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Item 2.02. — Results of Operations and Financial Condition

On August 9, 2017, LTC Properties, Inc. announced the operating results for the three months ended June 30, 2017. 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 August 9, 2017.
99.2  LTC Properties, Inc. Supplemental Information Package for the period ending June 30, 2017.
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Exhibit 99.1

FOR IMMEDIATE RELEASE

For more information contact:
Wendy L. Simpson
Pam Kessler
(805) 981-8655

LTC REPORTS 2017 SECOND QUARTER RESULTS

WESTLAKE VILLAGE, CALIFORNIA, August 9, 2017— LTC Properties, Inc. (NYSE: LTC), a real estate investment trust that primarily invests in seniors housing and
health care properties, today announced operating results for its second quarter ended June 30, 2017.

Net income available to common stockholders was $25.3 million, or $0.64 per diluted share, for the 2017 second quarter compared with $22.1 million, or $0.58 per diluted
share, for the same period in 2016. The improvement was primarily due to higher revenues from prior year acquisitions, mezzanine loan originations, completed
development projects and a net gain on sale of $5.1 million, resulting from the sale of four assisted living communities during the 2017 second quarter. This was partially
offset by an impairment charge related to the transition of two memory care communities to another operator, as discussed below, and general and administrative
expenditures related to the implementation of performance-based stock awards.

Funds from Operations (“FFO”) increased 7.6% to $31.4 million for the 2017 second quarter, up from $29.2 million for the comparable 2016 period. FFO per diluted
common share was $0.79 and $0.77 for the quarters ended June 30, 2017 and 2016, respectively, on approximately 4.3% more diluted weighted average shares outstanding.
The increase in FFO was primarily due to the same factors that impacted net income available to common stockholders, except for the impairment charge which is added
back to FFO.

LTC completed the following transactions during the second quarter of 2017:

Sold four assisted living communities in Indiana and Iowa, totaling 175 units for an aggregate sales price of $14.3 million, and recognized a net gain on sale of
$5.1 million. Rental revenue is expected to decrease by $951,000 on an annual basis as a result of the sale;

Acquired a 107-unit assisted living community and a senior housing community with 25 independent living and 48 memory care units, both in California, for an
aggregate purchase price of $38.8 million. Simultaneously upon closing, LTC entered into a 15-year master lease agreement with a new operator at an initial cash
yield of 7.0% and added the properties to the master lease agreement;

Issued a default notice on a master lease covering 11 memory care communities, two of which are under development. LTC is currently negotiating the transition
of two of the operational properties to another operator in its portfolio. Accordingly, as of June 30, 2017, LTC wrote off approximately $1.9 million of straight-line
rent and other receivables related to these two properties. LTC is currently in negotiations with the operator regarding the remaining properties and is exploring
options which may include transitioning some or all of the properties to another operator and/or a possible sale of some or all of the properties. Subsequent to

June 30, 2017, the rent paid by this operator will be recorded on a cash basis. Annual GAAP rent under the master lease is approximately $11.7 million, and at
June 30, 2017 the net book value of the properties was $111.6 million. LTC had $8.6 million in straight-line rent receivable and $6.6 million in other assets on its
balance sheet at June 30, 2017; and

Entered into agreements to transition two memory care communities to a different operator in its portfolio, contingent upon licensure by the new operator, which is
anticipated to occur in the third quarter of 2017. Additionally, LTC purchased a newly constructed 60-unit memory care community in Ohio for $15.7 million and
added it to a master lease with the same operator who is taking over the management of the two memory care communities noted above. Based on the timing of
the transition and funds held in escrow, LTC estimates a potential write-off of straight-line rent receivable ranging from $0 to $383,000. Annual GAAP rent under
the lease being terminated related to the two communities being transitioned was $2.4 million and annual GAAP rent under the master lease prior to the addition
of all three properties was approximately $3.8 million, which will increase to $6.3 million after the additions.

Conference Call Information

LTC will conduct a conference call on Thursday, August 10, 2017, at 8:00 a.m. Pacific Time (11:00 a.m. Eastern Time), to provide commentary on its performance and
operating results for the quarter ended June 30, 2017. The conference call is accessible by telephone and the internet. Telephone access will be available by dialing 877-
510-2862 (domestically) or 412-902-4134 (internationally). To participate in the webcast, go to LTC’s website at www.LTCreit.com 15 minutes before the call to download
the necessary software.

An audio replay of the conference call will be available from August 10 through August 24, 2017 and may be accessed by dialing 877-344-7529 (domestically) or 412-317-
0088 (internationally) and entering conference number 10110624. Additionally, an audio archive will be available on LTC’s website on the “Presentations” page of the
“Investor Information” section, which is under the “Investors” tab. LTC’s earnings release and supplemental information package for the current period will be available on
its website on the “Press Releases” and “Presentations” pages, respectively, of the “Investor Information” section which is under the “Investors” tab.

About LTC

LTC is a self-administered real estate investment trust that primarily invests in seniors housing and health care properties primarily through sale-leaseback transactions,
mortgage financing and structured finance solutions including mezzanine lending. At June 30, 2017, LTC had 207 investments located in 28 states comprising 103 assisted
living communities, 97 skilled nursing centers, 1 behavioral health care hospital, 3 parcels of land under development and 3 parcels of land held-for-use. Assisted living
communities, independent living communities, memory care communities and combinations thereof are included in the assisted living property type. For more information
on LTC Properties, Inc., visit the Company’s website at www.LTCreit.com, or connect with us on Twitter @LTCreit and LinkedIn.
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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 LTC’s most recent Annual Report on Form 10-K, its subsequent Quarterly Reports on Form 10-Q, and its 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 LTC 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.

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

Three Months Ended Six Months Ended
June 30, June 30,
2017 2016 2017 2016
(unaudited) (audited)
Revenues:
Rental income $ 35,265 $ 33,072 $ 70,300 $ 64,952
Interest income from mortgage loans 6,625 6,811 13,373 13,389
Interest and other income 578 113 1,417 259
Total revenues 42,468 39,996 85,090 78,600
Expenses:
Interest expense 7,151 6,750 14,622 12,750
Depreciation and amortization 9,308 8,907 18,667 17,468
Impairment charges 1,880 — 1,880 —
(Recovery) provision for doubtful accounts 5) 118 (43) 202
Transaction costs — 4 22 94
General and administrative expenses 4,386 4,117 9,126 8,400
Total expenses 22,720 19,896 44274 38,914
Operating income 19,748 20,100 40,816 39,686
Income from unconsolidated joint ventures 575 278 1,020 550
Gain on sale of real estate, net 5,054 1,802 5,054 1,802
Net income 25,377 22,180 46,890 42,038
Income allocated to participating securities (104) (105) (201) (206)
Net income available to common stockholders $ 25,273 $ 22,075 $ 46,689 $ 41,832
Earnings per common share:
Basic $ 064 $ 0.58 $ 1.19 $ 1.11
Diluted $ 064 $ 0.58 $ 1.18 $ 1.11
Weighted average shares used to calculate earnings per common
share:
Basic 39,414 37,969 39,390 37,707
Diluted 39,794 38,164 39,769 37,720
Dividends declared and paid per common share $ 0.57 $ 0.54 $ 1.14 $ 1.08

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 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
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, amortization of lease inducement, effective interest income and deferred income from unconsolidated joint
ventures. 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. Effective interest method, as required by GAAP, is a technique for calculating the actual interest rate
for the term of a mortgage loan based on the initial origination value. Similar to the accounting methodology of straight-line rent, the actual interest rate is higher than the
stated interest rate in the early years of the mortgage loan thus creating an effective interest receivable asset included in the interest receivable line item in our consolidated
balance sheet and reduces down to zero when, at some point during the mortgage loan, the stated interest rate is higher than the actual interest rate. By excluding the non-cash
portion of rental income, interest income from mortgage loans and income from unconsolidated joint ventures, 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, capitalized interest and non-cash interest 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, AFFO, Normalized AFFO, FAD 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 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, AFFO and FAD

