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Item 2.02. — Results of Operations and Financial Condition

On March 1, 2018, LTC Properties, Inc. announced the operating results for the three months ended December 31, 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 March 1, 2018.
99.2 LTC Properties, Inc. Supplemental Information Package for the period ending December 31, 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 FOURTH QUARTER RESULTS
AND DISCUSSES RECENT INVESTMENT ACTIVITY

WESTLAKE VILLAGE, CALIFORNIA, March 1, 2018— 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 fourth quarter ended December 31, 2017.

Net income available to common stockholders was $19.8 million, or $0.50 per diluted share, for the 2017 fourth quarter, compared with $20.6 million, or $0.53 per diluted
share, for the same period in 2016. The decrease in net income available to common stockholders was primarily due to: a $1.2 million net loss on the sale of an assisted
living community; donation of a skilled nursing center in the fourth quarter of 2017; higher interest expense resulting from the sale of $100.0 million senior unsecured
notes in 2017; a reduction in rental income related to the properties sold in 2017; and a defaulted master lease that was placed on a cash basis during the third quarter of
2017, partially offset by higher income from unconsolidated joint ventures and mezzanine loans.

Funds from Operations (“FFO”) was $30.4 million for the 2017 fourth quarter, compared with $30.7 million for the comparable 2016 period. FFO per diluted common
share was $0.77 and $0.78 for the quarters ended December 31, 2017 and 2016, respectively. The decrease in FFO and FFO per diluted common share was primarily due to
the same factors that impacted net income available to common stockholders, except for the net loss on sale which is added back to FFO.

During the fourth quarter of 2017, LTC completed the following transactions:

Acquired a newly constructed 73-unit assisted living and memory care community in Missouri for $16.6 million. The property was added to an existing master
lease agreement at an initial annual lease rate of 7.0%.

Entered into a partnership agreement with a 90% controlling interest to develop a 110-unit independent living, assisted living and memory care community in
Wisconsin. The total estimated project cost, including the purchase of land, is $22.5 million. LTC anticipates entering into a 10-year lease agreement at an initial

cash yield of 7.5% with a new operator.

Entered into a partnership agreement with a 90% controlling interest to acquire an 87-unit assisted living and memory care community in South Carolina for $10.0
million. Simultaneously with the acquisition, LTC entered into a 10-year master lease agreement with a new operator at an initial cash yield of 7.25%.

Completed the development of a 66-unit memory care community in Illinois which opened in December 2017.
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Sold a 36-unit closed assisted living community in Oregon for $1.4 million and recorded a net loss on sale of $70,000.
Donated an 85-bed skilled nursing center located in Texas to a nonprofit health care provider organization. The net book value of this property was $1.2 million.
Conference Call Information

LTC will conduct a conference call on Friday, March 2, 2018, 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 December 31, 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 March 2 through March 16, 2018 and may be accessed by dialing 877-344-7529 (domestically) or 412-317-
0088 (internationally) and entering conference number 10115647. 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 December 31, 2017, LTC had 202 investments located in 29 states comprising 105
assisted living communities, 96 skilled nursing centers and 1 behavioral health care hospital. 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.

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
December 31,

Twelve Months Ended
December 31,

2017 2016 2017 2016
(unaudited) (audited)
Revenues:
Rental income $ 34,124 $ 34,822 137,657 $ 133,527
Interest income from mortgage loans 6,719 6,974 26,769 27,321
Interest and other income 886 345 3,639 735
Total revenues 41,729 42,141 168,065 161,583
Expenses:
Interest expense 7,683 6,856 29,949 26,442
Depreciation and amortization 9,424 9,309 37,610 35,932
Impairment charges — 766 1,880 766
(Recovery) provision for doubtful accounts 67) 212 (206) 457
Transaction costs — 83 56 179
General and administrative expenses 4,243 4,548 17,513 17,412
Total expenses 21,283 21,774 86,802 81,188
Operating income 20,446 20,367 81,263 80,395
Income from unconsolidated joint ventures 628 299 2,263 1,138
(Loss) gain on sale of real estate, net (1,240) — 3,814 3,582
Net income 19,834 20,666 87,340 85,115
Income allocated to participating securities (81) (89) (362) (385)
Net income available to common stockholders $ 19,753 $ 20,577 86,978 $ 84,730
Earnings per common share:
Basic $ 050 $ 0.53 221 $ 2.21
Diluted $ 0.50 $ 0.53 2.20 $ 2.21
Weighted average shares used to calculate earnings per common share:
Basic 39,429 39,065 39,409 38,388
Diluted 39,645 39,260 39,637 38,597
Dividends declared and paid per common share $ 0.57 $ 0.57 2.28 $ 2.19

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 Twelve Months Ended
December 30, December 30,
2017 2016 2017 2016

GAAP net income available to common stockholders $ 19,753 $ 20,577 $ 86,978 $ 84,730
Add: Depreciation and amortization 9,424 9,309 37,610 35,932
Add: Impairment charges — 766 1,880 766
Loss (Gain) on sale of real estate, net 1,240 — (3,814) (3,582)
NAREIT FFO attributable to common stockholders 30,417 30,652 122,654 117,846
Less: Non-cash rental income (2,804) (4,777) (8,485) (11,532)
Less: Non-cash other income — — (842) —
Less: Effective interest income from mortgage loans (1,398) (1,349) (5,500) (5,256)
Less: Deferred income from unconsolidated joint ventures (36) — (177) —
Adjusted FFO (AFFO) 26,179 24,526 107,650 101,058
Add: Non-cash compensation charges 1,282 1,131 5,249 4,280
Add: Non-cash interest related to earn-out liabilities 126 146 602 684
Less: Capitalized interest (281) (215) (908) (1,408)
Funds available for distribution (FAD) $ 27,306 $ 25,588 $ 112,593 $ 104,614
NAREIT Basic FFO attributable to common stockholders per share $ 077 $ 0.78 $ 311§ 3.07
NAREIT Diluted FFO attributable to common stockholders per share $ 077 $ 0.78 $ 310 $ 3.06
NAREIT Diluted FFO attributable to common stockholders $ 30,498  $ 30,741 $ 123,016  $ 118,231
Weighted average shares used to calculate NAREIT diluted FFO per share attributable

to common stockholders 39,645 39,260 39,637 38,597
Diluted AFFO $ 26,260 $ 24,615 $ 108,012  § 101,443
Weighted average shares used to calculate diluted AFFO per share 39,645 39,260 39,637 38,597
Diluted FAD $ 27,387 $ 25,677 $ 112,955 $ 104,999
Weighted average shares used to calculate diluted FAD per share 39,645 39,260 39,637 38,597
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LTC PROPERTIES, INC.

