors i B ards)
Muomber of Percent of Percent of
Tenant Leases GLA Total Leaged GLA ABR Total ABR
1 Safeway Supermarket @ 475,182 7.1% 3 5012 4.1%
1 Eroger Supermarket [ 243,634 6% 3,283 2.79%
3 Marshalls © T asx 7 202 086 3000 2,796 3%
4 Rite Aid Pharmacy 10 179271 1.7% 1.606 1.1%
5 Sprouts Market a 133,563 1.0%0 1,668 1.6%a
6 Puoss Diress For Less 5 135,167 1.0% 1,808 1.5%
7 JP Morgan Chase 12 s1412 0.8% 1626 L.4%%
8 H-Marl Supermarket 2 104,400 1.6% 1514 1.3%%
9 Raley's Supermarket 2 92318 1.4% 1,361 1.1%
10 Walmast Wl ghborhood Marke 3 130,570 1.9% 1255 L.1%
Top 10 Tenants Total 59 1,747 904 26.1% 3 13,219 19.4%
Other Tenants 1.207 4,966,163 73.9%0 96,215 B0.6%0
Total Portfolio 1.266 6,714,067 100, 0% H 119444 100.0%
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Supplemental Divclosure

Lease Expiration Schedule Quarter Ended Jume 30,2014

Anchor Terms ™

Numher of Percent of AER Prercent of

Lasses Expiring @ Taoial Leasd GLA Per 8. Fi. Total ABR
pliE] 1 0.3% 5 1250 0.2%
anls 5 1% 914 1.4%
s ] 4% 3.3 1%
0i? ] 1% 4l 10%
M0is 1] 6.8% 153 50%
wois 1 B4, 669 44% 1537 19%
101 ] 1606 4% 10,59 19%
2031 3 10,139 15% 07 0%
031 1] Fop L) 44% 1945 6%
1033+ E2] 1,508,037 13E% 1150 17.3%
105 38137 56.8% ] 1152 40.0%

—_— —_— —_——-
Newi-Amckor Tenanis

Numher of Leased Prercent of AER Percent af

Lasuses Expiring ™' GLA Taortal Leassd GLA Per 5q. F1. Total AER
04 -4 183641 15% B3 2175 1%
013 195 440,352 0.0% 2384 %
016 w7 413409 6.1% .69 B.6%
7 20 506,121 15% 2549 10 3%
ol 170 409,987 6.1% 519 3%
oy 113 L] 44% 53 6.3%
0 M 4,817 1.1% nn 1M
03 Ex | 135844 1.8% 2345 19%
021 37 140,328 11% 26.51 Il%
e 7 319,100 4.8% M5 6.6%
1,161 2,000,339 43.2% [ 2471 6l 0%

AN Tenants
Number af Lomnsed Prreent of ABR Percent af
Lamses Explring ™ GLA Toind Leased GLA Por E.I‘I_ Toial ARK
a0t 31 157403 T T [] 20,83 T T

015 200 11797 2.3% 19.39 10.1%
0i6 15 ERLETD 10.4% 13833 10.7%
07 23 TS99 11.3% s 12.5%
a0l 186 240,142 12.9% anan: 14 6%
2019 129 wrne % 2045 10.2%
2000 n o] 8% 14 14 4 6%
011 34§ M3 993 1.6% 1537 311%
il a7 433,168 6.5% 1333 6.7%
023+ 11 1,015,437 48.5% 1934 13.8%
1 366 £.714.067 1010 [ ] 17.79 100.0%

(1) Ancliog bernts e beases sl ® oF geeater Ban 15,000 mysse Sl
(2] Dhosted Byl it #08 B0RRE u!m:uuopnu
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Supplemental Divclosure

LEﬂSiﬂg Sumfmlry Quarter Ended June 30, 2014

New Leases
For the Three Months Ended June 34, 2014 For the Six Months Ended June 30, 2014
Nom-Andhors Ancliors Total MNon-Anchors Anchors Total
Number of Leases EH 4 42 59 4 63
Gross Leasable Area (so. i) 75,805 127 560 203,455 121,721 127,560 249281
Initial Base Rent (3/sq. 11.) - 2190 i E6E H 13461 1 19.71 3 B.6E L 4 14,0
Tenant Improvements ($/sq ) 3 5.10 3 8.02 3 805 H 739 3 7.26 3 7.32
Leasing Commid ssons (3/8q, 0.) 3 2.4 3 141 3 L7e H 111 3 141 3 LED
Renevivaly
For the Three Months Ended June 30, 2014 For the Six Months Ended June 30, 2014
MNon-Anchors Anchors Total Non-Anchors Anchors Total
Number of Leases 3 - 3 71 - 71
Ciross Leasabde Area (5. fi.) 62646 - 62,646 140,096 - 140096
Initial Base Rent (3/sg. 1) 5 2557 1 - H 25.57 5 24,74 H - 3 24,74
Tenant Improvements ($/sq. ) 5 0.14 g - % 0,14 g 0.06 % - £ 006
Leasing Commd ssions (3/5q, f1.) 3 . 5 - 5 - 1 . 5 - 5 -
Toind
For the Three Months Ended June 30, 2014 For the 5ix Months Ended June 30, 2014
Non-Anchors Anchars Total Non-Anchors Anchors Total
Numbeer of Leases 72 4 T6 130 4 134
Gross Leasable Area (sq. fi.) 138 541 127 560 266,101 261,517 127,560 38077
Initial Base Rent (3/5q 11.) 3 2356 3 B6E 3 1643 5 2240 3 B.6E i 17 .90
Tenant Improvements ($/sq f) 5 4.50 3 802 i 6.19 g 347 3 7.26 5 471
Leasing Commi ssions (3/sq, ) 5 1.34 5 141 5 1.37 5 1.03 5 1.41 3 1.15
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Investor Information

Retail Opportunity Investments Corp.

Www.roireit net
NASDAQ: ROIC

8905 Towne Centre Drive, Suite 108

San Diego, CA 92122

Investor Relations:

Ashley Bulot
abuloti@roireit.net
858.255.4913 (o)
T60.688.8647 (¢}

Transfer Agent:
Constance Adams
Computer Share

Supplemental Divclosure

Quarter Ended June 30, 2004

constance adams(@ computershare. com

201.680.5258

Research Coverage
Bank of America Merrill Lynch
Bank of Montreal

it

Green Street

J.P. Morgan

Janney Montgomery Scott
KeyBanc Capital Markets
MLV & Co

Raymond James

Ratings Agency Coverage

Moody's Investors Service

Standard & Poor’s Rating Services

Craig Schrmidt
Paul Adornato
Michael Bilerman
Jason White
Mark Streeter
Michael Gorman
Todd Thomas
Paul Morgan

RJ Milligan

Merrie Frankel

Jaime Gitler
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046.855.3640
212.8854170
212.816.1383
949.640.8780
212.834.5086
212.665.6224
917.368,2286
415325 4187
727.567.2660

212.553.3652
212.438.5049



