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Item 2.02. — Results of Operations and Financial Condition

On February 20, 2014, LTC Properties, Inc. announced the operating results for the three and twelve months ended December 31, 2013. The text of the press release and the
supplemental information package are furnished herewith as Exhibits 99.1 and 99.2, respectively, and are specifically incorporated by reference herein.

The information in this Form 8-K and the related information in the exhibits attached hereto shall not be deemed “filed” for purposes of Section 18 of the Securities Exchange
Act of 1934, as amended (the “Exchange Act”), or otherwise subject to the liabilities of that section and shall not be incorporated by reference into any filing of LTC under the
Securities Act of 1933, as amended, or the Exchange Act, regardless of any general incorporation language in such filing, except as shall be expressly set forth by specific
reference in any such filing.

Item 9.01. — Financial Statements and Exhibits

99.1 Press Release issued February 20, 2014.
99.2  LTC Properties, Inc. Supplemental Information Package for the period ending December 31, 2013.
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Exhibit 99.1

FOR IMMEDIATE RELEASE

b

For more information contact:
Wendy L. Simpson

Pam Kessler
(805) 981-8655

LTC REPORTS FOURTH QUARTER 2013 RESULTS

WESTLAKE VILLAGE, CALIFORNIA, February 20, 2014 — LTC Properties, Inc. (NYSE: LTC) (“LTC” or the “Company”) announces today operating results for the
quarter ended December 31, 2013. The Company reported an increase of 13.8% in Funds from Operations (“FFO”) to $20.0 million in the quarter ended December 31, 2013,
from $17.5 million in the comparable 2012 period. FFO per diluted common share was $0.57 for the quarters ended December 31, 2013 and 2012. Normalized FFO increased
by 24.3% to $21.9 million in the fourth quarter of 2013 from $17.7 million in the fourth quarter of 2012. Normalized FFO per diluted common share was $0.62 and $0.57 for
the quarters ended December 31, 2013 and 2012, respectively. The increase in FFO and normalized FFO was due to higher revenues from mortgage loan originations,
acquisitions and completed property developments.

Net income available to common stockholders for the quarter ended December 31, 2013 was $13.7 million or $0.40 per diluted share as compared to $11.9 million or $0.39 per
diluted share for the same period in 2012. The increase in net income available to common stockholders for the quarter ended December 31, 2013 was primarily due to
mortgage loan originations, acquisitions and completed property developments offset by non-cash provisions for loan loss reserves related to a mortgage loan origination and
the write-off of straight-line rent in accordance with Generally Accepted Accounting Principles.

Conference Call Information

The Company will conduct a conference call on Friday, February 21, 2014, at 8:00 a.m. Pacific Time, to provide commentary on the Company’s performance and operating
results for the quarter ended December 31, 2013. The conference call is accessible by dialing 888-317-6016 (domestically) or 412-317-6016 (internationally). An audio replay
of the conference call will be available from February 21 through March 7, 2014 and may be accessed by dialing 877-344-7529 (domestically) or 412-317-0088
(internationally) and entering conference number 10040227. The Company’s earnings release and supplemental information package for the current period will be available on
the Company’s website at www.LTCProperties.com in the “Press Releases” and “Presentations” sections, respectively, of the “Investor Information” tab.
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About LTC

At December 31, 2013, LTC had 227 investments located in 30 states comprising of 100 skilled nursing properties, 106 assisted living properties, 9 range of care properties,
two schools, six parcels of land under development and four parcels of land held-for-use. These properties are located in 30 states. Assisted living properties, independent
living properties, memory care properties and combinations thereof are included in the assisted living property type. Range of care properties consist of properties providing
skilled nursing and any combination of assisted living, independent living and/or memory care services. The Company is a self-administered real estate investment trust that
primarily invests in senior housing and long-term care facilities through facility lease transactions, mortgage loans and other investments. For more information on LTC
Properties, Inc., visit the Company’s website at www.LTCProperties.com.

Forward Looking Statements

This press release includes statements that are not purely historical and are “forward looking statements” within the meaning of Section 27A of the Securities Act of 1933, as
amended, and Section 21E of the Securities Exchange Act of 1934, as amended, including statements regarding the Company’s expectations, beliefs, intentions or strategies
regarding the future. All statements other than historical facts contained in this press release are forward looking statements. These forward looking statements involve a
number of risks and uncertainties. Please see our most recent Annual Report on Form 10-K, our subsequent Quarterly Reports on Form 10-Q, and our other publicly available
filings with the Securities and Exchange Commission for a discussion of these and other risks and uncertainties. All forward looking statements included in this press release
are based on information available to the Company on the date hereof, and the Company assumes no obligation to update such forward looking statements. Although the
Company’s management believes that the assumptions and expectations reflected in such forward looking statements are reasonable, no assurance can be given that such
expectations will prove to have been correct. The actual results achieved by the Company may differ materially from any forward looking statements due to the risks and
uncertainties of such statements.

LTC PROPERTIES, INC.
CONSOLIDATED STATEMENTS OF INCOME
(amounts in thousands, except per share amounts)

Three Months Ended Twelve Months Ended
December 31, December 31,
2013 2012 2013 2012
(unaudited) (audited)
Revenues:
Rental income $ 25,259 $ 22,844 $ 98,166 $ 86,022
Interest income from mortgage loans 3,103 1,135 6,298 5,496
Interest and other income 231 146 510 964
Total revenues 28,593 24,125 104,974 92,482
Expenses:
Interest expense 2,852 2,907 11,364 9,932
Depreciation and amortization 6,237 5,560 24,389 21,613
Provisions (recovery) for doubtful accounts 2,139 (78) 2,180 (101)

General and administrative expenses 2,715 3,212 11,636 10,732




Total expenses 13,943 11,601 49,569 42,176

Income from continuing operations 14,650 12,524 55,405 50,306

Discontinued operations:

Net income from discontinued operations — 254 805 1,005

Gain on real estate assets, net — — 1,605 16
Net income from discontinued operations — 254 2,410 1,021
Net income 14,650 12,778 57,815 51,327
Income allocated to non-controlling interests — 7 — (37
Net income attributable to LTC Properties, Inc. 14,650 12,771 57,815 51,290
Income allocated to participating securities 99) (98) (383) (377)
Income allocated to preferred stockholders (819) (819) (3,273) (3,273)
Net income available to common stockholders $ 13,732 $ 11,854 $ 54,159 $ 47,640

Basic earnings per common share:

Continuing operations $ 040 § 038 § 1.56 § 1.54
Discontinued operations $ 0.00 § 001 $ 0.07 § 0.03
Net income available to common stockholders $ 040 § 039 § 1.64 § 1.58
Diluted earnings per common share:
Continuing operations $ 040 § 038 § 156 § 1.54
Discontinued operations $ 0.00 § 001 $ 0.07 $ 0.03
Net income available to common stockholders $ 040 § 039 § 1.63 § 1.57
Weighted average shares used to calculate earnings per common
share:
Basic 34,555 30,297 33,111 30,238
Diluted 34,582 30,341 33,142 30,278

NOTE: Computations of per share amounts from continuing operations, discontinued operations and net income are made independently. Therefore, the sum of per share
amounts from continuing operations and discontinued operations may not agree with the per share amounts from net income allocable to common stockholders.
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FFO, adjusted FFO (“AFFO”), and Funds Available for Distribution (“FAD”) are supplemental measures of a real estate investment trust’s (“REIT”) financial performance that
are not defined by U.S. generally accepted accounting principles (“GAAP”). Investors, analysts and the Company use FFO, AFFO and FAD as supplemental measures of
operating performance. The Company believes FFO, AFFO and FAD are helpful in evaluating the operating performance of a REIT. Real estate values historically rise and fall
with market conditions, but cost accounting for real estate assets in accordance with U.S. GAAP assumes that the value of real estate assets diminishes predictably over time.
We believe that by excluding the effect of historical cost depreciation, which may be of limited relevance in evaluating current performance, FFO, AFFO and FAD facilitate
like comparisons of operating performance between periods. Additionally the Company believes that normalized FFO, normalized AFFO and normalized FAD provide useful
information because they allow investors, analysts and our management to compare the Company’s operating performance on a consistent basis without having to account for
differences caused by unanticipated items.