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

December 31, 2017 December 31, 2016
(audited) (audited)
ASSETS
Investments:
Land $ 124,041 $ 116,096
Buildings and improvements 1,262,335 1,185,467
Accumulated depreciation and amortization (304,117) (275,861)
Operating real estate property, net 1,082,259 1,025,702
Properties held-for-sale, net of accumulated depreciation: 2017—$1,916; 2016—$0 3,830 —
Real property investments, net 1,086,089 1,025,702
Mortgage loans receivable, net of loan loss reserve: 2017—$2,255; 2016—$2,315 223,907 229,801
Real estate investments, net 1,309,996 1,255,503
Notes receivable, net of loan loss reserve: 2017—$166; 2016—$166 16,402 16,427
Investments in unconsolidated joint ventures 29,898 25,221

Investments, net 1,356,296 1,297,151



Other assets:

Cash and cash equivalents 5,213 7,991
Debt issue costs related to bank borrowings 810 1,847
Interest receivable 15,050 9,683
Straight-line rent receivable, net of allowance for doubtful accounts: 2017—$814; 2016—$960 64,490 55,276
Prepaid expenses and other assets 23,711 22,948
Total assets $ 1,465,570 $ 1,394,896
LIABILITIES
Bank borrowings $ 96,500 $ 107,100
Senior unsecured notes, net of debt issue costs: 2017—$1,131; 2016—$1,009 571,002 502,291
Accrued interest 5,276 4,675
Accrued incentives and earn-outs 8,916 12,229
Accrued expenses and other liabilities 25,228 28,553
Total liabilities 706,922 654,848
EQUITY

Stockholders’ equity:
Common stock: $0.01 par value; 60,000 shares authorized; shares issued and outstanding: 2017—39,570; 2016—

39,221 396 392
Capital in excess of par value 856,992 839,005
Cumulative net income 1,100,783 1,013,443
Cumulative distributions (1,203,011) (1,112,792)

Total LTC Properties, Inc. stockholders’ equity 755,160 740,048

Non-controlling interests 3,488 —

Total equity 758,648 740,048

Total liabilities and equity $ 1,465,570 $ 1,394,896
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Execution of Growth Strategy <<<®#‘
$1.3 Billion in Total Investments Underwritten

$450
$414
$400
£350
$300

$250

$142
$150
$109
$400 4 $103
$50 $25 $112
$44 w $39 522

2010 2011 2012 2013 2014 2015 2018 2017

Millions

$0

Development/Expansions/Renovations. ® Total Investment

Portfolio Overview @

Twelve Months Ended
December 31, 2017
# of Gross % of Rental Interest % of
Type of Property Properties Investments Investments Income'" Income'" Revenues
Skilled Nursing 296 3 803,691 49.7% $ 68,466 $ 26,540 58.1%
Assisted Living 105 T8LTT0 48.3% 67,774 - 41.4%
Under Development'™ = 22,215 1.4% s s -

Other™ 1 10,608 0.6% 866 - 0.5%
Total 202 $ 1,618,284 100.0% $ 137,106 $ 26,540 100.0%

(1) Inchudes rertal income amd inberest income from mongage loans and excludes rental income fram properties sold and interest income fram loans that paid off during the teeive months ended
December 31, 2017.

120 Inchudes thiss divelopmenl DROHRCLS Consiting of B BE-URE MOMORY CHNE COMAINItY in N0, & 143-bed shilled NUFSING CAnteY i Fentucky Bnd & 110-Unt iNdepancent Iing, sasited king ard
MEmory Cre COmMmunty n Wisconsin.

431 Inchudes thme parcels of land held-for use and one Behavicral health care Feospital

Gross Real Py
$1.¢

Loans Receivable
$0.28




Real Estate Activities

Inverness :

Spartanburg |

Spartanb

" maw . g m - - . I
Real Estate Activities - Acquisitions and Loan Originations <@
(Gelar AMOGNTS im INoUsands) R
Acquisitions
ool Property Dt of Itz Purchase Additbonal
Date Properties Type it Bexds/Units Location = Construct Cash Yield Prica Commitment ™
2006 271 1 SNF 176 bads. Marmfesid. TX Fundamental 2015 B 5% $ 16000 £
Ar21 1 MO B0 units Louisville, KY Clanty Pointe 206 Ll 14,250
A7 2 MC 1540w Wichna & Overland Park, KS Anthem Momory Care 2011,/2013 a 25,000 50
B4 1 ALF/MC 10 umits Akhans, GA Thre Senior Liveg, 2016 w 14,300
&30 i 5 UpPE 143 bads s, WY Catespring, 2016-2018 B0 12,300 19000
10/28 1 P 66 units Dak Lawn, 1L Anthem Memory Care 20162018 L] 1501 12 8T8
7 316 ands 269 botds $ 76441 $ 32653
2017 /16 2 ALF/MG/ILF 180 units Clovis, CA Frontier 2014/2016 7.00% $ 38813 s
G/E3 1 MG B0 umits West Ghastor, OH Thrive Senior Livig 2017 - " 15,650
1031 1 ALF/MC 73 units Hansas City, MO Crford Saror Living 207 7.00% 16,555 -
13713 1 upP 110 units Codartmg, Wi Tealwood Senior Living,  2047-2019 .50% 8OO = 2pry ®
1222 1 ALF/MG a7 units Spananburp, 56 Adfinity Living Group 1999 T5% 10000 ® . m
i 510 units $ 81818 § Mg

{1} Commitments may include caphtal improvemaen o developmend allowances for spproved penjects but excludies inconihe paymants snd contingont paymarts. For a compeahansive list of cur commilments, see sur Annual Rupor. on

Form 10K,
12} S0 pagh 10 for Seonment ctiitics and Antharm discicauns,
{3} Ropresents purchase of land snd initial Improvements.

4] Trarsitioned fwo memcey core communiies in cur porfiolo feam Clangy Polvie to Thiive, The Thrive master lease wos amended aed restaled (0 inciude (hese two memdy cane communitics, nloeng with the propsry in 'West Chesier,
OH. The GAAP resit under the Thive amended and restaled master lease on six properties (e in kease-up and one stabilized) & opprodmately $6,400 which represents o lease rale of 7.35% which excludes futume annusl variable rent

Escalators.