The following table reconciles GAAP net income available to common stockholders to each of NAREIT FFO attributable to common stockholders and normalized FFO
attributable to common stockholders, as well as normalized AFFO and normalized FAD (unaudited, amounts in thousands, except per share amounts):

Three Months Ended Six Months Ended
June 30, June 30,
2017 2016 2017 2016

GAAP net income available to common stockholders $ 25,273 $ 22,075 $ 46,689 $ 41,832
Add: Depreciation and amortization 9,308 8,907 18,667 17,468
Add: Impairment charges 1,880 — 1,880 —
Less: Gain on sale of real estate, net (5,054) (1,802) (5,054) (1,802)
NAREIT FFO attributable to common stockholders 31,407 29,180 62,182 57,498
Less: Non-cash rental income (1,856) (2,160) (4,196) (4,477)
Less: Effective interest income from mortgage loans (1,401) (1,293) (2,708) (2,555)
Less: Deferred income from unconsolidated joint ventures 47) — (94) —
Adjusted FFO (AFFO) 28,103 25,727 55,184 50,466
Add: Non-cash compensation charges 1,425 1,029 2,684 2,019
Add: Non-cash interest related to earn-out liabilities 125 166 351 315
Less: Capitalized interest (201) (256) (371) (942)
Funds available for distribution (FAD) $ 29,452 $ 26,666 $ 57,848  $ 51,858
NAREIT Basic FFO attributable to common stockholders per share $ 080 § 077 $ 158 § 1.52
NAREIT Diluted FFO attributable to common stockholders per share $ 079 $ 077 $ 1.57 $ 1.52
NAREIT Diluted FFO attributable to common stockholders $ 31,511 $ 29,285 § 62,383 § 57,704
Weighted average shares used to calculate NAREIT diluted FFO per share

attributable to common stockholders 39,794 38,164 39,769 37,902
Diluted AFFO $ 28,207 $ 25,832 $ 55,385 $ 50,672
Weighted average shares used to calculate diluted AFFO per share 39,794 38,164 39,769 37,902
Diluted FAD $ 29,556  $ 26,771 $ 58,049 $ 52,064
Weighted average shares used to calculate diluted FAD per share 39,794 38,164 39,769 37,902
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LTC PROPERTIES, INC.

CONSOLIDATED BALANCE SHEETS
(amounts in thousands, except per share)

June 30, 2017 December 31, 2016
ASSETS
Investments:
Land $ 122,851 $ 116,096
Buildings and improvements 1,229,290 1,185,467
Accumulated depreciation and amortization (288,442) (275,861)
Operating real estate property, net 1,063,699 1,025,702

Properties held-for-sale, net of accumulated depreciation: 2017—$1,058; 2016—$0 1,170 —




Real property investments, net 1,064,869 1,025,702

Mortgage loans receivable, net of loan loss reserve: 2017—$2,219; 2016—3$2,315 220,385 229,801
Real estate investments, net 1,285,254 1,255,503
Notes receivable, net of loan loss reserve: 2017—$166; 2016—$166 16,402 16,427
Investments in unconsolidated joint ventures 29,702 25,221
Investments, net 1,331,358 1,297,151

Other assets:

Cash and cash equivalents 9,299 7,991
Debt issue costs related to bank borrowings 1,349 1,847
Interest receivable 12,255 9,683
Straight-line rent receivable, net of allowance for doubtful accounts: 2017—$1,013; 2016—3$960 59,287 55,276
Prepaid expenses and other assets 27,010 22,948
Total assets $ 1,440,558 $ 1,394,896
LIABILITIES
Bank borrowings $ 45,000 $ 107,100
Senior unsecured notes, net of debt issue costs: 2017—$1,235; 2016—$1,009 597,898 502,291
Accrued interest 4,543 4,675
Accrued incentives and earn-outs 12,140 12,229
Accrued expenses and other liabilities 23,810 28,553
Total liabilities 683,391 654,848
EQUITY

Stockholders’ equity:
Common stock: $0.01 par value; 60,000 shares authorized; shares issued and outstanding: 2017—39,564;

2016—39,221 396 392
Capital in excess of par value 854,340 839,005
Cumulative net income 1,060,333 1,013,443
Cumulative distributions (1,157,902) (1,112,792)

Total equity 757,167 740,048

Total liabilities and equity $ 1,440,558 $ 1,394,896




Exhibit 99.2

Supplemental Operating and Financial Data
June 30, 2017 (Unaudited)

Table of Contents | _ <<<®
: : X

Execution of Growth Strategy . . ..oovv i in it i e i ennnnnnn 5
POrtfolio OVErVIEW . . oot it st a i e 6
Real Estate ACtivities . . ....cov et iiniasnnnnnascnncssanns 7-11
o PORFONIO MELACS . . o e vvv e v e e eee e e eeneeseeennnns 12
Portfolio Diversification . ..........coo i iiiiinnnnans 13-16
Portfolio Maturity ... ..o ocviininiircecnssernnnsassnnnnsnnn 17
Enterprise Value . . ...oo it it iaiin i e nnnnnnans 18
Debt Maturity - . ... i ie it i it ... 19
Financial Data SUMMEny . . ... ..o iiiierennoaeennnns 20-21
Income Statement Data ........coiiiiarns sosrrassranrans 22
Consolidated Balance Sheets . .. ...oocesvvassavvassrisscisss 23
Funds from Operations . ..........c0veeerrnnrnnrrnrrnnnas 24-25
L= 26-28

Forward-Looking Statements & Non-GAAP . . ...................20

Page 2



Leadership <<<@

Wendy Simpson Pam Kessler _ Cli_nt Mallq
Chairman, Chief Executive Executive Vice President, Executive Vice President and
Officer and President CFO and Secretary Chief Investment Officer

Cece Chikhale Doug Korey Peter Lyew
Senior Vice President, Senior Vice President of Vice President and
Controller and Treasurer Business Development Director of Taxes

Board of Directors

Wendy Simpson Boyd Hendrickson James Pieczynski Devra Shapiro Timothy Triche, MD
Chairman Lead Independent Director Nominating & Corporate Audit Committee Compensation Committee
Governance Committee Chairman Chairman
Chairman
Page 3

Analyst Coverage “@

BMO Capital Markets COmp ....wmmmiemsns. JORN Kim KeyBanc Capital Markets, Inc ............cocece.... JOrdan Sadler
Canaccord GENUILY ..o vernmmisismmisessnsessnsnenss PAUI Morgan Mitsubishi = MUFG .....oocvvnerssmsmssssserssssssrsnssenns BN Ford
Cantor Fitzgerald ... JOSEPH France Mizuho Securities USA ING ....oeceeecisssens. RICH Anderson
DLA, DAVIASON c.oviaecriscasms s DOUE Christopher RBC Capital Markets Corporation ... Mike Carroll

J.J. B. Hilliard, W.L. Lyons, Inc .... .. John Roberts Stifel, Nicolaus & Company, InG ................... Chad Vanacore

JMP Securities, LLC ... PELET Martin Wells Fargo Securities, LLC ........oooininneinnnes Todd Stender

Any cpinicns, estimaies, or Torecasis regading LTC s perlomaance made by the analysis listed abowe do not represant the apinions. estimabes, and forecasis of LTC or iis managemeni.