FFO, as defined by the National Association of Real Estate Investment Trusts (“NAREIT”), means net income available to common stockholders (computed in accordance with
U.S. GAAP) excluding gains or losses on the sale of real estate and impairment write-downs of depreciable real estate plus real estate depreciation and amortization, and after
adjustments for unconsolidated partnerships and joint ventures. Normalized FFO represents FFO adjusted for certain items detailed in the reconciliations. The Company’s
computation of FFO may not be comparable to FFO reported by other REITs that do not define the term in accordance with the current NAREIT definition or have a different
interpretation of the current NAREIT definition from that of the Company; therefore, caution should be exercised when comparing our Company’s FFO to that of other REITs.

We define AFFO as FFO excluding the effects of straight-line rent and amortization of lease inducement. U.S. GAAP requires rental revenues related to non-contingent leases
that contain specified rental increases over the life of the lease to be recognized evenly over the life of the lease. This method results in rental income in the early years of a
lease that is higher than actual cash received, creating a straight-line rent receivable asset included in our consolidated balance sheet. At some point during the lease, depending
on its terms, cash rent payments exceed the straight-line rent which results in the straight-line rent receivable asset decreasing to zero over the remainder of the lease term. By
excluding the non-cash portion of straight-line rental revenue and amortization of lease inducement, investors, analysts and our management can compare AFFO between
periods. Normalized AFFO represents AFFO adjusted for certain items detailed in the reconciliations.

We define FAD as AFFO excluding the effects of non-cash compensation charges. FAD is useful in analyzing the portion of cash flow that is available for distribution to
stockholders. Investors, analysts and the Company utilize FAD as an indicator of common dividend potential. The FAD payout ratio, which represents annual distributions to
common shareholders expressed as a percentage of FAD, facilitates the comparison of dividend coverage between REITs. Normalized FAD represents FAD adjusted for certain
items detailed in the reconciliations.

While the Company uses FFO, normalized FFO, normalized AFFO and normalized FAD as supplemental performance measures of our cash flow generated by operations and
cash available for distribution to stockholders, such measures are not representative of cash generated from operating activities in accordance with U.S. GAAP, and are not

necessarily indicative of cash available to fund cash needs and should not be considered an alternative to net income available to common stockholders.
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Reconciliation of FFO, Normalized FFO, Normalized AFFO and Normalized FAD



The following table reconciles each of net income, FFO and normalized FFO available to common stockholders, as well as normalized AFFO and normalized FAD (unaudited,

amounts in thousands, except per share amounts):

Net income available to common stockholders

Add: Depreciation and amortization (continuing and discontinued
operations)

Less: Gain on sale of real estate, net

FFO available to common stockholders

Add: Non-cash interest related to earn-out liabilities
Less: Non-recurring one-time items
Normalized FFO available to common stockholders

Add (less): Non-cash rental income
Normalized adjusted FFO (AFFO)

Add: Non-cash compensation charges
Normalized funds available for distribution (FAD)

Three Months Ended Twelve Months Ended
December 31, December 31,
2012 2013 2012
$ 13,732 $ 11,854 $ 54,159 $ 47,640
6,237 5,692 24,706 22,153
_ — (1,605) (16)
19,969 17,546 77,260 69,777
— 109 256 439
1,980(1) = 2,687(2) (347)(3)
21,949 17,655 80,203 69,869
(790) (900) (3,295) (2,604)
21,159 16,755 76,908 67,265
541 464 2,134 1,819
$ 21,700 $ 17,219 $ 79,042 $ 69,084

(1) Comprised of a $1,244 provision for loan loss reserve on a $124,387 mortgage loan origination and an $869 non-cash write-off of straight-line rent offset by revenue from

the Sunwest bankruptcy settlement distribution of $133.

(2) Represents a one-time severance and accelerated restricted stock vesting charge of $707 related to the retirement of the Company’s former Senior Vice President,

Marketing and Strategic Planning and (1) above.

(3) Represents revenue from the Sunwest bankruptcy settlement distribution.

Basic FFO available to common stockholders per share $ 058 § 058 § 233 § 2.31
Diluted FFO available to common stockholders per share $ 0.57 $ 0.57 $ 229 § 2.26
Diluted FFO available to common stockholders $ 20,788  $ 18,470  § 80916 $ 73,464
Weighted average shares used to calculate diluted FFO per share
available to common stockholders 36,582 32,548 35,342 32,508
Basic normalized FFO available to common stockholders per share $ 064 $ 058 § 242§ 2.31
Diluted normalized FFO available to common stockholders per
share $ 062 § 057 § 237 $ 2.26
Diluted normalized FFO available to common stockholders $ 22,867 $ 18,579 $ 83,859 $ 73,556
Weighted average shares used to calculate diluted normalized FFO
per share available to common stockholders 36,778 32,548 35,342 32,508
Basic normalized AFFO per share $ 0.61 $ 0.55 $ 2.32 $ 2.22
Diluted normalized AFFO per share $ 0.60 $ 054 $ 228 $ 2.18
Diluted normalized AFFO $ 21,978  $ 17,679  § 80,564  $ 70,952
Weighted average shares used to calculate diluted normalized AFFO
per share 36,582 32,548 35,342 32,508
Basic normalized FAD per share $ 0.63 $ 057 $ 239 § 2.28
Diluted normalized FAD per share $ 061 $ 056 § 234 $ 2.24
Diluted normalized FAD $ 22,618 $ 18,143  § 82,698  § 72,771
Weighted average shares used to calculate diluted normalized FAD
per share 36,778 32,548 35,342 32,508
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LTC PROPERTIES, INC.
CONSOLIDATED BALANCE SHEETS
(amounts in thousands, audited)
December 31, 2013 December 31, 2012
ASSETS
Real estate investments:
Land $ 80,993 § 74,702
Buildings and improvements 856,624 811,867
Accumulated depreciation and amortization (218,700) (194,448)
Net real estate property 718,917 692,121
Properties held-for-sale, net of accumulated depreciation and amortization: 2013 — $0; 2012 — $4,100 — 9,426
Net real estate property 718,917 701,547
Mortgage loans receivable, net of allowance for doubtful accounts: 2013 — $1,671; 2012 — $782 165,444 39,299
Real estate investments, net 884,361 740,846



Other assets:

Cash and cash equivalents 6,778 7,191
Debt issue costs, net 2,458 3,040
Interest receivable 702 789
Straight-line rent receivable, net of allowance for doubtful accounts: 2013 — $1,541; 2012 — $1,513 29,760 26,766
Prepaid expenses and other assets 6,756 7,542
Notes receivable 595 3,180
Straight-line rent receivable and other assets related to properties held-for-sale, net of allowance for doubtful
accounts: 2013 — $0; 2012 — $44 — 238
Total assets $ 931,410 $ 789,592
LIABILITIES
Bank borrowings $ 21,000 $ 115,500
Senior unsecured notes 255,800 185,800
Bonds payable 2,035 2,635
Accrued interest 3,424 3,279
Earn-out liabilities — 6,744
Accrued expenses and other liabilities 16,713 12,165
Accrued expenses and other liabilities related to properties held-for-sale — 361
Total liabilities 298,972 326,484
EQUITY

Stockholders’ equity:
Preferred stock $0.01 par value; 15,000 shares authorized; shares issued and outstanding: 2013 — 2,000; 2012 —

2,000 38,500 38,500
Common stock: $0.01 par value; 60,000 shares authorized; shares issued and outstanding: 2013 — 34,746; 2012 —

30,544 347 305
Capital in excess of par value 688,654 510,236
Cumulative net income 781,848 724,033
Accumulated other comprehensive income 117 152
Cumulative distributions (877,028) (810,125)

Total LTC Properties, Inc. stockholders’ equity 632,438 463,101
Non-controlling interests — 7
Total equity 632,438 463,108
Total liabilities and equity $ 931,410 $ 789,592
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311 l t Company Information LTC
——— NYSE

Company

Founded in 1992, LTC Propertics, Inc. ("LTC") is & scll-administered real estate investment trust that primarily invests in senior housing and long-term care propertics through
Tacility lease transactions, morigage loans, and other investments. Our primary ohjectives are 1o sustain and enhance stockhalder equity value and provide current income for
distribation to stockholders through real cstate investmenis in long-term care propertics and other health care related propertics d by ¢ i d iy T mect these
objectives, we atlempl o invest in propertics that provide opportunity for additional value and current returns 1o our stockholders and diversily our investment portfolio by
geographic location, operator, and fomm of investment. For more information on LTC, visil the Company s website sl www L. TCProperiics com.