B} LTC owre o S0% conbrodisyg interest in the parinessiip that owns the rest estate ard scoownts for the parinershin on 8 consobdated bas,

Loan Originations

# of Property Total Funded 207 Stated
Diate Propertics Type # Beds, Units Locition Loan Type  Maturity Date Operatar Orpmastion to Diate Revenue ™ Iritesezst Rate
2006 472 bl SHF 216 beds East Laraing, Mi Morigage Apr- 20 Prestige Healhcare 12260 @ $ 8048 3 B01 941%
B3l z BMF 1446 baels Mbarry & Floromon, OF Mexzmanine Sop-21 Rogency Pacife: 1400 M 1300 183 1%.00%
12 (] SMF 1,786 beds Yannes states Mhermanine Mo 21 Geness 12,500 12500 1872 LIEROR +11.75%
&8 B, 148 beds $ ¥ X648 § 2656

{1} Fepreseris yearic-date GASP intorest income:,

2} Représecis e orgration of & dyear finst morgage loan for $12,250, funding $7,750 31 dosing with 1he remaining commitment of $4,500 sadable for appeoved c3pRal improverment prosects,

Agditicnally, we committed $8,000 10 be funded upon tho PIoperies Schiving Citan prodetemmined ooversge traesholis,
{3} PFepreserts a mecsanine loan seoxed by o seoond mertgage on two skilisd nursing centers in Gvagan.
4}  Represeris a mezranine foan on a portfolio of B4 shilled nursng cerfions located in eight stabes,




Real Estate Activities - Unconsolidated Joint Ventures @

(dodlar amounts in thousands)

“We are constantly developing
creative, innovative financing
solutions designed specifically to
benefit local, regional operators.”

‘Wendy Simpson | Chairman, CED & President | LTC Properties.

Cormimitrmicnt Wol " Bods/ Irvestment 40T Total Funded Remainmng
Year Location Projects  Oparator Propesty Type Irvestment Type  Rietum Units. Commitment [Fusnding to Dt Comimitrment
2015 Poona & Yuma, AZ 4 Serios Lifestyle  ALF/MG/ILF Predermed Equty 1500% 585 units § 25650 $ - $ 23014 $ 2636
2015 Ocala, FL 1 Canterfield UDP-ALFAIL/MG  Mazzanine 15.00% @ 94 units 2.000 - 2,800
2016 Fort Myers, FL : ] Canterfield WDP-ALF/ME Mezzanine: 15.00% @ 127 units 3400 - 3,400

811 units $ 31950 s - $ 29314 $ 2636

(1) Currently, 5% is paid in cash and 9% i deferned.
(2] Currently, 10% is pad in cash and 5% is defemed,

Real Estate Activities - De Novo Development <<<@

(dollar amoEnts in thousands)

Estimated Contractual Total Tootal
e Commitment W of Propesty Imitial Cash W Bedsy’ lvvostrmenl anr Capitadizesd Project Hases P imianing
Date Year Location Projects Type Yiesd Units [+ Al Fundng 1o Date Ll
L 26 Oak Lawn, IL Anthem 1 MC - . 6 units $ 151861 $ 27T $ 196 $ 7.751 $ 7598
4018 2016 Uz, Y Caresging | SNE B.50% 143 beds 24,325 1661 410 11,486 13,249
7019 =l Cedarturg, Wi Teatwond 4 ILF/ALF/MC 7 50 110 wnits F3ATL 2871 T 2078 19,500
Totsl [l B02%  iTGunts/i43beds  § 61947 $ 7343 $ 613 § 22215 § 40345

(1} Inchudes purchase of land and initial impeovement funding, if appkcable, and development commitment

21 Commamant i B8 Tolkrwac | == L™ bess “Total Project Bass” plus “Total Captakned Wleresy/ ther.”

(3} During the pesr snded December 31, 2017, we issued & notice of default on 8 master lease covering one propery under development and 10 addeional operational memory cans communities resuiting from lesses’s partial
paymant of mirimum mnl, As a result. we entened into a forbearance agreement with our lsses whereby we have agmed not to pursue enforcemnent of cur rights and remedies peraring o known evenis of defauli under
Ui FriBSRer btk SO0 our guaranbees through Decemnber 31, 2007, wilh the Stpulation that The ke pay $00 e month lowand Uheir obligations of 1he master lease through Decemiber 31, 2007, For fiscal 2008, we
anticipate reCahing & minimism of $5,200 of cash rent and we ang Cln‘l'l‘ﬂ“' ﬂwlﬂ'll‘a!ﬂfm and wﬂ of @ furthesr forbaarancs AFFORMEnt.




Real Estate Activities - Expansions & Renovations <<<®¢

(dellar amownts in thousands)

Owned
Estimated
Fent Comemament gl Proparty Contractual Investment g Total Funded Remainang,
Dter Yioar Project Typs Lication Oiprator Projects Type Il Cash Yield C: Funding, o Dt &
- . 2007 Renovation Sparanburg, SC ATty Living Group i ALF/MC T.25% $ 1500 t I E $ 1500
.. 2007 Renovation Las Vegas, NV Fundamental i orH 00% 5 550 o ECE 5155
Total 2 3 T.080 § 39 § 391 5 6659
R
(1) FRent payment increases Upon sach funding,
Mortgage Loans
Estimated
Intevest Casram wol Property Contractual el 4017 Tatal Fisnied Resenasining
Derter Yoar Project Type Location Operator Projects Type it Cash Yiekd = Funding o Diates [
L 2015 Expansion Richmand, Ml Prostge Healthcare: 1 SNF 941% $ 10,000 $ 302 $ 8770 $ 230
L 2015 Expansion Fochester Hills, MI Frestige Healtheare: i SN DA1% 10,000 78 1.008 8992
L 2015 Renavation Farminglon & Howell, Ml Prestye Healthcare: 2 SNF S41% 5.000 086 2,285 2,118
L 2006 Expanaion Grmned Blan, M1 Prostygs Hoalthears i SNF S41% 5.500 1158 2,991 2,509
- 2016 Fenovation East Lansing. MI Prestigs Healthcars: 2 ShF 241% 4,500 246 1,198 3,302
Totad 7 $ 35,000 § 2579 $17.252 $17.748.

i1y Commitments are pari of the total loan commitment secured by 15 properties in Michigan operated by Prestige Healthcare. Inferest payment increases upon each funding.
(20 Wlarest payTEN] RCasies UDOR Sach fundeg,

Real Estate Activities - Lease-Up <<< 2

(dhollar AMmounts in thousands)