Page 4




Execution of Growth Strategy @

$1.3 Billion in Total Investments Underwritten

$450
$414

$400
$350
$300

£245
$250

Millions

$142
£150

$100

$109
$94
$54
$50 o $25 $112 .
$44
o w1l 20
2010

1 2011 2012 2013 2014 2015 2016 2017 YTD
Development/Expansions,/Renovations u Total Investment

Page 5

. . y
Portfolio Overview \@

Trailing Twelve Months Ended Gross Real Property
June 30, 2017 $1.4B
o af Gross % of Rental Interest % of

Type of Property Properties Investments Investments Income'™ Incoma'"! Revenues
Skilled Nursing o7 $ 802351 50.9% $ 68313 § 26045 57.6%
Assisted Living 103 742,518 47.1% 68,790 . 42.0%
Under Development™! - 21878 14% - - -
Other™ 1 10,216 0.6% 648 - 0.4%
Total 201 $ 1576973 100.0% $ 137751 § 26045 100.0%

14.1%

(1) Enchsdes contractual rental incoms ard intenest Income T MOMEAERS 0ANS and aachsdes nental incoma from propertios S0kl and Elenest incomss from loans that paid off durnng
the twehve montfs ended Jume 30, 2017,

(2)  Includes three development projects consssting of two memery care commursties with o total of 132 wnits and @ skilled nursing center with 143 beds.

(3 Wnchaded one behdvioral heallh cane hospital and (e parosls of nd,

Loans Receivable
£0.28

R
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Real Estate Activities - Acquisitions and Loan Originations @

(dllar amounts in thousands)

Acquisitions
wof Property Date of Initial Purchase Additional
Date Properties Type # Beds/Units Location Operator Construction Cash Yield Prica Commitment ™
A6 W1 1 SNF 121 beds Mansfiedd, TX Fundamental 25 B850% $ 16000 $
421 1 MG 60 units Louisville, KY Clarity Pointe 206 BO0% 14,950
A 2 MG 120 units Wichita & Cwerland Park. K5 Anthem Memary Care: 2011/2013 B00% 26,000 750
614 1 ALF T 70 units Athens, GA Thrive Senior Living 2016 BO0% 14,300 .
/30 1 uoER 143 beds Union, KY Carespring 2016-2018 B50% 5,300 19.025
10/28 1 upe 66 units Ok Lawwr, IL e My Care 2016-2018 9.00% 15091 12878
T 316 units/ 269 beds § Tead1 3 32653
2017 616 ALF MG/ ILF 180 units Clavis, CA Fronties 2014/2016 7.00% $ 38813 $
623 1 MG 60 units Waest Chester. OH Thrive Senior Living 2m7 bl 15,650
3 240 unils $ 54,463 []
st of our con

i

2
i3
L]

Commitmenits may inchude capfal improvement o development allowances: for approved projects but escludes incentive payments and contingent payments. For a o

S our Qubiterty Report o Form 100,

Sew page 3 for development activities.

Represants purchasa of land ars inftial iImprovernants,
Concurrenily with this scquisition, we enlered into Afeements to FANSRION teo Memony Gare CoMMuENTies in o portfiolo to Thive conditioned Solely Lpon Bsuance of kensure. EMective upon issusnce of
Consung, this GAAR rant undes an AManded and restated master oass with Thitve will be $6,277. ¥ Ecensuns Tor th 1w COMMENRIES B NOL ESud 10 Thites, the inRtial cash vl peraining to the West

Chustes peoperty will be spproximately 5.5%.

Loan QOriginations

# of Property Loan Total Funded 2007 YTD Stated
Dt Proportes Type # Beds/ Units Location Type  Maturity Date Operator Oiganatson o Dt Revenue ™ Interesd Rate
208 429 2 BNF 216 beds Est Lansing, Mi Marigags -2 Prestige Healthcare 3 12250 @ $ 8517 § 385 DA%
831 2 SNF 146 beds Mbany & Florence, OR Meczariwe  Sep2l Regency Facific 1400 ® 1.200 a1 150%
12yrx2 B4 SNF 7,756 bods Wiiwous SlS1es: AT N Man-21 ot e 12,500 ™ 12,500 748 LIBOR +11 75%
[ 8,148 beds $ 26150 $ 2317 $ 1224

Real Estate Activities - Joint Ventures

i1} Represents year-io-date GAAP intenest income.
12} Represscts the ofigination of a year it momgage loan for $12.250, funding $7.750 &1 closing with the remaining commitment of $4,500 avaslable for appeived capital improvement prosscts,

Additionailly, we committed $8,000 1o be funded upon the propeies achisving ceran predetermined ooversge thiesholds.
3} PRepreserts 8 mezzanine laan secured by 8 second morigage on two shilied nursing centers in Oregan,
4}  Represenis a mezzaning loan on a portfolio of B4 skilled nursng centers located in eight states.

(dollar AMounts in thousands)

Joint Ventures

Page T

@

Commitment # of # Beds/ Investment 2017 Total Funded Remaining
Year Location Projects Property Type Return Units Commitrment Funding to Date Commitment
2015 Peoria & Yuma, AZ 4 ALF/MC/ILF 15.00% W 585 units $ 25650 $ 73§ 22900 $ 2750
2015 Ocala, FL 1 UDP-ALF/IL/MC 15.00% @ 99 units 2,900 . 2,900 -
2016 Fort Myers, FL 1 UDP-ALF/MC 15.00% @ 127 units 3.400 3.400 3,400 .
811 units $ 31950 § 3473 § 29200 $  2.750

(1)  Currertly, 6% is paid in cash ana 9% ks defered.
{3 ierest during conrstruction was sccnsed. Currently, 10% s pasid in cash and 5% is deferred.
(3 Dwring this quarier, we funded §2,747 and withbeld $553 which wil be applied to inferest. Cumently, 107 is paid in cash and 5% i defered.
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Real Estate Activities - De Novo Development

(dallar amownts in thousands)

Rendering: Boonespring of Boone County
Undon, KY

@

Toal Total

Hentfinterest  Commitment #ol Property Apparoximate ¥ Bods/ Investment 2007 Capitalizod Project Bases Remaining
Incogition Date Yoar Location Projects. Type initial Cash Yield Units Commitment ! Funding Ity Othar to Dt Commitmant ©

1018 25 Glesnsiew, L 1 MC a.00% ™ 66 units $ 15814 ¥ 2161 ¥ 405 $ 10073 £ B.146

1018 206 ks Lawm. 1L 1 C 2.00% ™ 6 units 14 4658 S0 a8 3799 0748

AQ1E 2016 Uinwan, KY b SNF B 508 143 beds 24325 1,455 207 B.006 16,526

Totnl 3 8.78% 132 units/ 143 beds  § 54608 § 4606 § 690 $ 21878 $ 33420

11 Inchdes purchise of land &0d inilial improvement funding, if spobcable, and development commilement

2) F&mmmngcu:rm:mert s calculated as Tollows: “Investment Commitment ™ kess "Total Project Basis” plus “Total Captalkosd bnterest,/ Other.”