Board of Directors

Wendy Simpson Bayd Hendricksen Edmund King
Chairman Lead Dircctor
Devra Shapire Timothy Triche, MID

sSenior Management

Wendy Simpson Pam Kessler Climt Malin
Chairman, Chicl Executive Officer amd President Executive Vice President and Chiefl Financial Officer Executive Vice President and Chicl Investment OfTicer

Contact Information

Cerporate Office Investor Relations www L TCPropertics com
2829 Townsgate Rond, Suite 350 Investor, Relationsiol . TCPropertios com (BO5) 9R1-B655 phone
Westlake Village, CA 91361 (ROS) 981-865S (RO5) 981-8663 fax

L I t Additional Information

Analyst Coverage

BMO Capital Markets Corp. J.4. B. Hilliard, W.L. Lyons, Inc. JMP Securities, LLC
Richard Anderson John Roberts Peter Martin

KeyBanc Capital Markets, Inc. RBC Capital Markets Corporation Sidoti & Company, LLC
Karin Ford Mike Carroll Peter Sicher

Stifel, Nicolaus & Company, Inc. Wells Fargo Securities, LLC

Dan Bemsicin Todd Stender

Any opinions, cstimates, or forecasts regarding LTC's performance made by the analysts listed above do not represent the opinions, estimales,
of forecasts of LTC or ils management.
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Forward-Looking Statemenis

This supplemental information contains forward-looking siatemenis within ihe meaning of Section 27A of the Securilies Act of 1933, as amended, and Section
21E of the Securities Exchange Act of 1934, a8 amended, adopted pursuant 1o the Private Securities Litigation Reform Act of 1995, Statements that are not
purely hisiorical may be forward-looking. You can ideniify some of the forward-looking statemenis by their use of forward-looking words, such as “*believes.””
expects,”” Umay,”" Cwill,"” “should.” *‘seeks.”” “approximately.”” “intends.” ‘plans,” *estimates” or “anticipates.”” or the negative of those words or
similar words. Forward- looking stalements involve inherent risks and unceriainties regarding evenis, conditions and financial trends that may affect our future
plans of operation, business straegy, resulls of operations and financial position. A number of imponant factors could cause actual resulis o differ materially
from those included within or coniemplaied by such forward-looking siatements, including. bui not limited 1o, the status of the economy, the siaius of capital
markels {including prevailing inerest rates). and our access 10 capital; the income and retumns available from investments in health care related real estate, the
ability of our borrowers and lessees to meet their obligations o us, our reliance on a few major operators, competition faced by our borrowers and lessees within
the health care industry, regulation of the health care industry by federal, state and local governments, {including as a result of the Patient Protection and
Affordable Care Act of 2000 and the Health Care and Education Reconciliation Act of 20100, changes in Medicare and Medicaid reimbursement amounts
{including due 1o federal and state budget constrainis), compliance with and changes to regulations and pavment policies within the health care industry, debt
that we may incur and changes in financing terms, our ability to continue to qualify as a real estate investment trust. the relative illiquidity of our real estate
investments. polential limitations on our remedies when mongage loans default, and risks and liabilitics in connection with properties owned through limited
liability companies and parinerships. For a discussion of these and other faciors that could cause actual resulis to differ from those contemplaied in the forward-
looking stalements. please see the discussion under **Risk Factors™ and other information contained in our Annual Repon on Form 10-K for the fiscal vear
ended December 31, 2013 and in our publicly available filings with the Securities and Exchange Commission. 'We do nol undenake any responsibility o update
of revise any of these factors or o announce publicly any revisions 1o forward-looking statements, whether as a resull of new information, fulure evenls or
otherwise.

Non-GAAP Information

This supplemental information contans certain non-GAAF information including EBITDA, normalized EBITDA, FFO, normalized FFO, normalized interest
coverage ratio, and normalized fixed charges coverage ratio. A reconciliation of this non-GAAP information is provided on pages 26, 29, and 30 of this
supplemental information, and additional information 15 available under the “Non-GAAP Financial Measures™ subsection under the ~Selected Financial Data™
section of our website at www, LTCPropertics.com.

CORPORATE

L

LIC  Acquisitions and Loan Originations

fabnllar mownts 10 thowsemls)

ACQUISITIONS

Annual TAAP
ol Praperty Date af Purchase GAAP Lease
hate Properties Type # Bed/Uniis LLscation Operator Coantraction Price Reveaue Viekd
2 1 HNF 144 beds ™ Seror Care Cenlers b0 ] LT 5 19ER 10.7%
A1412 i v &) units o0 Under [dvekopnent Property 2012-2013" 182 - - W
T 1 SNF 90 hods ™ Serior Care Cenlen: 2001 500 m 10.7%
W2 2 SMF 2HH ey (1) Carespring Healih Care Mg H0-2010 54,0000 3420 0.1%
22 i (L 77 units ES Under [sevekopanent Property 132013 T - - W
1220612 : 3 ALFBC 266 el OO Dmiper Coimrmtees, [ 1.0 19992002 LIk 3 65665 B1%
22m 1 vor ™ &1 units T% Ubnader | evclopeneeni Properiy 20132014 1,000 - - o
122812 1 voe™ 143 bedds KY Ulnader Developmmeni Property 20132015 ™ 2050 - - m
Total 2012 13 6655 bl 4R wmits 166,750
WV 1 Uineder I oechopmncnl Froperty 20132014 ™ 1,200 - = - TR
WHYHIS i Unsder Ddevebopenent Property 20132004 fL] - = - mm
10312013 4 Prestige |Healhoare NA 1,163 -
1012003 1 Traditions Managomen 2008™ 14 40 - = - "
1203 1 Uinaer | evelopmnent Property 2013-2015™ 1435 L - .
Total 2013 L3 19 048
Toisd 21 5 185,790
In Juby 213, we recervnd the comilionts of oo in Colorsdo. The mew mernory vare propenty opesed i duby 2913 See page 7 for Louse-Up Avtvary

everved the cerivas of o newhy commimcted 77

In Deacber 2 "
bopmeent Actrery

[+ sl memery case property in Kassas. The new semery care propenty openal in Detober 30003, Sorpuge 7 for Lame-Lip Astivity
i Sou page T [

v
il Saveskarscm with e puscha, we eniored 1k bass agreerrent snd Acvsloprmen comsiman ik 135 3 milion in fud the comizscion
(5 The propesty was incheded im s rastir lame alf an incremenal insil canh yicld of R 7%, The GAAP yacklon the e lease will be 10 ™4

LOAN ORIGINATIONS

Date Properties Type e mins Lacation Barrower Operatar ta Date Revenne late
nnne ] snEne 106 bexds: wi Hartfor) Fi LIS ¥ 75 10.1%
122012 ] ALF T wmils: PA Cardia Comaons @t Meadville Junapor 5,100 362 TP
Tokal 2012 2 1065 beeds /70 wmits § 12500 $ L1y
I3 13 ERF 2092 bedds M1 Ad¥lsies of Makson Jih Prestipe Healils 5 124387 5 11,834 9.5%
Towal 2013 15 2092 beds $ 124387 $ 11,834

Todal 17 2,198 beds | T mmits $ 137077 § 12971

e Lo R e e

111 Represests o mongaee and conamcoen kas scoared by o cunently operstng shilied rarang properry ased parce] of lass] upon which o 196-bed seplavemmens Ty is boang comsnmned. The watial fundisg o 2017 wan $1.619

REAL ESTATE PORTFOLIO g




al]t Development and Lease-Up Activity

veallar amowats 10 thaweamds)