Lease-Up
Development Contractual

Date Date  Occupancyat G wof Property Initial Total
Acquired  Opened™ 12/31717 Year Project Type Location Operator Projects Type Cash Yield #of Units  Investment™
Ogt-14 Fab-16 G55 2014 Development Burr Ridge, 1L Anthem ™ 1 MG - . 66 wnils $ 12248
Sep15 Aug16 &% 2015 Development Murrieta, CA Anthem ™ 1 MC L] 66 units 12,904
May- 15 Juk16 A4% 2015 Development Tirley Park. IL Aathem ™ 1 mMC L 56 unis 11,962
Oct-15 Dec-17 17% 2015 Development Glerview, IL Anithem ™ 1 MC L 66 units 13532
4 264 units $ 50,646
Jun-AT Sep16 BS% NSA Acquisition Clows, CA Frontier 1 MC/ILF 700 73 units. § 1726
Jur-AT Mov-14 71% WA Acaursition Clows, CA Frontier ALF 7.00% 107 units 21,669
2 1HO wnits £ 38805
May- 15 Nov-16 A, 2015 Development Wichita, Onford Sensor Living 1 ILF TA3% 108 units $ 14172
oet-17 Aug 17 3% 2017 Acquisition Kansas City, MO Owford Sensor Living 1 ALF/MG 7.00% 73 units 16,555
2 181 units £ 30737
Apr16 Mar-16 1% WA Acquisition Loutsville, KY Thiive Senior Living ™ 1 mc 50 units $ 14178
Jun16 May-16 BTN NAA Acquisition Athens, GA Thrive Senior Living ™ 1 ALF/MC 70 units 14,382
Feb15 May 16 59% 2015 Development Corpus Christl, TX  Thrive Senior Living ™ i ML 5 units 11847
Feb15 Sep-16 TR, 2015 Devilopmant Murreiis indgt, SG Thrive Senior Living ™ 1 ALF/MC B9 units 16,265
Juna7? ApeA? 55% 207 Acquisition ' Wesst Chester, OH  Thiave Senior Livig ™ 1 Mc 60 units 15.909
5 735%™ 335 unils § 72581
Tatal 13 D0 wnils § 192849

1) Represants dse of Cenificate of Oooupancy.

(31 Tezal Investmaent for acguisitions. include closing costs.

(3 See page 10 for Anthim disciosune,

(4]  Propeies wore newly Constructed and purchased Toliwing issuance of final cenificate of orcupancy and lioonsure.

(51 Transioned (wa memory cane communities in our poriolio fram Clarity Peinte to Theive, The Theive masier lease was amended and resiated 1o include these twa memorny cane communities, along wilh the propary in West Chester, OH.
The GAAF rent under the Thrive amended and restated master lease on six properbies (fve in lease-up and one stabilized) is approxmately $B,400 which represents a lease rate of 7.25% which excludes fubure annual varable rent
ARCALI S




Real Estate Activities - Lease-Up History <<<®~

Lease-Up History

Property Date Date Date # of months to

Property Location Operator Type Project Type # Beds/Units  Acquired Opened™  Stabilized Stabilization
Highline Place Littleton, CO Anthem MC Development G0 units May 2012 Jul 2013 Sep 2013 2
Willewbrook Place - Kipling Littheton, CO Anthem MC Development. &0 units Sep 2013 Aug 2014 Dec 2015 16
Chelsea Place Aurora, CO Anthem MC Development. 48 units Sep 2013  Dec2014  Mar 2016 15
Greensidge Place Westrinster, CO  Anthem MC Development. 60 units Dec2013  Feb 2015  Feb 2017 24
Coktapring Transitional Care Canter Cold Spring, KY  Carespring SHF Develnpment 143 beds Dec 2012 Nov 2014 Jun 2016 19
Hillside Helghts Rehabilitation Suites  Amarilio, TX Fundamental SNF Redevelopment. 120 beds Oct 2011 Jul 2013 Aug 2013 1
Pavilion at Glacier Valley Slinger, Wi Fundamental SNF Redevelopmisnt 106 beds Feb 2015 Feb 2014 Feb 2016 24
Pavilion at Creekwood ! ™ ital SNF Acquisition 126 beds Feb 2016 Jul 2015 Feb 2017 12
Mustang Creek Estates Friszo, TX Mustang Creek Mgmt  ALF/MC  Development B0 units Dec 2012 Oct 2014 Dec 2015 14
The Oxford Grand Wichita, K5 Ondord Senior Living ALF/MC Developrment, TT units 0Oct 2012 0ct 2013 Sep 2014 11
Thrive at Deerwood ™ Jacksonwille, FL ~ Thrive Senior Living MG Acquisition 60 units Sep 2015 Jul 2015 Jul 2017 24

(1} Represerts date of Cendicate of Oooupancy.
2} Properly meets the definition of stabidized but has rot yet achieved the applicable ccoupancy threshold, The eccupancy Tor Mansfield, TX propssty at Decombss 31, 2017 was 75.4%,
3} Properly meats the definiton of stabdized bul his rol wel achisswed the applcable cooupancy threshold, Theive bagan opevaling the Jackionvile, FL propery on September 18, 2017 and accupancy &t December 31, 2017 was 63.3%.

R ——————
Portfolio Metrics <<<®*

Same Property Portfolio Statistics (¥

MNormalized Normalized
Occupancy EBITDARM Coverage EBITDAR Coverage
Owned Properties 3017 2017 3017 2017 3017 2017
Assisted Living 85.4% 85.2% 1.43 1.44 121 123
Skilled Nursing 7B.2% 78.4% 189 193 138 141

{1) Infarmation is for the trailing twebe maonths through September 30, 2017 and June 30, 2017 and s from property level operator financal statements which ane
unaudited and have not been independently verified by LTC

Stabilized Property Portfolio

TTM Ended September 30, 2017

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

Medicaid 28.9% Medicaid 44.6%




Portfolio Diversification - Geography <<<@

(@5 of December 31, 2017)

202 Properties | 3 Development Projects | 3 Land Parcels | 29 States | 30 Operators

WA
®
T D b
OR
. [} MK wi
sD 1. ﬂ. NY
w o .
A
L i “a ® a mumn g -
cA W o n IN .

MM
. . B AR i - i ﬂ o @ skied Nursing (96)
™ Ms . . . Assisted Living (105)
- ‘ Other * (1)
. 16 A e A Londi3)
Under Development (3)
. * Behavioral healih care hospital
7

Portfolio Diversification - Geography <<<@

(85 of Decamber 31, 2017, dollar amounts in thousands)

# of Gross
State " Props SNF % ALF % uDP % OH® % Investment %
Texas 40 $ 216,247  26.9% $ 50804  65%  § - : s - E $ 267,061 165%
Michigan 20 225,051 28.0% - - - - 943 8.9% 225,994 14.0%
Wisconsin 10 13,946 1.7% 112474  14.4% 2978  134% . . 129,398  8.0%
Ohio 14 54,000 6.7% 61,321 T.8% - - - - 115321 T.1%
Colorado 16 8,044 1.0% 106,879 13.7% = - - = 114,923 7.1%
California 7 22,130 2.8% 80,124  10.2% = e = = 102,254 6.3%
lllinois 4 - - 69,115 B.8% 7,750 34.9% - - 76,865 A4.8%
Florida 12 35,362 4.4% 39,247  5.0% - . : . 74609  46%
Kansas 11 14,112 1.8% 57,577 7.5% - - - - 71,689 4.4%
New Jersey 4 - = 62,064 7.9% = = = - 62,064 3.8%
All Others 64 214,799  26.7% 142,165  18.2% 11,487  51.7% 9,665  911% 378,116  23.4%
Total 202 $ 803,691 100.0% $ 78L7T0  100.0% $ 22,215 100.0% $ 10,608 100.0% $ 1,618284 100.0%

1)  Dus to master leases with properties in muRiphs States, neveniss by Stabe & not avadabis.
(2} includes. ore behavicral hesith care hospital and three parceis of land.