(3 W issued 8 dedbull rotics on e master bease covening these twa properiies under developmeni along with B additional aparational memory cans comenunities. We ane curmently in negotiaticers with the

operaicr and ane explonng our cpdions which may include iransRioning some or all of the properiies io ancther operator and,'or a possibie sale of some or all of the properiies.
Page 9

Real Estate Activities - Expansions & Renovations

(dodlar amoEnts in thousands)

@

Owned
Estimated
Renty/Irterest Commitment #ol Property Approximate Investment 2017 Total Funded Rerriining
Inception Date Year Project Type Location Projects Type Initial Cash Yield Commitrnent Funding to Date Commitment
- ™ 2015 Renovation  Las Vegas, NV i OTH A2.50% $ 3000 $ E § 3,000
- . 2016 Renovation  Chesapeake, VA 1 SNF 9,00% 1682 655 1,682 -
Total 2 $ 4682 $ B55 $ 1682 $ 3,000
Mortgage Loans
Estimated
Rent/interest Commitrment # of Property Approximate Investment 2047 Total Funded Remaining
Inception Date Year Project Type Location Projects Type Initial Cash Yield Commitrment Funding o Date Commitment
- - 2015 Expansion  Richmond, Mi 1 SNF 9.41% § 10,000 § 2312 $ 9,168 $ 832
L 2015 Expansion Rochesier Hills, MI 1 SNF 9.41% 10,000 194 929 9,071
- 2015 Renovation  Farmington & Howell, MI 2 SNF 9.41% 5,000 334 1,360 3,640
- - 2016 Expansion  Grand Blanc, M i SNF 2.41% 5,500 205 43 4,557
L 2016 Renovation  East Lansing, Ml 2 SNF 9.41% 4,500 400 TET 3,733
Total 7 $ 35,000 $ 3445 $ 13,167 $ 21833

[£1)
(¥
(=]
i)

Remt increases at each six month ANNIVEISaNy on amaounts mﬁﬂfﬂmﬂﬂat“ﬂlpﬂm.
R increases wpon each funding.
Commitmenis are part of the total loan commitment secured by 15 properties in Michigan operated by Prestige Healthoare. Inierest payment increases upon each funding.
Ileves] payTent ncrebses Upon eBch funding.

Medilodge of Richmond

Richmand, MI
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Real Estate Activities - Lease-Up <<<®~

(dellar amounts in thousands)

Lease-Up
Development

Date Occupancy at Commitment # of Property Approximate Total

Opened ! 6/30/17 Year Project Type Location Projects Type Initial Cash Yield  # Beds/Units  Investment™
Sep-15 62% MR Acquisition ™! Jacksonville, FL 1 MC 8.00% 60 units $ 14,250
Feb-16 42% 2014 Development''  Burr Ridge, IL 1 MC 9.30% 66 units 12,248
Apr-16 75% M/A Acquisition ™ Louisville, KY i MC 8.00% 60 units 14,250
May-16 5% 2015 Development Corpus Christi, TX 1 MC 8.75% 56 units 12 524
May-16 % N/A Acquisition ™ Athens, GA 1 ALF/MC 8.00% 70 units 14,300
Ju-16 25% 2015 Development'®  Tinley Park, IL 1 MEC 9.25% 66 units 11,887
Aug-16 42% 2015 Development Murrieta, CA 1 e 9.00% 66 units 12,606
Sep-16 58% 2015 Development Murrells Inlet, SC 1 ALF/MC B.75% 89 units 16,535
Now-16 33% 2015 Development Wichita, KS 1 ILF 7.43% 108 wnits 14, 500
Jumd? 18% 2017 Acquisition ™ West Chester, OH 1 MC - m 60 units 15,886

10 701 units $ 138,986

(1)  Represents daie of Cortificate of Dccuparcy.

(2} Total invesiment for acquisiions include closing costs.

(3 Propermy was newly corstrcted and purchased following ssuance of final cenificate of oCcupancy and oensune.

() We ssued & defaul notice on & master kesse covering 11 memory cane commurities, which inchades thess commurities. We ane curmently in negotiastions with the operater and ane exploring our cptions which may
Include transitioning some or all of the properties to ancther operator and/or a possible sale of some or all of the properties.

(5 Concurmently with (N soquisition, we emensd inlo SEreements 1o ransition Dwo memany cans ommunities. @ our porficlio 1o Theive conditionsd solily updn Bsubnce of Boensune, EMective upon issuance of licenaune,
thie GAAP rent under an amended and restated master lease with Theive will be $8.272. I licersure for the: two. communities. is not issued to Thirive, the initial cash yield pertaining to the West Chester property will be
approximately BEY.

Lease-Up History

Property Date Date i of months to
Property Location Type Project Type # Bods/Units  Opened Stabilized Stabilization
Hillside Heights Rehabilitation Suites Amarilio, T SNF Redevelopment 120 beds Jul 2013 Aug 2013 1
Highline Place Littheton, CO MC Development &0 units Jul 2013 Sep 2013 2
The Cford Grand Wichita, KS ALF/MC  Development 77 units Oct 2013 Sep 2014 11
Willowbrook Prace Littheton, CO MC Development B0 units Aug 2014 Dec 2015 15
Mustang Creek Estates Frisco, TX ALF/MC  Development 80 units Oct 2014 Dec 2015 14
Chelsea Place Aurora, CO MC Development 48 units Dec 2014 Mar 2016 15
Pavilion at Glacier Valley Slinger, Wi SNF Redevelopment 106 beds Feb 2014 Feb 2016 24
Coldspring Transitional Care Center Cold Spring, KY SNF Development 143 beds Nov 2014 Jun 2016 19 Page 11
Greenridge Place Westminster, CO MC Develspment 60 units Feb 2015 Fob 2017 24

Portfolio Metrics <<<®*

Same Property Portfolio Statistics (V)

Normalized Normalized
Occupancy EBITDARM Coverage EBITDAR Coverage
Owned Properties 1017 4016 1017 4016 1017 AQ16
Assisted Living B84.8% B85.2% 1.46 1.47 1.24 125
Skilled Mursing 78.3% 79.0% 203 204 150 151

(1) informaticn is for the trailing twebe months through March 31, 2017 and Decembser 31, 2018 and & from propery level opeator financal statements which are unaudited
and hane rot been independently verified by LTC.

Stabilized Property Portfolio

TTM Ended March 31, 2017

Total Portfolio Payor Source SNF Portfolio Payor Source
Private Pay Private Pay
Medicare Medicare
Medicaid Medicaid

Page 12



Portfolio Diversification - Geography <<@

(&% of June 30, 2017}

201 Properties | 3 Development Projects | 3 Land Parcels | 28 States | 29 Operators

®E

cA W co E IN .

MM sc
. B AR . @ sitied Nursing (97)
B 2ssisted Living (103)

T M5
. - 0 " Other * (1)

16 LA = B Landiz
. Under Development (3)
n * Behavioral healih care hospital
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Portfolio Diversification - Geography <<<®¢

(88 of June 30, 2017, dollar BMmoums. in thousands)

# of Gross

State Props SNF % ALF % upP % oH? % Investment %
Texas 41 $ 218,475 27.2% $ 50692 6.8% % = - $ s = $ 269,167 17.1%
Michigan 20 221469 27.6% - = = - 943 9.2% 222412 14.1%
Wisconsin 10 13,946 17T% 112 367 15.1% - - - - 126,313 B.O%
Ohio 14 54,000 6.7% 61,236 8.2% = - - - 115,236 7.3%
Colorado 16 B.04a4 10% 106,879 14 4% = - - = 114923 T3%
California T 22,130 2.8% 79,761 10.7% = = = - 101,891 6.5%
Florida 12 35,362 4.4% 39,247 5.3% - - - - 74,609 4.7%
Kansas 1 14,112 18% 575677 7.8% = . . = 71,689 45%
Winois 3 - - 55,001 T.4% 13872 63.4% - - 68873 A.4%
New lersey 4 - - 62,064 8.4% - - - - 62,064 39%
All Others 63 214823 26.8% 117 694 15.9% 8,006 36.6% 9273 90.8% 349,796 222%

Total 201 5 802361 100.0% $ 742518 100.0% $ 21878 100.0% $ 10216 100.0% $ 1576973 100.0%

(1)  Dwse o master ieases with properties in muRiple states, revenus by stabe & not avadable.
(2} Irecluces ors Dehavicenl health cany hospital and three parcels of land,