DEVELOPMENT

Heai R —p— Fraject Aol Property Cush Lease lnvestment s Total Funded  Rewsaiming.
Incepiion Date Year Type Location Projects  Type Vield #Bedslaits  Commiment ™ Fanding ™" o Dake™  Commsiiment ™
204 02 Femnrvalion Roswell, NM 1 SNF 9007 = 5 1,540 k] L 5 1.0% 434
2004 012 Rerenation Alarmoguresks, MM 1 SNF @ 0 - e - m 18
- B 2012 Comstruction |ean Slinger, W1 1 SN a9 ™ 106 beds 10,600 2,154 7,590 1010
2004 EUH Fapan Arcada, 0O 1 ALFMC 175% - 0 ] 4 £,5%
204 03 Fenovalion Hillview, TH 1 SNF TR = 1,000 25 Lt HA
2004 013 Remnaliom Vambenlake, TH 1 BNF T - s £ tL1] w7
34 EUH vkt Frisca, TX 1 ALFMC 225% B umte 5500 m 1392 2408
314 012 Kencation Sacramenio, CA 1 SNF P00 - 1,700 - - 1,700
4004 012 b s . Colli, 00 1 ALFMC 7755 . 4700 ] 1 A g
a4 2002 Eenovation FL. Colllin, OO0 i ALFMC TT% - 3,300 (] 2 1298
a4 013 Remmation 1. Pebersbur., L. 1 SNF £7i% . o0 - E
0014 013 Devedipment Liikeion, £ 1 M 2.25% i) it 2531 1,455 3,337 65
2 106 brcab'14 1 umits 5 4735%1 5 5. 186 5 16,750 £ ME2
s 012 Ticvctpment Coldpring, KY i sF £ 143 bos § 250 § 2am £ 10,328 £ 1L
s 013 vl Assoea, X3 1 M 9.25% 45 e 2521 1% 1486 8,135
s 2013 Develogameni Wesiminsier, (0 1 M 925% ) s 10,700 a7 2437 Lh
o 013 Mortgage Loan ™ Varin citics in bl 15 SNF adi% - 12, - 12,000
] 143 body/ 108 wits 5 35K [T [T [T
Tutal 10 249 bed/ 740 w5 103405 510,147 s 31,000 5 T

—

Ichiiches Laivd el Svabiides dapatalioed BIGIES 41 OUF o ORISR
ISt oo the Tt URSRaTEg ot b ki i [k Eborihidy 18 arBoars

Based o Thessury Fate s on Tosasary b is spresd bur mot hess Sham B¢ rabe showm

Itarast om ackdmonal boan percesds (0 Bataots § bakow) bagins upon fnding. Linder S mongags kan. tha commatsent & find sddimonal loan proseeds S spproved capital mprovamant projects expares o arch 11, 2018
Mortpage kan ongmatad on Cctohes 31, 2013 provides o & 512 0 milbon cossrutmant i fasad renovations e o expansion s cortam propentos soourng tha morigags kean

LEASE-UP

Appreximais
hane ibccupancy ol Commitmenl Praject wal Properiy Cash Lease Tawtal A3 Total Funded
Jan-14 Year Type Lacation Prajects Type Yield ¥ B mits Commitment Fanding 1o Date

Juk13 % 2011 Re-dovelopment ™ Amanillo, TX 1 SNF B00% 1200beds 5 90 s - $ EES
Jak13 100% 2012 Development™ Littletom, € i MC 9.25% 0 umits 9,925 “ne 9,851
Oi-13 ks 2012 Dhevebogancns ' Wickala, KS 1 ALFML 925% 77 umits 10,585 pE ) 9475

3 120 bods/ 137 umits  § 20,604 § 272 § 3161

— ———— SN

{] Represeres a sewlly developed | 20-bed shilied murng propermy n Tesas whech soplaces o skilled sursing propemmy m ows cxstng pontfolie. GAAP et bagan n 313
1 Represents s sy developed od-un memoeny o propermy m Colotado. ¢ et begarnon MQ13 In 4013, we peverved o vender refund
Th Reprecnts o mewly developed T7-un samied g and memory cane propesty in Kansas. GAAF rent began i 4013
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“@LIL Lease-Up Activity 120553 Skliod g property

DL Certificate of Occupancy — July 10, 2013
wwmmﬂmm
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“@LIL Lease-Up Activity N mmm”mmm
~ Operated by Anthem Memory Care
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LI Lease-Up Activity
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—@LIC Real Estate Portfolio Summary

OO, (s o)

Real Estate Portfolio Snapshot

For the Year Ended
December 31, 2013
Gross % of Hental Interese %o of #af SNF ALF Investiment per
Type af Property Invewtnen| Imcome Incwme Hevenues"" Properties Ehedds Units Bed/Unbt
Skilled Nursing™ § 611,160 55.3% 5 50046 5 4881 526% 100 12,217 - $50.03
Assisted Living™ 412,024 37.3% 41,641 1103 40.9% 106 - 4852 $84.92
Range of Care 46,500 4.7% 4,504 34 5.0% 9 i3 MR 24302
Under Development™ 21,432 208 5 - z . .
Oither™ 13,607 1.2% 1,575 - 1.5% 2 a
Total 5 1,104,732 100.0% S 9R,166 56,298 ™ 100.0%. 217 12,950 5,200

Inchudes rental income asd imerest income Trom mongage ks
T secured by & curpently operating ikilled fusing property asd parcel of land ipon which & 106-hed feplacemsent fROpermy & being comtnicied
iy deveted B momeey

Inchuden two school propertses and four

Includes two mantha of inloread fos 44

Skilled Nursing Property — Cincinnati, OH {144 beds)
Operated by Carespring Health Care Management, LLC

14




Occupancy EBITDAR Coverage EBITDARM Coverage
Owned Properties 3013 2013 3013 2013 3013 2013
Assisted Living ™ 77.6% 77.3% 1.20 119 1.42 1.42
Assisted Living ™ 87.0% 86.6% 143 141 1.68 1.67
Skilled Nursing 79.0% 79.1% 1.79 1.84 2.44 2.49
Range of Care 86.9% 86.5% 1.36 141 1.81 1.86

(1} Information is for the tmiling taelve months through September 30, 2013 and June 30, 2003 and is from propenty level operstor financial statements which ane
unaudited and have pot boon indopendontly verifiod by us.

(2) Inchsdes properties leased to Extendicare Inc. and Assisted Living Concepls, Inc.
(3 Excludes propertics leased 1o Extendi Inc. and Assised Living Concepls, Inc.

Stabilized Property Portfolio Quality Mix

For the Twelve Months Ended
Owned Properties Payor Source " September 30, 2013
Private Pay 58.0%
Medicare 15.0%
Medicaid 27.0%

(1) Cueality mix for our skilled mursing portfolio, for the twelve months presented, is 24.1% Private Pay, 26 9% Medicare,

and 49.0% Modicaid.
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Real Estate Portfolio Diversification

MT

L co

@ skilled Nursing Propertics ( Total; 100)
- ‘ssisted Living Properties (Total: 106)
Al Fange of Care Propatics (Total: 9)
@ Schooks (Total: 2y

D Lamid Hebd-For-Use (Total: 4)

' Under Development Properties (Total: &)

L LTC ewns or holds mortgages on 217 properties, six parcels of kaind under development, and four parcels of kand held-for-use in 30 states

& Approximately T8% of the Company’s total gross investmen is located in 10 states

& LTC"s largest concentration is in Texas which has approsimately 22% of the Company s total gross investment

ATE PORTFOLIO
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l]t Real Estate Portfolio Diversification

fabullar amoses in v

Rasge of Care,
4

Skalled Hurming,
35.0%

For the Year Ended
#of #of Gross December 31, 2013 Gross
__Property Type Properties  Beds/Units Investment a Revenue'" %o Asset Type Investment )
Skilled.'hlmilg'“ 100 12,217 $  6llieD 55.3% § 597 51.6% Real Property $ 937617 B4.0%
Assisted I.'r\'ils'n 106 4,852 412,024 373% 42,744 40.97% Loans Receivable 167,115 15.1%
Range of Care 9 1081 46,509 4.2% 5218 5.0% Total $ 1,104,732 100.0%
Under Development™ - - 21432 0%
Other™ 2 - 13,607 1% 1,575 1.5%
Total 217 1,150 $ 114,732 100.0% $ 104464 ' 100.0%
(1) Inchudes rentall imcom and inlerest incoms from moripags laans
(Zy  Inchades & mortgage and construction Inam secured by a currestly operating skillied nursing property and parcel of land upon which & §06-bed replacement property is being comstructed

(¥ Inchsdes Four ties infaling 196 units devoted fo memory care

(4} Inchudes three MU a total of 168 units, & combinatson ALF and MC developmems with a total of 51 wnits, and & SNF developassnt with 143 beds.