Approximately 69% of our properties

80.0% 1 Gross Portfolio by MSA '/ are in the Top 100 MSAs
soo% | _85%
MSAs 1-31 » Population 20.2M - 2.1M
40.0% -
30.0% - MSAs 32 - 100 = Population 2,1M - 0.6M
20.4% 18.3%

20.0% - MSAs > 100 * Population 0.5M - 55K
10.0% | 8.0%

- 3.8% Cities in a Micro-SA * Population 216K - 13K

0.0% 4 i —

‘ . M jess ins M it i i
MSASLIL  MSASIZA00 MSAs =100 Ciies in Micro SA Gites ot in MSA Cities not in MSA « Population less than 100K

[1F  The MSA rank by popuiation as of July 1, 2018, as estimated by the Uniied Stades Census Bureau.




Portfolio Diversification - Operators

(s of December 31, 3017, dollar amounis in thousands)

@

# of Annual Gross
Operators Properties Income ' % Investment %
Prestige Healthcare 22 $ 27,851 16.8% $ 238,184 14.7% (1) ke duinalicacd GAKP rorit i W) prgpéstins smomgt for
Senior Lifestyle Corporation 23 19,174 11.7% 189,226 11.7% Anthem 88 duscribed below, 8nd ading tweke months of
X iferest income from momgage loars eschuding the mterest
Brookdale Senior Living 37 16,034 9.7% 126,991 7.8% incma Trom leans hat paid o during the twekm moeths ardod
Senior Care Centers 11 15,756 9.6% 138,109 8.5% Bt
Anthem Memory Care ¥ 10 4,841 2.9% 126,120 7.8% (21 Anthem is cumently being sccounted for on a cash basis,
Condractual anrualized GAAF rent is $11.5950. See page 10 for
Preferred Care 26 11.278 6.9% 86,998 5.4% AnEham Sciosne.
Genesis Healthcare B8 B,434 5.1% 54,864 3.4%
Fundamental 7 8,341 5.1% 75,043 4.6%
Carespring Health Care Management 3 7.635 4.6% 89,033 5.5%
Traditions Senior Management 5 7,056 4.3% 82,877 3.9%
Al Others 50 38,326 23.3% 430,839 26.7%
202 % 184,528 100.0% $ 1,618,284 100.0%
Annual Income by Operator
All Others 23.3%
Prestige Healthcare
Senior Lifestyle
Brookdale
Senior Care
Anthem
Preferred Care
Genesis
Fundamental
Carespring
Traditions Sr Mgmt

0.0%

@

5.0

10.0% 15.0%

Portfolio Diversification - Top Ten Operator Profiles

(88 of Decamber 31, 2017}

5

I SENIOR CARE Preferred Care, Inc
SOPRESTIGE  SENIOR LIFESTYLE Brookpare () ciniits
S RCT R AL FAMILY-0WKED COMMUNITIES Sexior Living T [ g S
Privately Held Privately Held NYSE: BKD Privately Held Privately Held
SNF/ALF/ILF ALF/ILF/MC/SNF ALF/ILF/MC SNF/ALF/ILF/MC SNF/ALF/ILF
Other Rehab Short Term Stays Continuing Care Transitional Care & Rehab Specialty Care
68 Properties 177 Properties Approx 1,031 Properties 107 Properties 108 Properties
7 States 25 States 46 States 2 States 12 States
A s
!F | m ~ (7#7 cARESPRING
..A.'.:‘u!"&m FUNDAMENTAL @ R e
Privately Held MYSE: GEN Privately Held Privately Held Privately Held
) SNF/ALF SNF/MC SNF/ALF/ILF
Bxclusively MC Senior Living Hospitals & Other Rehab Transitional Care SNF/ALF/ILF
11 Properties More than 450 Properties 100 Properties 11 Properties 33 Properties
4 States 30 States 10 States 2 States 6 States




Portfolio Maturity

(o5 of December 31, 317, dollar amounts in ihousands)

@

Rental % of Interest % of Annual 9% of
Year income'™ Total income'"! Total Income'" Total
2018 $ 9101 B.6% g - - £ 9,101 5.5%
2019 1,571 1.1% 123 0.5% 1,694 1.0%
2020 14,058 10.2% 801 3.0% 14,859 9.0%
2021 13,494 9.8% - - 13,494 8.2%
2022 1,175 0.9% - - 1,175 0.7%
2023 3,285 2.4% - - 3,285 2.0%
2024 2,630 1.9% - - 2,630 1.6%
Thereafter”! 92,672 67.1% 25,616 96.5% 118,288 72.0%
Total § 137,986 100.0% $ 26540  100.0% £ 164,526 100.0%
100.0%
BO.0% d
(As a % of Total Annual Incomer?
80.0% 58.4%
u Leases
A40.0% - Loans.
15.6%
0% 5.5% B.5% B.2% Fre -
0.0% 0.9% 0.1% 0.5% 0.0% 0.7%  0.0% 0.0% 0.0%
o.0% | - o T Il = . = |
2018 2019 2020 2021 2022 2023 2024 Thereafter

i1 Includes annualized GAMP rent for leased properties except for Andhem as described below, and trailing twetve months of interest income from morigasge loans excluding the Interest income from
I Ehat gl off during he Teetve Months ended December 31, 2017,
(2} Anthem is currently being ccountad for on a cash basis. Contractunl annualized GAAR rort is $11.960. See page 20 for Anthem disclosine.

Enterprise Value

(BmMounts in thousands, excepl ped sharg AMOURTS Bnd nuEmMber of shades)

@

At December 31, 2017 Capitalization
Debt
Bank borrowings - weighted average rate 290%™ -1 96,500
Senior unsecured notes - weighted average rate 4.5% . 571,002 Capitalization
Total debt - weighted average rate 4.3% 667,502 27.9%
Common Stock
Equity 12/31/17
No. of shares Closing Price
Common stock 38,570,272 $ 4355 ¥ 1,723,285 72.1%
Total Market Value H 2,390,787 100%
Less: Cash and cash equivalents {5.213)

Enterprise Value
Debt to Enterprise Value

Debt to Annualized Normalized EBITDA ™

$

2,385,574

28.0%

4.3x

i1} Subsequent to December 31, 2017, we borrowed an additional $24,000 under owr ursecured revolving line of credit. Accordingly, we have §120,500
A ANEAE Under our unsetued iEvahing line of Credn with $479,500 available Tor Borowing.