Approximately 69% of our properties
60.0% -

are in the Top 100 MSAs

Gross Portfolio by MSA 11

50.0% 47 B%

MSAs 1-31 * Population 20.2M - 2.1M

40.0% -

MSAs 32 - 100 * Population 2,1M - 0.6M
30.0%

20.7% 19.2%
20.0% - MSAs > 100 * Population 0.5M - 55K
Lty . Cities in a Micro-SA + Population 216K - 13K
oo | | | - —
MSAS 1-31 MSAS 32100 MSAs > 100  Cities in M-cms-\c.:-es. ot in MSA Cities not in MSA = Population less than 100K

of Micro-SA

(1) The MSA rank by population as of July 1, 2006, &s estimated by the Urited Saates Census Bumau. Page 14



Portfolio Diversification - Operators

(s of June 30, 2017, dollar amounis. in thousands)

W ol Annual Gross
Operators Properties Income ! % Investment %
Prestige Healthcare 22 $ 27.154 16.2% $ 234 601 14.9%
Senior Lifestyle Corporation 23 18,970 11.3% 188,025 12.0%
Brookdale Senior Living a7 16,034 B.6% 126.991 B.O0%
Senior Care Centers 11 15756 9.4% 138.109 B.8%
Preferred Care 26 11278 6.7% 86,998 5.5%
Anthem Memary Care ] 10,016 6.0% 117,807 7.5%
Genesis Healthcare 8 8434 5.0% 54 864 3.5%
Fundamental T B.306 5.0% 74,852 4.7%
Carespring Health Care Management 3 T.635 4.6% 85,552 5.4%
Traditions Senior Management 5 T.056 4.2% 82877 4.0%
All Others 50 36737 22.0% 405497 25.7%

201 $ 167.376 100.0% $ 1576973 100.0%

@

1} Includes arnualized GAAP rerl for keased properties and iraling twebvwe monihs of inbevest imcome from morgage loans exchading the inberest income from

loang thist pasd off during the tweke menths ended lune 30, 2017,

(2} During the quarter ended jure 30, 2017, we issued a dedauit notice on Anthem's master lease. We ane curnently negotisting the transition of two of the:
operalional properiies to ancther cesrator in cur porfelio and wrote off $1.B80 of straight-live rent and other recoivables related 1o ihese two praperties.
Reganding v nemaining propeies, we ac curnénlly in negolislions with the opéealor and ane explonng our oplions which may ndede Lrandilioning $ome
or all of the DIOPETtes. 10 Anothisr ODEMNsT and/or a possible sake of some o all of the properties. Subsaquent 1o June 30, 2017, the ments paid by this
operaice will be reconded on a cash basis. Annual GAAP rent urder the master kease is approsimaiely 311,721 ard at June 30. 2047, the net book valss of
the properties. was $111.532. We had $B.508 in siraight-line rent recermble and $6,577 in cther assets on the balance sheet at June 30, 2017,

Annual Income by Operator

Traditions Sr Mgt
4.7%

Cargspring
ags

Fundamaenial
5.0%

Genesis
5.0%

Anthem

BO%  preferred Cane
67%

Portfolio Diversification - Top Ten Operator Profiles

(88 of June 30, 20171

v
e
<§‘>|JI{I':"}'][(;]‘,. SENIOR LIFESTYLE BROOKDALE
IS S ILI R FAMILY-0WNED COMMUNITIES SEx10R LIVING
Privately Held Privately Held NYSE: BKD
SNF/ALF/ILF ALF/ILF/MC/SNF ALF/ILF/MC
Other Rehab Short Term Stays Continuing Care
68 Properties 175 Properties Approx 1,150 Properties
T States 25 States 46 States
ﬁFU NDAMENTAL
Privately Held NYSE: GEN Privately Held
: SNF/ALF SNF/MC
Bxclusivaly MG Senior Living Hospitals & Other Rehab
10 Properties More than 450 Properties 93 Properties
4 States 30 States 10 States

( SENIOR CARE

CENTERS

Privately Held
SNF/ALF/ILF/MC

Transitional Care & Rehab

107 Properties

2 States

!-: CARESPRI

Privately Held

SNF/ALF/ILF
Transitional Care

11 Properties

2 States

Page 15

@
Vﬁ!ﬁmﬂ Care, Inc

Privately Held

SNF/ALF/ILF
Specialty Care

110 Properties

12 States

Privately Held
SNF/ALF/ILF
34 Properties

6 States

Page 16



Portfolio Maturity “»

Rental % of Interest % of Annual % of
Year Income™ Total income'” Total Income'"’ Total
2018 $ 9,101 6.4% - - $ 9,101 5.4%
2019 1,571 1.1% 126 0.5% 1,697 1.0
2020 14,058 9.9% 755 2.9% 14,813 8.9%
2021 14,218 10.1% - - 14,218 8.5%
2022 1,175 0.8% - - 1,175 0.7%
2023 2,539 1.8% . . 2,539 1.5%
2024 2,615 1.9% - - 2,615 16%
Thereafter 96,054 68.0% 25,164 96.6% 121,218 72.4%
Total $ 141331 100.0% $ 26,045 100.0% $ 167376 100.0%
100.0%
(As a % of Total Annual Incomaj !
80.0%
o0 5T.4%
H Leases
20.0% Loans
20.0% 15.0%
an BA% B.5%
s 09% . 0.5% 0.7% 1.5% 16%
oox | I ©%% 0.4% - 0.0% 0.0% 0.0% 0.0%
2018 2019 2020 2021 2022 2023 2024 Thereafter
(1) heludes annualied GAAP el lof Mased properies 8nd IFBBNE Dwike Momhs of Flered! Hoome om MOMEARE loard axcluding (he Menss! incoms rom Dand IRE] paid off dunng e twekes
months ended June 30, 2017,
Page 17

Enterprise Value <<<®
(BMOUNts im thousanas, et Ded Shane SMOUnTs. Bnd HEMDET of shafes)

At June 30, 2017 Capitalization Capitalization
Debt Commaon Stock
Bank borrowings - weighted average rate 2.7%" 5 45,000
Senior unsecured notes -weighted average rate 4.5% ' 507,898
Total debt - welghted average rate 4.4% 642,898 24,0%
Equity 6/30/17
No. of shares  Closing Price
Common stock 39,563,998 § s1.39 ¥ 2,033,194 76.0%
Total Market Value $ 2,676,092 100%
e
Less: Cash and cash equivalents (9,299) 1
Enterprise Value 5 2,666,793 Total Debt
e
Debt to Enterprise Value 24.1%
Debt to Annualized Normalized EBITDA 4.2

(1}  Subssquent to june 30, 2017, we bomowed an additional $5,000 under our unsecured revoling line of credit.
Aceordingly. we have $50.000 cutsianding under our unsecured revohing line of credil with $550.000 available for
borrowing.

12} Repressras outitanding balancs of $644,133, nat of el Bsud costs of $1,235, Rae inchkides amortization of debl
issue cost. Subsequert o hune 30, J0AT, we paid $10,000 in reguls scheduled principal payments 1o Prudertial.
Accoedingly, we have $587,598 outstanding with 546,567 avadable urder cur agresment with Prudential.