(3 Inchudes pwer school properies and Four parcels of Land held- for-use

() Includes two neonths of imeresi from a $124,387 morigage loan originaied in 4003, Assuming a full year of interesi income from this morigage lean, revenue would have been $114,310.
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%llt Real Estate Portfolio Diversification

faalfar amounts ia Maowsomds)

State Diversification By Property Type - Owned and Loan Portfolio
4.1%
15.7% Cilbes nokin an MEA
Caties in a Micre 54 or Micre -S4
A.um-.-.:?f.\ Pop: 21EE-13K '\\
Texas, 21 6%

Hew Memsce, 4 0%,

16.0%

California 4 6%, MSAs *100

Pop: 0.5M - 50K
Colorada, 6.1
46.0%.
M2As1-31
Machigan, 114% Fop. 19.5M - 2.0
Hew Jeriey, §.4%,
Florida, T4%
Giross

State ™ # af Props SNF . ALF k) ROC a U a OTH k] lnvesiment k)
Texas 55 5 194,571 ILE% £ 37609 L1% 5 2994 A% £ 3486 16.3% £ - - 5 23R750 21.6%
Michipgan 15 124,387 20.4% - - - - - - LI63 5% 125,550 11.4%
Ohie 13 54,000 ER% 44,647 10.8% - - - - - - 98647 8.4
Florida 1% 41,027 6.T% 41,052 10.0% - - - - - - B2.079 7%
Mew Jomey 5 - - [ 14.9% - - - - 2270 0. 1% TG6E 6.4%
Colomde 12 [ EE] Lirs 52,056 12.6% 27 4.3% 7315 34.0% - - 67416 6.1%
Califomia 5 20649 14% 28071 A% 24602 56% - - - - 51312 4.6%
Mew Muoxico T 0,303 B2% - - - - - - - - 0303 4.6%
Arizomm 7 36,092 5.9 5120 1.2% - - - - - - 41,212 37T
Kamsas & 14,111 3% 16,504 4.0% - - - - - - 30,705 1%
Al Cithers T2 69,082 11.5% 125,387 3065 IEI06  81T% 10,631 49.6% 3074 I34% 248,080 12.5%

Total 217 § 611160 100.0% § 412024  100.0% § 46,509 1000 § 21432 100.0% 5 13607 100.0% 5 1.104.752 100, 0%

(1) The MSA rank by population & of haly 1, 3012, s estimated by the United States Census Baresa

(2Zy  Dueio master leases with properties i mulisple states, reverse by siate is not svalable

ATE PORTFOLIO 18




“@LIC  Real Estate Portfolio Diversification
[Faariit i iie |}

fabiallear owcsionts in hosscsaivent )

ExtndcasidlC 0%

mipen, 7 i

Prefenred Care, T 6%

#af Gross Annual

Operators’’ Properties  Investment % Income"™ %
Prestige Healiheare 17 £ 137,73 12.5% 13,089 11.3%
Senior Care Cenlers, LLC 9 114, 539 10.4% 12,284 10.6%
Extendicare Inc. and Assisled Living Concepls, lnc 37 KR 034 K. 10,963 H.4%
Juniper Communitics, 1.1L.C [} K7.088 T.9% 7025 6.0
Brookdale Senior Living, Inc. 15 #4219 T.6% 10,948 94%
Preferred Care 29 KIAT4 T.6% 11,336 H8%
Carespring Health Care ML, 1.1.C z 64,631 509 5431 47%
Traditions Senor Management, Inc. 5 62 902 5% 6,761 5.8%
Fund I Family of Comg ] 42 805 ER 4,191 6%
Skilled Healtheare Group, Inc. 5 40270 6% 4,501 1P
All Oihers Gy 29E.631 26.9% 29,653 25.5%

Total 217 $ 1,104,732 1001 3 116,182 1000

(1) We beane or morigage 217 properties o 4 differeni operaiors

{2)  includes smsualized GAAP pent for leased propertics and trailing twelve months inleres: income from propenties seoured by mongage Joans, except for Prestipe Healiheare which we acquired
inchades armuadized GAAF rest for lessed propenees and anmsalized interest income from properises secwed by mongage boam Ansual income: also excludes GAAF rent (rom a lese relued
whach o being Wrassitsonod 1o & Bew lemse

ATE PORTFOLIO 19

;L ]t Top Ten Operators

Prestige Healtheare (privatcly held) provides skillod nursing, assisted living, and independent living services, and other rehabilitative and healthcare services sl 35 [acilitios in scven siates. As of
December 31, 2003, the LTC portfolio consisted of 13 skilled narsing, properties in Michigan and two mnge of care propertics in South Carolina with a gross investment balanee of $137.7 million.

Zemior Care Centers, LI {privatcly held) provides skilled nursing, care, memory care, assisted living, and independent living services in 35 [acilities exclusively in Texas. As of December 31, 2013, the
LTC portfolio consisted of ning skillod nursing propertics in Texas with a gross imvestment balance of $114.5 million.

Exteadicare Inc. and Assisted Living Concepis, Inc. opemic 37 of oor sssisied living propertics in 10 stnies with & gross investment balance of $88.0 million ns of I 31, 2013, icare Inc.
(TSX: EXE) operstes 245 senior care cembers in North A morica with the shility to serve approxi by 27,00 resi Mers & continuam of bealth care services, mcloding nursing care, sssisted
living amd related medical specialty services, such as sub-acale care and rchabilitative therapy on an inpationt and osipatient basiz. Assisted Living Concepls, Ine. (Privately beld) and its subsidiarios owm
o operate 210 senior ving residences with over 9000 aniis i 30 states.

i iities, LLL (pr y held) oporutes 18 fucilitics comprised of skilled nursing. assisted living, memory care, and independent living facilitics in four stales, As of Decomber 31, 2013, the
LTC portiiaki isted of six assisted living and memory care propentics in throo states with a gross investment balamco of $87.1 million.
Brookdale Senior Living, Inc. (NYSE: BKD) operates mors than 650 independent living, assisted living, and memory canc ilics and inuing carc reti centers, with the ability 1o serve

approximately 67,000 residents, As of December 31, 2013, the 1.TC pontfolio consisted of 35 assisted living propertics in cight states with a gross investment balance of $84.2 million,

Preferred Care, Inc. (privately held) oporates 105 facilitics comprised of skilled nurdng, ssaisted living, and independent living facilitics, as well as five spocially care facilitics, in 12 states. As of
Deeember 31, 2003, the LTC portfolio consisied of 27 skilled nursing and two range of care propertics in six stales with a gross investment balance of $53.9 million. They aleo operate one skilled nursing
facility under a sub-lease with another lessee in our pontfolio which is not incheded in the Preferred Care rental revenue,

Carespring Health Care Mg, 1LLC (privately held) provides: skilled mursing, assisied living, and independent living services, and other rehabilitative and healthcane services al 10 facilities in bwo
stales. As of December 31, 2013, the LTC portfolio consisied of o parcel of land in Kentecky and two skilled narsing, properties in Ohio with o gross imvestiment balance of $64.6 million.

Traditions Seaior Management, Inc. and other affiliated eatities (privaiely held) operate 23 Tucilit intimp of inds dent Hvimg, sssistod living, and skilled nursing Eacilitics in cight stales. As off

Desember 31, 2003, the LTC portfolio consisted of four skilled numsing propentics and one range of care propenty operaled by Traditions and another afTiliale in three stales with a pross investment balance
of $62.9 million. They also operate two skilled nursing propertics under a sub-lease with Prefermal Care, Inc. which is nol included in the Traditions reatal revenne.

Fomdsmenisl Family of Compasies (privaicly held) inclades skilled nursing facilities, assisted living facilitics, long term scwie care hospitals, hospices, outpatient clinics, behaviorl health services and
other healihonre services st B6 locations in 10 stses. As of December 31, 2003, the LTC portfolio consisted six lh.iﬂudnnninspﬂl'ulh:: in three ststes with s Wilmul balance of $42 8 million,

Skilled Healthcare Group, Inc. (NYSE: SKIT) is o holding company with subsidiaries thal operate skilled nursing [acilities, assisted living acilities, o rehabilitation thempy business, and a hospice

Skilled | ] 72 skilled nursing and 22 assisicd living facilities in cight sinles. As of December 31, 2013, the LTC portfolio consisted of five skilled nursing propertics in New
Mexico with o gross investmen!. balanoe of $40.3 million.
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Extendicare Inc. (TSX: EXE) and Assisted Living Concepts., Inc. (Privatelv Held)

—®LIC

Co-lessee Extendicare Inc. and Assisted Living Concepis, Inc. i
IR ——— FEXTENDICARE
Total # of Units 1,430 units

Lease Expiration December 31, 2014

Normalized EBITDAR Cmmge‘” 0,74x

Normalized EBITDARM Coverage'”  0.91x S

% of Portfolio Income 9.2% of Annual Income

Master Lease I Master Lease 1T

States # of Properties  # of Units States # of Properties  # of Units

Idaho 4 148 Arizona 2 76

lowa 1 35 Indiana 2 78
New Jersey 1 39 Nebraska 4 158

Ohio 191 Oregon ] 119

Texas 278 Washingion 8 308

Total 18 691 Total 19 739

Photos of our properties leased to ALC/Extendicare are available on the Company’s website at www LTCProperties.com in
the “ALC/EXE Properties” subsection under the “Property Photos” section of the “Properties” tab.