(2} Represerts outstanding balance of $572,133, net of debt issue costs of £1,131. Rate includes amortization of debt issue oost. Subsequent to
December 31. 2017, we paid down $4,167 of scheduled principal. Accordingly, we have $567.966 oulstanding under cur senior unsecured noles,

13} Closing price of our commaon stock a8 reported by the NYSE on December 31, 2017,

4} S0 page 33 for reconciiation of anrualized nomMakned EBITDA.

Total Debt




Debt Maturity Kured

Debt Structure
Unsecured Senior Senior Unsecured Notes
Line of Unsecured % of
Year Credit ™ Notes @ Total Total i
2018 $ 96500 $ 38,167 $ 134,667 20.1%
2019 . 33,666 33,666 5.0% 85.6%
2020 . 40,160 40,160 6.0%
2021 - 47,160 47,160 1.1%
2022 - 48,160 48,160 7.2%
2023 - 49,160 49,160 7.4%
Thereafter - 315,660 315,660 47.2%
Total $ 96500 $ 572133 % § 668633 7 100.0%
$600,000 -
Unsecured Line of Credit
$500,000 -
$400,000 - Unsecured Line ® Senior Unsecured Notes
$315.680
$300,000 -
$200,000 -
96,500
$100,000 38,167 e $40,160 $47,160 $48,160 $49,160
. | NN Y mmm * C* Il <IN “Im - ,
2018 2019 2020 2021 2022 2023 Thereafter

(1§ Total cCoMmEMant undar GUF UNSBCLIR Mvaking, ling of credit is $600,000 which maturss in October 2008, with & one-yBar GXenson 0pton. SUBSqUent to Decamber 31, 2017, wh bomowed & additonal
$24,000 under our ursecured revohing line of credit. Aooordingly, we have 120,500 outstanding under our unsscured revolving line of credit with $479, 500 available for borowing.

[2)  Reflects scheduled peincipal payments. Subsequent to December 31, 2017, we paid down §4,167 of scheduled principal. Accoedingly, we have $567,966 outstanding under cur senior unsecared notes.

(3 Eschedes debl istue costs which ane inchuded in the senior unsecured noles balance Shown on page 20

Financial Data Summary @

Balance Sheet, Leverage Ratios and Coverage Ratios

12/31/17 12/31/16 12/31/15 12/31/14

Balance Sheet

Gross real estate assets $1,618,284 $1,533,679 $1.418,405 $1,117,167
MNet real estate investments 1,309,996 1,255,503 1,164,950 892,179
Gross asset value 1,774,024 1,673,238 1528879 1,189,758
Total debt '™ 667,502 609,391 571,872 280,584
Total liabilities 706,922 654,848 616,222 304,649
Preferred stock . . . 38,500
Total equity 758,648 740,048 659,202 660,121
Leverage Ratios

Debt to gross asset value 3T7.6% 36.4% 37.4% 23.6%
Debt to total enterprise value 28.0% 24.9% 26.2% 15.4%

(1) Represents outstanding balance of gross bank bomowings and senior unsecured notes, net of debd issue costs.

4017 Annualized 12/31/17 12/31/16 12/31/15 12/31/14
Coverage Ratios
Debt to normalized EBITDA 4.3x 4.4x 4. 2% 4.7x 2.6x
MNormalized EBITDA / interest incurred 4.8x 5.0x 5.2% 6.7x T.3x
MNormalized EBITDA / fixed charges 4.8x 5.0x 5.2x 5.9x% 6.0x




Financial Data Summary @

Reconciliation of Annualized Normalized EBITDA and Fixed Charges

4017 For the Year Ended
Annualized 12/31/17 12/31/16 12/31/15
M INCome § 84206 % B7.340 ¥ 85,115 5 73,081
i1} Gain on sale of real assets, Impairment charges and non-recurring
Add back,[deduct) un-TiTe RS Wi Nt Anne,
Loss/(gain) on sale of real estale, net 1.240 3814) (3.582) {586) i3 In conjunciion with our negotiations to transiiion two properiies o
Adel, W psaiThent Charges o 1880 @ 766 @ 2250 M SNOUNET ORETELOT IR OUF DOMNGG, Wi weole off $LEBO of sraght-lng
rent and other recetvables related 1o these two propertics.
Add: IMBnest expenss 30,732 29.940 26.442 17497
Add: Depreciation and amortization AT 698 AT.610 35032 20431 i3 Impairment charge related 1o an asset sold in 2017,
Adjusted EBITDA 153,064 152 965 144 G673 121673 ) impairmant cb 4 iy Ay et skl iy S48,
Add: Non-recurming one-time iems. - - - 937
Kormalired EBITDA $ 153064 3 152965 $ 144673 § 122610
IFiberes] B s % 30,732 5 29940 ¥ 26,442 1 17497
Add: Capitalized mnberest 1124 208 1408 827
Irberest mcurned $ 31856 3 30,857 ¥ 27.850 3 18,324
Interest mcured % 31858 5 30857 $ 27850 5 1833
Preferred stock dividend E - & 2454
Fixed Changes $ 31858 5 30857 [ 27850 5 20.7TB
Non-Cash Revenue Components
4017 lQlS‘“ qusul 3‘}13‘“ 4@13'1' (1) Forlesses and loans in place at December 31, 2017, assuming no renewals, modification
o B0l N i B 0ad 10 0ur POMTlio B dxchades Sight-
Straight-line rent $ 3332 § 3207 $ 2201 $ 1099 5 T30 line rent under the Anthem master leass whch is i defaut and currertly being scoounted
Amort of lease inducement (528) (531) (531) (531) {531) for on & cash basis. Sew page 10 for Anthem disclosure.
Effective Interest 1,308 1,391 1,393 1.387 1,328
Net $ 4302 $ 4087 5 3083 $ 1955 § 1527