3 Closing prick of our ommon H0ck a8 reponed By the NYSE on June 30, 2017,

4} See page 21 for reconcilation of annualized nomakned ERITOA




Debt Maturity

(@8 af June 30, 2017, dollar amcunts. in thousands)

@

Unsecured Senior Debt Structure
Line of Unsecured % of i

Year Credit'™ Notes ! Total Total SWWUMTUW o

2017 $ - $ 27,000 $ 27,000 4.2%

2018 45,000 38,167 83,167 12.9%

2019 . 33,666 33,666 5.2% 93.0%

2020 - 40,160 40,160 6.2%

2021 - 47,160 47,160 7.3%

2022 - 48,160 48,160 7.5%

Thereafter . 364,820 364,820 56.7%

Total % 45,000 $ 599,133 $ 644,133 Y 100.0%
$600,000 Unsecured Line of Credit
$500,000

Unsecured Line  Senior Unsecured Notes
$400,000 $364.820
$300,000
$200,000
$100,000
$37.000 345,000 $38 167 $33,666 £40.180 347,160 $48,160
s % m— - mm o - - -
2017 2018 2019 2020 2021 2022 Thereafter

(1 Total commitment under our ungecursd revohing line of credit i $600,000 which matures in October 2018, with a one-year extension option. Subsequent 1o June 30, 2017, we bormowed an
BOitonal 5,000 under 0ur UNSECUTEE fevoking ling of credil. Accordingly, wa have $S0U000 culBIanding under ur unseouned Mevoking ling of credil with $550,000 avadabie Tof borowing.
{3 Refiects scheduled principal payments. Subseguent to lune 30, 2017, we paid $ 100000 in regular schedulsd prncipal payments bo Prudential. Accondingly, we have $58T BO8 outstanding with

546,567 avadable under our agreement with Prudential

3 Exclodes debd Bsue ooats which ane included i 1he senion unsecunid nobes balande Shown on page 18,

Financial Data Summary

(dollar AMouEnts in thousands)

Page 19

@

Balance Sheet, Leverage Ratios and Coverage Ratios

6/30/17 12/31/16 12/31/15 12/31/14
Balance Sheet
Gross real estate assets $1,576,973 $1,533.679 $1,418,405 $1,117,167
Net real estate assets 1,285,254 1,255,503 1,164,950 892,179
Gross asset value 1,732,443 1,673,238 1,528,879 1,189,758
Total debt ' 642 898 609,391 571872 280,584
Total liabilities 683,391 654,848 616,222 304,649
Preferred stock - - - 38,500
Total equity 757,167 740,048 659,202 660,121
Leverage Ratios
Debt to gross asset value 37.1% 36.4% 37.4% 23.6%
Debt to total enterprise value 24.1% 24.9% 26.2% 15.4%
11}  Represants outslanding batance of Jross bank Dofrowings and senior unsecured notes, net of debl issue costs,

For the Year Ended
2017 Annualized 12/31/16 12/31/15 12/31/14

Coverage Ratios
Debt to normalized EBITDA 4.2x% 4.2x a4.7x 2.6x
Mormalized EBITDA / interest incurred 5.3x 5.2x 6.7x 7.3x
MNormalized EBITDA / fixed charges 5.3x 5.2x 5.9x 6.0x

Page 20



Financial Data Summary

(delar amownts in thousands)

Reconciliation of Annualized Normalized EBITDA and Fixed Charges

N

(3 Gan on sale of read assots and Bnpairment charges were not

(3 impairment change neisted 1o the weile off of stralght-ine: rant
and  otfer receivables relabed o Pen  memory o cane
COmmunites &% 0 Fesull of Sul Curmenl PEECEIMIONS tO

1o another operaice i our

(F Inpaiement CRErge MENLRI T AN aasel Nl Br sale Bl

i1} For leases and loans in ploce at Jure 30, 32017, assuming no
Penwal, MOdiRcalion oF MgLbiement, Shd fo faw inviStments
are added to cur portiolio and sschudes straight-dne remt under

For the Year Ended
2017 Annualized' 12/31/18 12/31/15 12/31/14
Net incorme $ 91985 § 85115 § 73081 § 73399
Less: Gain on sale of real estate, net (5.054) {3.582) (5861 (4.958) shnialized
Add: Impairment charges 1880 & 65 2980 ¥ %
Add: Interest expense 28,604 26,442 17497 13.128
Add: Depreciation and amorization 37,232 35,932 29,431 25,529 e
Adjusted EBITDA 154 648 144,673 121,673 107.097 porkie
Add back/(dedust): December 31, 2046,
Nan-recuming one-time items = a7 3 () Enpalrment changie felsted 1o AR seed sokl in 2015,
Normalized EBITDA 5 154648 § 144673 § 122610 § 107.097
Interest expense: 5 28604 $ 26,442 $ 17497 $ 13,128
Agd: Capitalized interest 804 1,408 827 1508
Interest incurred S 20408 ] 27,850 5 18,324 $ 14,624
Intareat incused 5 29408 $ 27,850 $ 18324 s 14,624
Preferred stock dividend - - 2454 3273
Fed Charges § 29408 5 27850 £ 20,778 £ 17.907
Non-Cash Revenue Components
2017 g 4017 1Q18" 2018

Straight-line rent $ 2440 $ 2270 $ 2452 $ 1549 $ 1371

Amort of lease inducement (584) 1566) 1564) 1564) (564) s Ao rastny Jotsber ik M i e,

Effective Interast 1401 1,395 1,397 1,391 13893

MNet $ 3267 $ 3099 $ 3.285 $ 2376 $ 2200

Income Statement Data

(amounts in thousands, excepl per share amounis)

Three Months Ended

Page 21

@

Six Months Ended

Revenues
Rental income
Interest income from mongage loans
Interest and other income
Total revenues

Expenses

Interest axpense

Depreciation and amortization

Impaimment charges

{Recovery) provision for doubtful accounts

Transaction costs

General and administrative expenses
Total expenses

Operating Income
Income from unconsolidated joint venturas
Gain on sale of real estate, net

Net Income

Income allocatad 1o participating securities
Net income available to common stockholders

Eamings per common share:
Basic
Diluted

Weighted average shares used to calculate eamings

per commaon share:
Basic
Diluted

Dividends declared and paid per common shane

June 30,
2017 2016
(unaudited)

$ 35285 § 33072
6,625 6.811
578 113
42 468 35,996
7,151 8,750
9.308 8,907

1,880 .
(5) 118
s a
4,386 4,117
22,720 19 B96
19,748 20,100
575 278
5,054 1,802
25377 22,180
(104) (105)
§ 25273 § 22015
$0.64 $0.58
$0.64 $0.58
39.414 37,969
39,794 38 164
$057 $0.54

June 30,
2017 2016
(unaudited)
$ 70,300 § 64952
13,373 13.389
1417 259
85,090 78,600
14,622 12,750
18,667 17 468
1,880 .
(43) 202
22 a4
9,126 8,400
44,274 38,914
40,818 39,688
1,020 550
5,054 1,802
46,890 42,038
(201) (206)
$ 46,689 $ 41832
$1.19 $1.11
$118 $111
39,390 37,707
39,769 37,720
$1.14 $1.08
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Consolidated Balance Sheets <<<®

(amounts in thousands, excepl per share amounis)

Jure 30, 2047 December 31, 2016 Jume 30, 2007 December 31, 2016
funaudied) (audied) [unaeited) ]
ASSETS
Investmems: LIABILITIES
Land $ 122851 t 116096
Buildings and improvements 1,229,290 1,185 467 Bank borrowings $  A5.000 $  107.100
Accumulated deprecistion and amonization [288.442) (275.861) Senior unsecured notes, nel of debl msue
Oparating real estate progety, net AL063 B0 1025702 costss 2017 - $1.235 2016 - $1.009 597 898 502261
Properties heid-for sale, net of sccumulated depreciation Total Debt 542,508 609,391
2047 - $1.058 20106 - $0 1170 -
Real propesty investments, net 1,064,869 1,025,702 Acorued inenest 4543 4675
Morigage loans recevable. net of loan loss Acorued incentves and earm-outs 12,140 12229
reserve; 2017 - $2,219; 2016 - $2,315 220,385 220,801 Acctued expenses and other liabilit 23 810 28 553
Real estate mvestments, nel 1.285.254 1,755,503 Total labilities 683,381 654,848
Mot receivable, net of loan loss resene:
2017 $166; 2016 - $166 16,402 16,427
Investments in uneonsoldated jont veniures 29,702 25221
Invesstmants, net 1331358 1,297 151
EQUITY
Other assets:
Cash and cash equivalents 9299 7991 Stockholders’ equity
Dbt e costs retaled 1o bank bormrowings 1249 1847 Common stock ™! 296 292
Intarest reconalie 12 255 9,683 Capital in excess of par value 54,340 39,005
Straight-line rent receivable, net of allowancs for Cumulative net income 1,060,333 1,013,443
doubtful accounts: 2017 - $1.013; 2016 - $560 50287 55276 Cumulative destributions (1157 903 (1112 782
Propisd experses and olher asots 27.010 22,048 Total equity 757,167 740,048
Total amsets $ 1.440.558 $ 1.354.896 Total liabilities and equity $ 1440558 $ 1.394.856