{1} Twehe Months Eadad Septenber 30, 2013
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Lease and Mortgage Loan Receivable Maturity

(el oty i thowsands)

Investment Portfoli

75.0% T
iw

50.0% 1
2500

P %

11% 0E% 0I% 1% T 1I% o

0.0% —

2004 2015 016 017 018 2019 2020 Thereafter

N Leases W Loans

Rental o of Interest o5 of Annual o of

Year Income'™  Total Income”  Total Income'”  Total
2004 5 12951 13.0% $ 1203 7.5% $ 14,154 12.2%
2015 1,132 1.1% 314 1.9% 1,446 13%
2016 2581 2.6% T8 0.5% 2 659 2.3%
2007 1,638 1.6% 1,085 6.7% 2723 2.3%
2018 10,620 10.6% 1,021 6.3% 11,641 10.0%%
2019 1,596 1.6% 140 0.9% 1,736 1.5%
2020 11,850 11.9% - - 11,850 10.2%
Thereafler 57,670 57 6% 12,303 76.2% 69,973 60.2%
Total $ 100,038 100.0% % 16,144 100.0% £ 116,182 100.0%

(1) Inchades anmualueed GAAF rent Tor leased propatics and wrailing 1welve months intaresl meome lrom propertees seoured by mongage loans, exoapl lor Prestige Healthcare which we
acquired in 40013, Prestige Healihcare includes annualized GAAP rent for leased propertics and annualized inferest income from properties secured by monigage loans,
(2)  Excludes GAAP rent from a lease related to Tour sssasted living propenies which is being transitionsd 1o a new bessee,
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l't Market Value

IW

i gt prer sheare amuunts and mamber of shores) Al December 31, 2013 Capitalizati
Debt
]llﬂkhtl'lu‘lrl'lw—[.llwﬂ+ 1.25% 5 21,0
Senior unsecured noles -weighted wmaxm‘" 255, 800
Bonds payable - weighted average rate 2.94% & 2035
Total debt 278 835 18%

No. of shares  Closing Price

Preferred stock -Series C 38,500 2%
Common stock ™ 34,745,585 $ 3539 @ 1,229 646 £D0%
Total equity 1,268,146 £2%

Total Dby,
Prefeered 1
Smck,

(1) Includes amsorization of debi kssue cosi,

(2)  Includes levior of credin fiocs.

(3 Nomtraded shares. Two million shares ounstanding with a face rate of 8.5% and & liquidation valuse of $19.25 per share, convertible into common stock on a one-for-one basis. Our Senies C preferred stock
1= ol redocmable by s,

{4y Traded on NYSE

(3 Closing price ol our common stock as reponed by the NYSE on December 31, 2013, the Last trading day of Toanh quarter 2013,

23

gl]t Debt Maturity
AREAELEIEFESAEE

ji thousands)
Unsecure Senior
Line of Unsecured Bonds
Credit Notes " Pavable " Total e Lae
: Bond Paysble:
2014 $ - $ 4167 $ 635 0§ 4802 L -\
2015 - 29,166 1,400 30,566
2016 21,000 26,667 - 47,667
2017 - 26,167 - 26,167
2018 - 28,167 - 28,167
2019 - 25,666 - 25 666
2020 - 12,160 - 32,160
Therealier - 83,640 - £3,640 Semar Unioms
Total § 21000 § 255800 $ 2035 § 278835 Hotsa vt
150,000
£120,000
£90,000
- 560,000
i
3
-2 £30,000
g $L167 §533
2014 2015 2016 2017 2018 2019 2020 Thereafter
S Unsecursd Line ™ Senvor Unseaured Motes = Bonds Payable

{1} Rellocts scheduled principal paymsents.
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gl]t Financial Data Summary

fadallar amownts in thowsamdsl

Balance Sheet, Leverage Ratios, and Coverage Ratios

[ For the Year Ended |

12/31/13 12/31/12 1231711 12/31/10
Balance Sheet:
Gross real estale asscis $1,104,732 $940,176 §779,033 $675,673
Net real estate assels £84,361 740,846 599,916 515,983
Gross assel value 1,150,110 988,140 825293 719973
Total debt 278 835 303,935 159,200 91,430
Total liabilitics 298972 326,484 178,387 103,742
Preferred stock 38,500 38,500 38,500 126,913
Total cquity 632438 463,108 468,710 457,522
Leverage Ratios;
Debt 1o gross asset value 242% 30.8% 19.3% 12.7%
Debt & preferred stock to gross assct value 27.6% M.T% 24.0% 30.3%
Debt to total market value 18.0% 21.4% 14.0% 9.5%
Debt & preferred stock to total market value 20.5% 24.2% 17.4% 23.0%
Coverage Ratios:
Debt 1o normalized EBITDA 29x 37x 21x 1.4x
MNormalized EBITDA / interest expense Bax Hax 11.7x 24.5x
MNormalized EBITDA / fixed charges 6.5x 6.3x 6.3x 4.0x
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;l]t Financial Data Summary

e e faalfar amounts i Haowsomdi)

Reconciliation of Normalized EBITDA and Fixed Charges

| For the Year Fnded |

1231413 1231112 1231411 1231110
Nel imcome £ 57815 $51327 3 49 443 5 46,053
Less: Gain on sale of real estate, net {1,605) (16} 2 310y
Adil: Interest expense 11,364 9,932 6,434 2,653
Add: Depreciation and amori gation (continuing, and discontinued operations) 24 106 22 153 19,623 16,109
Adjusted EBITDA 92,280 83,39 75,500 64,505
Add back/{deduct):

Non-recurring one-lime items 2,687 (34T @ = 467 @
Normalized EBITDA 3 94,967 5 83,049 3 75,500 5 @Lm
Interest expense 311364 5 9932 3 6434 5 2653
Preferred stock dividend k] 3273 5512 13,662
Fixed Charges $ 14,637 § 13,205 $ 11,946 S 16,315

(1} Represens the one-te severancs and scoelerated restnesed siock vesting charge of ST07 relaed v the setiremert of the Company”™s {onmer Serscr Vice Presudent, Masketng and Zoraegic Flanrong, o 51,244 peoveson For loan los
seserve on & $124, 987 mongage loan ongnation and an S350 sen-cah wrte off of straghl-dse rost offsct by revenue from the Surmest Banknepley sclllemsent disteibution of $133

(2} Represents nevenss from the Suswes) bankoupiey settlement divtrbation

(¥} Inchades  $1,237 prosanion fior doubtfisl sccousts charge selalad o we mantgage kans (ome secernd by a privale schocl propery located m Minneaots and one secured by Land lecatod m Oklahomal) partially affsct by 3 ST hanksupicy
setllemmeent dmtnbution relating Lo Samuest

Non-Cash Rental Revenue Components

4013 1014 2014 3014 4Q14'"

Straight-line rent $ 955 § 641 § 603 $ 524 $ 425
Amort of lease inducement (165) (165) (165) (165) {165)
Net 5 790 5 476 5 438 35 359 5 260

(1) Por leases in place, exchuding & hease relued o four assisted Enving properties which is being transitioned 10 4 new bessee, and assuming no medification or replacement of existing leases and no new leased
irvestmens are added 1o our portiolio
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;L]t Consolidated Statements of Income

e e ol (el s in thowsands, except per shave amonnts, wnawdited)
Thres Months Ended Twelve Months Ended
December 31, December 31
2013 2012 20013 2002