Income Statement Data “$

Three Months Ended Twelve Months Ended
December 31, December 31,
2017 2016 2017 2016
(unadited) (audited)
Revenues
Rental income $ 34124 $ 34822 $ 137857 $ 133527
Interest income from mortgage loans 6,719 6,974 26,769 27321
Interest and other income 836 345 3,639 T35
Total revenues 41,729 42,141 168,065 161,583
Expenses
Interast expense 7.683 6,856 29949 26442
Depreciation and amortization 9,424 9,309 37,610 35932
Impaimrment charges - 766 1,880 TE6
|Recovery) provision for doubtful accounts (67) 212 (208) 457
Transaction costs - 83 56 179
General and administrative expenses 4,243 4,548 17,513 17.412
Total expenses 21,283 21774 86,802 81,188
Operating Income 20,446 20.367 81,263 80395
Income from unconsolidated joint venturas. 628 299 2,262 1138
{Loss) gain on sale of real estate, net (1.240) - 3,814 3.582
Net Income 18,834 20,666 87,340 85,115
Income allocated to participating securities (81) (89) (362) (385)
Net income available to common stockholders $ 19758 § 20877 $ 86978 § B4.730
Eamings per common share:
Basic $0.50 $0.53 $2.21 $2.21
Diluted $0.50 $0.53 $2.20 $2.21
Welghted average shares used to calculate eamings
per commaon share:
Basic 39,429 39,065 39,409 38.388
Diluted 39,645 39.260 39,637 38.597
Dividends declared and paid per common share $0.57 $0.57 $2.28 $2.19




Consolidated Balance Sheets <<<®¢

(amounts in thousands, excepl per share amounis)

v 31, 2017 [ 31, 2016 I 31, 2007 [ 31, 2016
[audited) (audod) o) (i)
ASSETS
Investments: LIABILITIES
Lang $ 124041 $ 116096 Hank borrowings ] 96,500 $ 107100
Buildings and improvemenis 1,262,335 1,165 467 Senior unsecured notes, net of debt ssue
L d nd [304.117) (27T5.861) costs: 2007 - $1.131 2016 - $1.009 671002 S0 2451
Operating real estate propery, net 1,082,259 1,025,702 Total Debt 667502 609,391
Prapertics held-for sale, net of accumulated deprociation
H017 - $1O16; 2006 - $0 B30 - Accrued interesi 5276 4675
Real propesty investments, net 1,086 089 106,702 Accrued incentves and earm-outs. 8916 12,229
Morigage loans rcevabie, net of inan loss Accrued axporses and other lisilities 25,228 24553
reserve; 2017 - $2,255, 2016 - $2,315 223907 220,801 Total liabilfes 706922 G54, 848
Motes recaivabie, nel of oan loss resere:
F047 - $166, 2016 - $166 16 402 16,427
Invesiments in unconsolidated joini veniures 20,508 25,231 EQUITY
Investments, net 1.356 296 1,297,151 Slookholders' equity
Commion stock ™! 396 a9z
Othier amneis Capital in cxness of par value BSE 903 B39,005
Cash and cash equivalents 513 7o Cumulative net incoms: 1100783 1013443
Dttt issmise comts related 10 bank Domowings 810 1B4T Cumislative dstribitions (1.203,011) (1112782
Interost recenvabie 15.060 9,663 Total stockholders' equity 755160 740,048
Straighi-line rent receivable, net of allowance for
doubitful accounts: 2017 - $814; 2016 - $960 64,490 55276 Narn-controlling irlerests 3.488 -
Prepasd axpenses and other assets 23711 22948 Total equity 758,648 740,048
Toital assots $ 1465570 $ 1304696 Total hatwlitess. and oquty § 1465570 § 1394596

1) Commaon stock of $0.01 par value; 60,000 shams authorized; shares Esued and outstanding: 2017 - 39.570; 2016 - 39.221

Funds from Operations @
[uraudited, AMoENts iIn IRESANEE, FRCHDL PET Shant amoumts)

Reconciliation of FFO, AFFO, and FAD

Three Months Ended Twelve Months Ended
December 31, December 31,
2017 2016 2017 2016
GAAP net income available to common stockholders $ 19753 $ 20577 $ 86,978 $ 84730
Add. Depreciation and amortization 9,424 9,309 37,610 35,8932
Add: Impairment charges s 766 1,880 766
Less: (Gain) Loss on sale of real estate, net 1,240 5 (3.814) (3.582)
NAREIT FFO attributable to common stockholders 30417 30,652 122,654 117,846
Less: Non-cash rental income (2,804) 4,777 (8,485) (11.532)
Less: Non-cash other income - - (B842) -
Less: Effective interest income from mortgage loans (1.398) (1,349) (5,500) (5,256)
Less: Deferred income from unconsolidated joint ventures (36) . (177) -
Adjusted FFO (AFFO) 26179 24 526 107,650 101,058
Add: Mon-cash compensation charges 1.282 1,131 5,249 4,280
Add: Mon-cash interest related to earn-out liabilities 126 146 802 B84
Less: Capitalized interest (281) (215) (908) (1.408)
Funds available for distribution (FAD) $ 27,306 $ 25588 3 112583 $ 104,614
NAREIT Diluted FFO attributable to common stockholders per share $0.77 $0.78 $310 $3.06




Funds from Operations

[unaudited, amounts in thowsands. except per share amours)

@

Reconciliation of FFO Per Share

FFO AFFD ALY
For the three months ended December 31, 2017 2016 2017 2016 2017 2016
MNormalied FRO/AFFO/FAD attributable 1o common stockholders. $ 30417 $ 30652 $ 26179 $ 24526 $ 27.306 $ 25588
Effect of dilutive securities:

Participstng secuntes a1 L] B1 a9 81 0
Diluted normalized FFO/AFFOYFAD assuming comvession $ 30498 $ 30741 $ 26260 $ 24615 $ 27387 $ I5ETT
Shares (of basss FROYAFFO/FAD per share 39,420 39,065 39429 39,065 39,429 39,065
Effect of dilutive securities:

Stock options T 11 T 11 T 11

Pesformance based stock units (MSLU) &7 27 a7 27 67 27

Participating securiies 142 157 142 157 142 157
Shares for dikfed normaliced FRO/AFFO/FAD per share 30,645 29,260 20645 30,260 30,645 29260

FFO AFFD FALY
For the: twehve: months ended December 31, 2017 2016 2017 2018 2017 2016
Normahzed FFO/SAFFO/TAD attributabie 1o commaon stockholders. § 122654 $ 117846 ¥ 107650 $ 101058 $ 112583 § 104614
Effect of dilutive securities:

Pasrticipaling, securities 362 285 262 ] 362 385
Diluted normalized FRO/AFFO/FAD assuming comersion $ 123016 $ 118231 $ 108012 $ 101443 $ 112955 $ 104999
Shares for basss FROYAFFO/FAD per share 39,409 38,388 39,409 38,388 39,409 38,388
Effect of dilutive securities:

Stock options i0 13 10 i3 10 13

Pesformance based Stock units (MSU) &7 1l 67 27 &7 27

Participating secuntes 151 168 151 165 151 1649
Shares for dikfed normalied FRO/AFFO/FAD per share 39,637 28597 29637 38,547 63T 28 54T

Glossary

Adjusted Funds from Operations (*AFFD™): FFO excluding the effects of straight-line rent,
amortization of lease inducement, effective interest income and deferred income from
unconsolidatied joint ventures,

Assisted Living Communities (“ALF"): Tha ALF portfolio consists of assisted living, independent
living, and/or mamory care properties. (See Independent Living and Memory Cara) Assisted
living properties are seniors housing properties serving elderly persons who require assistance
with activities.of daily living, but do not require the constant supenision skilled nursing
properties provide, Sarvices are usually available 24 hours a day and include personal
supearvision and assistance with eating, bathing. grooming and administering medication. The
facilities provide a combination of housing, supportive services, personalized assistance and
health care designed to respond to individual needs.