11} Common stock of $0.01 par value, B0000 shades authonized; shares msued and outslanding 2017 - 39,564, 2016 - 39,221
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Funds from Operations @
[uraudited, Amounts in IRoESANGE, CICHDT PET Shand amoumts)

Reconciliation of FFO, AFFO, and FAD

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

2017 2016 2017 2016
GAAP net Income avallable to common stockholders $ 25273 $ 22075 $ 46,689 $ 41832
Add: Depreciation and amortization 9,308 8,907 18,667 17,468

Add: Impairment charges 1,880 - 1,880 -
Less: Galn on sale of real estate, net (5,054) (1,802) (5,054) (1,802)
MAREIT FFO attributable to common stockholders 31,407 29,180 62,182 57,498
Less: Non-cash rental income (1,856) (2,160) 4,196) (4,477)
Less: Effective interest income from mortgage loans (1,401) (1,293) (2,708) (2,555)

Less: Deferred income from unconsolidated joint ventures (47) - (94) -
Adjusted FFO (AFFO) 28,103 25,727 55,184 50,466
Add: Non-cash compensation charges 1425 1,029 2,684 2019
Add: Non-cash interest related 1o earn-out liabilities 125 166 351 315
Less: Capitalized interest (201) (256) (3714) (942)
Funds availabie for distribution (FAD) $ 29452 $ 26666 3 57,848 $ 51858
MAREIT Diluted FFO attributable to common stockholders per share $0.79 $0.77 $1.57 $1.52
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Funds from Operations Ko

Reconciliation of FFO Per Share

) NFO FAIY
For the three months ended June 30, 2017 2017 2016 2017 2016 2017 016
Normalized FFO/AFFO/TAD bl o $ 31407 $ 20180 $ 28103 $ g $ 29452 ¥ 26666
Effect of dilutive securities:

Participating seounties 104 106 104 106 104 106
Diluted normalized FFO/AFFO/FAD assuming conversion $ 31511 $ 20285 $ 28207 $ 25832 $ 20556 $ 26771
Shasres for basic FFO/AFFO/FAD por share anaia 37.968 39414 ar.ee9 9414 37065
Effect of dilutive securities:

Stock options 11 13 11 13 11 13

Porformance based stock units (MSL) 207 - 207 - 207 -

Participating securities 162 182 162 182 162 182
Shares for diluted normalized FFO/AFFO/FAD per share 30,794 38,164 39,794 38,164 39,794 38,164

FHD MO ALY
For the six months ended kune 30, 2017 2007 2016 2017 2016 2017 216
Normalized FFO/AFFO/FAD attributable to comman stockholders $ 62182 $ 57408 $ 55184 $  50AGS $ 57848 $ S51HSE
Effect of dilutive securities:

Participating securities 201 206 201 206 201 206
Diluted normakzed FRO/AFFO/FAL SSS0M g, COnversion $ 62383 3 57704 $  5538% $  SOET2 $ 58040 $ 52,064
Shares for basic FFO/AFFO/FAD per share 39,390 a7.707 39,390 ar.ror 39,390 ar.7o7
Effect of dilutive securities:

Sock options 11 13 11 13 11 13

Performance based stock units (MSL) 207 . 207 . 207 .

Participating seourities 161 182 161 182 161 182
Shares for diluted normalized FFO/AFFO/FAD per share 30,765 37,902 39,765 at .60z 39,769 37902
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Adjusted Funds From Operations ("AFFO"): FFO excluding the effects of straight-line rent, amortization of lease inducement, effective interest income and deferred
income from unconsolidated jeint ventures.

Assisted Living Properties (“ALF™): The ALF portfalio consists of assisted living, independent |ving, and/or memaory care properties. (See Independent Living
and Memory Care) Assisted living properties are seniors housing properties senving elderly persons who require assistance with activities of daily living, but do
niot require the constant supervision skilled nursing properties provide. Services are usually available 24 hours a day and include personal supervision and
assistance with eating, bathing. grooming and administering medication. The facilities provide a combination of housing, supponive services, personalized
assistance and health care designed to respond to individual needs.

Contractual Lease Rent: Rental revenue as defined by the lease agreement between us and the operator for the |ease year.

EBITDA: Eamings before interest, taxes. depreciation and amortization,

Funds Available for Distribution ("FAD"): AFFO excluding the effects of mon-cash compensation charges, capitalized interest and non-cash interest charges.

Funds From Operations (“FFO"). As defined by the National Assocsation of Real Estate Investment Trusts (“NAREIT”), net income avaitable 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.

GAAP Lease Yield: GAAP rent divided by the sum of the purchase price and transaction costs.

GAAP Rent. Tatal rent we will receive as a fixed amount over the initial term of the lease and recognized evenly over that term. GAAP rent recorded in the early
years of a lease is higher than the cash rent received and during the later years of the lease, the cash rent received is higher than GAAP rent recognized. GAAP

rent is commonly referred to as straight-line rental income.

Gross Asset Value: The carrying amount of total assets after adding back accumulated depreciation and loan loss reserves, as reported in the company's
consolidated financial statements.

Gross Imvestment: Original price paid for an asset plus capital improvements funded by LTC, without any depreciation deductions. Gross Investment is
commaonly referred to as undepreciated book value.

Independent Living Properties (“ILF™): Seniors housing properties offering a sanse of community and numerous levels of service, such as laundry, housekeeping.
dining options,/meal plans, exercise and wellness programs, transportation, social, cultural and recreational activities, on-site security and emergency response
programs. Many offer on-site conveniences like beauty,/barber shops, fitness facilities, game rooms, libraries and activity centers. ILFs are also known as
retiremient communities or seniors apartments.

Interest Income: Represents interest income from mortgage loans.

Licensed Beds/Units: The number of beds and/or units that an operator is authorized to operate at seniors housing and long-term care properties, Licensed
beds and/or units may differ from the number of beds and,/or units in service at any given time.
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Memary Care Properties ("MC™): Seniors housing properties offering specialized options for seniors with Alzheimer's disease and other forms of dementia.
These facilities offer dedicated care and specialized programming for vanouws conditions relating to memory less in a secured environment that is typically
smaller in scale and more residential in nature than traditional assisted living facilities. These facilities have staff available 24 hours a day to respond o the
unique needs of their residents

Metropolitan Statistical Areas ("MSA™). Based on the U.S, Census Bureau, MSA is a geographic entity defined by the Office of Management and Budget (OMB)
for use by Federal statistical agencies in collecting, tabulating, and publishing Federal statistics. A metro area contains a core urban area of 50,000 or more
population.