Revenues
Renlal income § 25259 § 2284 5§ 9166 5 86022
Interest income from mongage loans 3.103 1,135 6,28 549
Interest and other income 231 146 310 B

Total revenues 28,593 24,125 104,974 92,482
Expenses
Inerest expense 2852 2,907 11,364 9,932
Diepreciation and amorization 6,237 5,560 24,389 21,613
Provision (recovery) for doubdful sceounts 2,139 (78) 2,180 (101
Gienerul and adminisirative expenses 2.715 3,212 11,636 10,732

Toilal expenses 13,943 11,601 49,569 42,176
Income from continuing operations 14,650 12,524 55,405 50,306
scontinued operations:

Net income from discontinued operations - 254 B0s 1,005

Ciain on sale of assels, net - - 1,605 16
et income from discontinucd operations - 254 2410 1,021
Net income 14,650 12,778 57.815 51,327
Income allocated to non-controlling inlerests - i - (3T
et income atiibutable to LTC Properties, Ine. 14,650 12,771 57,815 51,700
Income allocated i participating securitics () (8} (383) [Erg)]
Income all d to preferred siockh (819) (K19} (3.273) (3,273)
Nel income available to common stockbokders S 13732 0§ 11854 5 54150 5 47640
Basic earnings per common share: S0.440 $0.39 .04 $1.58
Diluted enrnings per common share: m 3139 ;IE $1.57
Weighted average shares wsed to caleulate carnings
e commin share:

Basic 34,555 30,297 33111 30,238

Drilwted 34,582 30341 33,142 30,378

27
—4LIL  Consolidated Balance Sheets
ererirr it teE §
favwecirals in thowsands)
Mhecemhber 31, 2013 Mecrmber 31, 20012 Dhecomber 31, 2013 December 31, 3013
[e— - [— [
ASSETS LIARILITIES
Real cxlale imvestmenls: ank borrowings § 21,000 $ 115500
Land 5§ B3 § T2 Semior unsccurod moles. 255,800 185 800
Buildings and improvemenis B36,624 B11.867 Bomds payable 2,035 2635
Accumulatod deprociation and amoritzalion {218, 700y (194, 448) Accrued inderesi 3424 37
Mol aperating real cstule property 718,917 02,121 Fam-out lishilities 5 6,744
Properties held-for-sale, net of scoumulsied depreciation Accrued expenses and other lishilitics 16,713 12,165
and smontizstion: 2013 - $0; 2012 - $4.100 - 9426 Accrued cxpenses and olther liabilities
Nel neal estale property TI8.917 TO1,.547 related (o propertics held-for-sale = 36l
Marigape boans receivable, net of allowance for Total liabilities 298,972 326484
doubtful scoounis: 2003 - §1 671; 2012 - $TE2 165 444 39,299
Rial estale imvestments, net BE4 361 TAD,BAG
EQUITY
Other nsscts: Preferred stock " 38,500 38,500
Cash amil cash cquivalenis 6,778 AL Comemon siock ™ a7 305
Dieht issue costs, net 2458 3,040 Capitsl in exoess of par vahse 6BE 654 510,236
Imterest receivable To2 TED Cimalative net income THI B4R T24033
Straight-lme reml recemvable, nel of allowance for (14 nu7r 152
doubifisl accounts: 2003 - §1.541; 2012 - 51,513 29,760 26,766 Cumualative destributions (R77,028) (B10,125)
Prepaid expenses amid other assets. 6,786 7.542 Total LTC steckholders’ equity CEREET) 463,101
Moies reccivable 205 3,180
Strnight-line rest receivable snd othier ssscts relsted 1o propertics Maon-controdling imerests - 7
held-for-sale. net of allewance for dowbiiul sccoants:
2013 - $0; 2002 - $44 . 238 Tolal cquity 632 438 463 108
‘Tatal asseis 5 931410 § TH9.592 Tuial linbilities and equity 5 931410 5§ TH9.592

(1) Prefomred stock SO0 par valise; | 5,000 shires suthonised, shines issed snd catstanding: 2013 - 2 000; 2012 . 2,000
(2) Commsn sock $001 par value, 60,000 shares sutbornized, shares msned wnd cutstsnding: 2013 - 34,786, 2012 - 30,564

)
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Funds from Operations

Reconcilis

Net income available (o common stockholders

Add: Depreciation and amortization (continuing and discontinued operations)

Less: Gain on sale of real estate, net
FFO available to common stockholders

Add: Non-cash interest related lo camn-out liabilities
Less: Non-recurring one-lime ilems

Normalized FFO available ta common stockhalders
Add (less): Mon-cash rental income

Normalized sdjusted FFO (AFFO)

Add: Mon-cash compensation charges
Normalized funds available for distnbution (FAL)

Diluted FFO available 1o common stockholders per share
Diluted nermalized FFO available to commaon steckhalders per share
Diluted normalized AFFO per share

Diluted normalized FAD per share

]
‘banknaplcy sctilement distribation of 5133,
@
Plansing amd (1) above.

(%) Repuesents revenise from the Sunwest hankrupicy settlemest distribution,

fumardied, dollar amoumnis in thowsands, excepi per share amoumnis)

on of Normalized FFO, Normalized AFFO, and No

zed FAD
Three Months Encded Twelve Months Ended
December 31, December 31,
2013 2012 2013 2012
5 13,732 5 11,854 § 54,159 § 47,640
6,237 5,692 24,706 22,153
- - (1.605) (16)
19,969 17,546 77,260 69,777
- Ty 256 439
1,980 i _ 2687 (ri] tHTJ 3
21,949 17,655 §0,203 69,569
(750 (900) (3,295) (2.604)
21,159 16,753 76,908 67,265
541 464 2.134 1,819
$ 21,700 $ 17219 $ 79.042 $ 69084
50,57 £0.57 £2.29 £226
3062 5057 $2.37 5226
060 £0.54 $228 5218
S0.61 £0.56 £2.34 224

Comprized of a §1,244 provision for kean ke reservs on a $124,387 morigage loan oripmation and an $269 pon-cash wisc-oll of straighi-ling ronl ofTect by revense from the Sunwest

Represents the one-time severance and accelenated restricted sbock vesting charpe of $707 related fo the retirement of the Company's leemer Semior Vice President, Marketing and Stralegic

FINANCIAL
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Funds from Operations

renaudined, dollar amownts in thausands, except per shave amownrs)

Normalized FFO Per Share Reconciliation

Three Months Ended Twelve Months Ended
December 31, December 31,
2013 20012 2013 2012
Normalized FFQ available to common stockholders 5 21,949 5 17,655 § 80,203 § 69,869
Efect of dilutive sccuritics:
Participating securities 99 98 383 377
Convertible preferred securitics BI9 RI19 3273 3273
Convertible non-controlling interests - 7 - 37
Diluted normalized FFO available to common siockholders § 22,867 5 18,579 § 83,859 § 73,556
Shares for basic FFO per share 34,555 30,297 33,111 30,238
Effect of dilutive securitics:
Stock options 27 26 3l 40
Participating securities 196 207 200 208
Converlible preferred securitics 2,000 2,000 2,000 2,000
Convertible non-controlling interests - 18 - 22
Shares for diluted FFO per share 36,778 32,548 35,342 32,508
Basic normalized FFO per share $0.64 $0.58 $2.42 .31
Diluted normalized FFO per share $0.62 $0.57 $2.37 $2.26

FINANCIAL
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Adjusted Funds From Operations (“AFF07): FFO excluding the effects of non-cash renial income.

Amisted Living Properties ("ALF™): The ALF portiolio consists of assisted living, independers living, and/ior memorycare properties. (See Independent Living and
\En:nryﬂ'm} Assisped lnang p‘nperhuam ummhm properiies serving siderly persons who raquire assisknce with acviges ufd.nl:, hnng but do not raqwr
the constant supervisaon skilled auesing properties provide. Services are usually available 24 houes 3 dayand inclode parsonal supervision and sssisnce with satng,
bathing, grooming and administering medication. The facilites provide a combination of housing, supportive services, personalized assistance and health care designed

o respond 1o indrvidial] nzeds.

Coniraciual Lease Rent: Renfal revenue as defined bythe laase agreement between us and the operator for the lsase year.

Core Based Statintical Area (“CBSA™): Based on the U.S. Census Bureau, CBSA isa collsctive term for both metro and micro areas. Each metro or micro area
consistsof one or more counties and includas the counties containing the core nrban area, 23 well 2s any adjscent counties that have & high dagree of socialand
tconomic mibegrabon (as measured by commuting to work) with the urban core.

EBITDA: Esrmingsbefors interest, taxes, depreciation and amortizmtion

Funds Available for Distribution (“FAD™): FFO axchyding the efficts of non-cash rean] income and non-cash compenmtion chasges

Funds From Operations (“FFO™): As defined by the Natonal Association of Real Estte Investment Trosts ( NAREIT ), net tncome avaslable to common siockholders
{computed in sccordancs with US, GAAP) sxcluding gains or losses on the s ofreal st e and impainment wrie-dovwns of deprecisble raal syt plus real eapie
depreciation and amentization, and after adjustments for uncensolidated parinerships and jeint ventares,

GAAP Lease Vield: GAAP reat divided by the purchase pace.

GAAPRent: Tow] reat we will raceive a5 3 fxed smount over the Lifs of te laase aad recognized evenly over thatlife. GAAP reatrecordsd in the sardy veas of a
lease 15 higher than the cash rent received and during the later years of the lease, the cash rent recerved is higher than GAAP rentrecognized. GAAP rentis commonly
referred to as straightline renial ncoms.

Gross Asset Value: Represents total assets pius accumulated depreciation.

Gros lovestment: Onginal prce pazd for an aset plos capeal improvements funded by LTC Properties, Ine. ('LTC™), without anv deprecaation deduc Gons. Gross
Investment is commonly referred to as undepreciated book vahe.

Independent Living Properties (“ILF*™): Senior housing properties ofang a sense of c ommsni by and mumercus levels of ssrvice, such as laumdey housekeeping,
dining opticns meal plans, exercise and wellness programs, mansportadon, social, cultura] and recreaticnal acivities, on-sie saconty and amergency respons profrms
Many offer on-site conveniences like beauty barber thops, fitmess facilities, fame rooms, Hbraries and activity conters. ILFs are also known 23 retirement comemunitias
OF Senior apathments.

Interest Income: Represents interest incoms from mortgage loans.

Licensed BedoUndts The mumber of beds and’or undts that an operator is authorized to operate at s#nior housing and long-tsrm care properties. Licensed beds and'or
units may differ from the sumber of beds 2nd ‘or uouts in service af any g iven tims,

_3l_lt_ Glossary

Mc-r;Clnhbpﬂﬁu(“MC'".l Scmwhomngpmpuuunﬂhmgsp@uﬂuwdoplwfunmmﬂlN}hmsdmlnﬂoﬂmfmnfdmwﬂu These:
Tacilities offer dedicated cane and sp ing, for various conditions relating o memaory loss in a seeured environment that is typically smaller in scale amd
mmmﬂcﬂ-lmmnmmumlmn:dlmﬁulmu These facilitics have stalT available 24 hours a day 0 respond to the unique needs of their residents.

Mnﬂpﬂnlwltml(“m'lc Bascd on the ULS. Census Burcau, MSA is a geographic entity defined by the Office of Management and Budget (OMB)
Tor use by Federal i ing, iz, and publishing Federal statistica. A metro area contains a core urban area of 50,000 or mone populaison.
(Sm[mnundsumnl.\ru}

Micropalitan Ehlilﬁnlﬂ:lu{"‘ﬂlltn—ﬁu\"] ]In:dnnlholls CcmHl.l!:lll.an—S.l\u:songnnhccnmdoﬁmdbrdnﬂﬂ'mofhﬂnummmﬂndgﬂ
(OMBE) for use by Federnl statistical amd p hing Federal A micro arca contains an wrhan core of at least 10,000 (but less
than 50,006) population. (See Core Based b-l.uucil J\.ml)

Net Real Estate Assets: Gross investment less accumulated deprecistion. Net Real Estate Asset is commonly refermed to s Net Book Valoe (“NBY™).
MNon-cash Rental Income: Steaight-line rental income and amonization of lese inducement.

Non-cash Compensation Charges: Vesting cxpenss relating 1o stock options and restricted stock.

Normalized AFFO: FFO adjusted for non-recurming, infrequent or umsual items and exclodes the non-cash rental income.

Normalized EBITDAR Coverage: The trailing twelve month's ings firom the op fi ial adjusted for non-recurring, infrequent, or unususal
items and befiore interest, laxes, depreciation, amortization, and remt divided by the op s I lease reni. M fiees are impated at 5% of

MNormalized EBITDARM Coverage: The trailing twelve month’s carnings from the operator financial statements adjusied for non-recurming, infregquent, or umsual
items and before interest, taoes, depreciation, amortization, rent, and management fees divided by the operator’s contraciual lease rent.

MNormalized FAD: FFO adjusted for non-recunming, infroquent or umsisl ilems and exchudes the non-cash rental income and non-cash compensation charges.

Normalized FFO: FFO adjusted for non-r ing, infnog) or I il

Oceupancy: The weighted average percentage of all bods andfor units that are occupied at a given time. The calculation wses the trailing twelve moniths and is based on
licensed bods and'or units which may difTer from the number of beds and/or units in service al any given time._

Op

P

Fii fal St Property level operator financial statements are unasdited and have not been independently verified by us.

Private Pay: Privale pay includes private insurance, HMO, VA, and other payors.

Purchase Price: Rnpmulhsfm:nlwmohnmlhluunhuwﬂmmmdoﬂymm muarked partic al the date. An orderly
o s @ that cAp mMwm;mmrmﬂwmmmmmmmmﬂummmm
for transactions imvolving, such assets; it is nod a foreed bon { for b, a forced liquidation or di aale)
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Quality Mix: LTC revenue by operator underlying payor sowrce [or the twelve months presented. LTC is not a Medicaid or a Medicare recipienl. Statistics represent
LTC's rental revenues limes operators’ underlying payor source revenue percentage. Underlying payor source revenue percentage is caleulated from propery level
operator financial stastements which sre unaudited and have not been independently verified by us.

Range of Care (“ROC™): Range of care properlics consist of properlies providing skilled inp and any ination of assisted living, independent living and/or
MEMOry Care Services.

Rentsl Income: Represents GAAP rent net of amortized lease inducement cost from continuing and discontinucd operations.

Same Preperty Porifalis {"EPP”)' Same properly ﬁlulndlw management o evaluale the performance of LTC" al\:lnedpmpwl;r pull.fullu under a consisient

lation, which elimi the changes in the comy of our portfolio of propertics, 'We identily our same property p pertics thal are, and
mnll.md |nopmnmfwm:dtnbunufmcm-ﬂwq|mwmmwmpnh¢smmd Accordingly, ||lltnld.lb|lmodpmpn1jrlmnlml.lnufllmutﬂn
in operations o be included in our same property porifolio.

Scheols: An institulion for educati dents which include private and charter schools. Private schools are not administered by local, state or national governments;
llml'nm ruﬂdlnwhd:wpmbynmmumnlhrmmfuﬂnd Charter schonls provide an alicmative to the traditional public school. Charter

are g entities authorized by the stale or localily to condusct operations independent from the surrounding, public school district. Laws vary by
snlc,butgnmlhrchummynlndbyMnhunhufmmnnnhﬂdmuyurmmmu:mn wilh local school districts or public universities. Operators are
granled charlers lo establish and ap hools based on the goals and objectives sel forth in the charler. Upon receipt of a charter, schools receive an annuity from the
state for each student enrolled.

Skilled Nursing Properties (“SNF™): Senior housing propertics providing restorative, rehabilitative and nursing care for people nol requiring the more extensive and
sophisticated treatment available al acule care hospitals. Many SNFs provide ancillary services that include eccupational, speech, physical, respiratory and 1V therapics,
as well as sub-acule care services which are paid cither by the paticnt, the paticnt’s family, private health insurance, or through the federal Medicare or state Medicaid
PrOgrams.

Stabilized: Mewly acquired operating assels are generally considered stabilized at the carlier of lease-up (typically when ocoupancy reaches 80% al a SMNF or 0% al an
ALF) or 12 months from the acquisilion dale. Newly completed devel including redevelopments, major renovalions, and property additions, ane considered
stahilized at the carlicer of leasc-up or 24 muhfmnhﬂ:ﬂwmuphmdumm

Under Developmeni Properties (“UDP”): Development projects o senior housing pr
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