Mazzaning: In 2015 the Company strategically decided to allocats a portion of its capital deployment toward mezzaning loans to grow relationships with
operating companies that have not typically utilized sale leaseback financing as a component of thelr capital structure. Mezzanine financing sits between senior
debt and common equity in the capital structure, and typically is used to finance development projects o value-add opportunities on existing operational
properties. We seek market-based, nisk-adjusted rates of return typically between 12-18% with the loan term typically between four to eight years. Security for
mezzaning loans can include all or a portion of the following credit enhancements; secured second mongage, pledge of equity interests and personal/corporate
guarantees. Mezzanine loans can be recorded for GAAP purposes as either a loan or joint venture depending upon specifics of the loan terms and related credit
enhancaments.

Micropolitan Statistical Areas (*Micro-SA™): Based on the .S, Census Bureau, Micro-SA is a geographic entity defined by the Dffice of Management and Budget
{OMEB) for use by Federal statistical agencies in collecting, tabulating, and publishing Federal statistics. A micro area contains an urban core of at least 10,000
(but less than 50,000) population.

Mortgage Loan: Mortgage financing is provided on properties based on our established investment underwriting criteria and secured by a first morigage.
Subject to underwriting, additional credit enhancements may be required including, but net limited to, persenal/corporate guarantees and debt service reserves.
When possible, LTC attempts to negotiate a purchase option to aequire the property at a future time and lease the property back to the borrower,

Met Real Estate Assets: Gross real estate investment less accumulated depreciation. Met Real Estate Asset is commonly refarred to as Net Book Value ["NBV™).
Norn-cash Rental Income: Straight-line rental income and amortization of lease inducement.

Non-cash Compensation Charges: Vesting expense relating to stock options and restricted stock.

Normalized AFFO: AFFO adjusted for nonrrecurring. infrequent of unusual items.

Normalized EBITDAR Coverage: The trailing twelve month’s eamings from the operator financial statements adjusted for non-recurring. infrequent. or unusual
items and before interest, taxes, depreciation, amortization, and rent divided by the operator’s contractual lease rent, Management fees are imputed at 5% of
revenues,

Normalized EBITDARM Coverage: The trailing twelve month's earnings from the oparator financial statements adjusted for non-recurring. infrequent, or unusual
items and before interest, taxes, depreciation, amortization, rent, and management fees divided by the operator's contractual lease rent.
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MNormalized FAD: FAD adjusted for non-recurring, infrequent or unusual items.
Mormalized FFO: FFO adjusted for non-recurming, infrequent or unusaal items.

Occupancy: The weighted average percentage of all beds and/or units that are occupied at a given time. The caleulation uses the trailing twelve months and is
based on licensed beds and/or units which may differ from the number of beds and/or units in service at any given time.

Operator Financial Stalements: Property level operator financial statements which are unaudited and have not been independently verified by us.

Payor Source: LTC revenue by operator underlying payor source for the period presented. LTC is not a Medicaid or a Medicare recipient. Statistics represent
LTC's rental revenues times operators' underlying payor source revenue percentage. Underlying payor source revenue percentage is calculated from property
level operator financial statements which are unaudited and have not been independently verified by us.

Private Pay. Private pay includes private i we, HMO, VA, and other payors.

Purchase Price: Represents the fair value price of an asset that is exchanged in an orderly transaction between market participants at the measurement date.
An orderly transaction is a transaction that assumes exposure to the market for a period prior to the measurement date to allow for marketing activities that are
usual and e y for trar ions involving such assets; it is not a forced transaction (for example, a forced liquidation or distress sale).

Rental Income: Represents GAAP rent net of amortized lease inducement cost.

Same Property Portfolio ("SPP"). Same propearty statistics allow for the comparative evaluation of parfformance across a consistent population of LTC's leased
property portfolio and the Prestige Healthcare morigage loan portfolio. Our SPP is comprised of stabilized properties occupied and operated throughout the
duration of the quarter-over-quarter comparison pericds presented (excluding assets sold and assets held-forsale). Accordingly, a property must be occupied
and stabilized for a minimum of 15 menths to be included in our SPP,

Shilled Nursing Properties ("SNF”). Seniors housing properties providing restorative, rehabilitative and nursing care for people not requiring the more extensive
and sophisticated treatment available at acute care hospitals. Many SNFs provide ancillary services that include occupational, speech, physical, respiratory and
IV therapies, as well as sub-acute care services which are paid either by the patient, the patient’s family, private health insurance, or through the federal

Medicare or state Medicaid programs.

Stabilized: Properties are generally considered stabilized upon the earlier of achieving certain occupancy thresholds (e.g. 80% for SNFs and 90% for ALFs) and,
as applicable, 12 months from the date of acquisition or, in the event of a de novo development, redevelopment, major renovations or addition, 24 months from
the date the property is first placed in of returned to service.

Under Development Properties ("UDP"): Development projects to construct seniors housing properties,
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Founded in 1982, LTC Properties, inc. ["LTCT) is a self-administered real estate investment trust that primarily invests in seniors housing and health care properties through facility iease transactions,
rmorgage loans, and othes investiments, Our primary objectives are to create, Sustain and enhance stockholder equity value and provide current income for distribution 1o stockholders through real
estate investments in seniors housing and health care properties managed by experienced operators, Qur primary seniors housing and health care property types include skilled nursing centers (o
SNF), assisted living communities jor ALF), independent living communities (or ILF), memory care communities jor MC), and combinations thereaf. To meet these objectives, we attempt to invest in
properties that provide opportunity for additional value and current returns to our stockholders and diversify our investment portfolio by geographic location, operator, property type and form of
imvestment. For mare information on LTC, visit the Company®s website at www,LTCreit. com,

Forward-Looking Statements

This supplemental information contains forward-looking statemeants 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, adopted pursuant to the Private Securities Litigation Reform Act of 1395, Statements that are not purely historical may be forward-looking. You can identify some of the forward-
Ipoking Statements by their use of forward-looking words, such as “believes.” “expects,” “may,” “will.” “should,” “seeks,” “approxirmately,” “intends.” - plans,” “estimates” of “anticipatles,” or the
negative of those words or similar words. Forward- looking statements involve inherent risks and uncertainties regarding events, conditions and financial trends that may affect our future plans of
operation, business strategy, results of operations and financial position. A number of important factors could cause actual results to differ materially from those included within or contemplated by
such forward-looking Statements, including, but not limited to, the status of the economy, the Status of capital markets (incheding prevailing intenest rales), and our SCCESS 1o capital; the income and
returns available from investments in health care related real estate, the ability of our borrowers and lessees to meet their obligations to us, our reliance on a few major operators; competition faced
by our borrowers and lesseas within the health care industry, regulation of the health care industry by federal, state and local governments, changes in Medicare and Medicaid reimbursement
amounts (including due to federal and state budget constraints). compliance with and changes to regulations and payment policies within the health care industry, debt that we may incur and
changes in financing terms, cur ability to continue to quality as a real estate investment trust, the relative illiquidity of our real estate invesiments, potential limitations on our remedies when
mortgage loans default, and risks and liabilities in connection with propartkes owned through limited llabiity companies and partnerships. For a discussion of these and other factors that could cause
actual results to differ from those contemplated in the forward-looking statements, please see the discussion under “Risk Factors™ and other information contained in our Annual Report on

Form 10-K for the fiscal year ended December 31, 2016 and in our publicly available filings with the Securities and Exchange Commission. We do not undertake any responsibility to update or revise
any of these factors of 1o announce publicly any revisions to forward-looking statements, whether a3 a result of new infermation, future events or othenwise.

Non-GAAP Information

This supplemental information containg certain non-GAAP information including adjusted EBITDA, normalized EBITDA, FFD, normalized FFO, normalized AFFO, normalized FAD, normalized interest
coverage ratio, and normalized fiked charges coverage ratio. A reconciliation of this non-GAAP information s provided on pages 21, 24 and 25 of this supplemental information, and additional
infarmation is available under the "Non-GAAP Financial Measures” subsection under the “Selected Financial Data” section of our website at www, LTCreit.com.
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