Contractual Lease Rent: Rental revenue as defined by the lease agreement between s and
the operator for the lease year,

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

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

Funds From Operations ("FFO": As defined by the National Association of Real Estate nvestment
Trusts [ "MAREIT™), net income available to common stockholders (computed in accordance with
L5, GAAF) excluding gains or losses on the sale of real estate and impairment write-downs of
dapreciable real estate plus real estate depreciation and amontization, and after adustments for
unconsolidated partnerships and joint ventures.

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

GAAP Rent: Total 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 tha later years of the lease, the cash rant received is
higher than GAAP rent recognized. GAAP rent is commonly referred to as straightline 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 Investment: Original price paid for an asset plus capital improvements funded by LTC, without
any depreciation deductions. Gross Investment is commonly referred to as undepreciated book
value,

Independent Living Communities (*ILF"): Senions housing properties offering a sense of community
and numerous levets 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 responsa programs. Many offer on-site conveniences like beauty/barber shops. fitness
facilities, game rooms, libraries and activity centers. ILFs are also known as retirament communities
or senlons apartments.

Interest Income: Represents interest income from mortgage loans and other notes.

Licensad 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 gven time.

Memory Care Communities (*MC"): Seniors housing properiies offering specialized options for
seniors with Alzheimer's disease and other forms of dementia. These facilities offer dedicated care
and specialized programming for various conditions relating to memory loss in a secured
environment that is typscally smaller in scale and more residential in nature than traditional assisted
living facilities. These tacilities have stalf available 24 hours a day to respond 1o the unique needs of
their resisents,

Metropolitan Statistical Areas ("M3A™: Based on the U.S. Census Bureau, MSA 5 & geographic entity
defined by the Office of Management and Budget (OMB) for use by Federal statistical agenciesin
collecting, Wabulating. and publishing Federal statistics, A metro areas contains a cone urban area of
50,000 or more population.

Mezzanine: In certain circumstances, the Company strategically allocatesa portion of its capital
deployment toward mezzanine lans 1o grow relationships with operating companies that have not
typically utilized sale leaseback financing as a component of their capital structure. Mezranine
financing sits between senior debt and common equity in the capital structure, and typically is used to
finance development projects or value-add opportunities on existing operational properties. We seak
madrket-based, risk-adjusted rates of retum ypécally bétween 12-18% with the lean term typically
between four 1o eight years. Security for mezzanine loans can include all or a portion of the following
credit enhancements; secured second mortgage. pledge of eguity interests and personal/ corporate
Euarantees. Mezzanine loans can be recorded for GAAP purposes as either a loan or joint venture
depending upan specifics of the loan terms and related credit enhancements.




Glossary

Micropolitan Statistical Areas | "Micro-SA™: Based on the U.S. Census Bureau, Micro-54is 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 micro area
contains an urban core of at least 10,000 population.

Morgage Loan: Mortgage financing is provided on properties based on our established
investment underwritingcriteria and secured by a first morigage. Subject to underwriting,
additiznal credit enhancements may ba raquired including. but not limited to,
personal/corporate guarantees and debt service reserves. When possible, LTC attempis to
negotiate 8 purchase option 1o Bcquire the property &t a future time and lease the property back
to the borrower.

Met Real Estate Assets: Gross real estate investment less accurmulated depreciation. Net Real
Estate Asset is commonly referred to a3 Net Book Value ("NBV").

Mon-cash Rental Incomie: Straight-line rental income and amaortization of lease inducement.
Mon-cash Compensation Charges: Vesting expense relating 10 $10ck oplions and restricted Stock.
Mormalized AFFD: AFFO adjusted for non-recumring, infrequent or unusual iterms.

Mormalized EBITDAR Coverage: The trailing twelve month's earnings from the operator
financial staterneants adjusted for non-recurring, infrequent, or unusual items and bafore
interest, taxes, depreciation, amortization, and rent divided by the operator's contractual lease
rant. Management fees are imputed at 5% of revenues.

Mormalized EBITDARM Coverage: The trailing twelve month's earnings from the operator
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 rant.

Mormalized FAD: FAD adjusted for non-recurring, infrequent or unusual iems.

Mommalized FFO: FFO adjusted for non-recurring, infrequent or unusual items.

Occupancy: The weighted average percentage of all beds and/or units that are occupied at a
given time. The calculation uses the trailing twelve months and ks 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 Financlal Statements: Property level operator financial statements which are unasdited and
have not been independantly verified by us.

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

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

Purchase Price: Representsthe fair value price of an assetthat is exchanged in an orderly ransaction
between market participants at the measurement date. An grderly transaction is a transaction that
BSSLMES EXPOSUNe 1o the market for & period prior 1o the measurement date to allow for marketing
activities that are wsual and customary for transactions involving such assets: it s not a forced

t ion (for & forced or saile),

Rental Income: Représents GAAP rent net of amortized lease inducement cost,

Same Property Portfolio| “SPP°): Same property statistics allow for the comparative evaluation of
performance aCross a consistent population of LTC's leased property portfolio and the Prestige
Healthcare mortgage loan portfolio. Dur SPP i comprised of stabilized properties octupied and
operated throughout the duration of the quarter-over-quarter comparison periods presented (excluding
assets sold and assets held-for-salel Accordingly, 8 propeny must be occupied and stabilized for a
minimum of 15 months (o be included in our SPP,

Skilled Nursing Properties [“SMFT): Seniors housing properties providing restorative, rehabilitative and
Aursing care for people not riquining the mone 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 & or state Medicaid prog:

Stabilized: Properties are generally considered stabilized upon the earfier 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 propertyis first placed in or returned to service, or issuance of certificate of
occupancy for properties acquired in lease-up.

Under Development Properties (“UDP"): Development projects to construct seniors housing properties.

LTC Properties, Inc.

Company

LTC
NYSE
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Founded in 1982, LTC Properties. Inc. (LTC) is a self-administered real estate investment trust (REIT) investing in seniors housing and health care properties primarily through sale-leasaback
transactions, morigage financing and structured finance solutions including preferred equity and mezzanine bending. LTC's portfolio encompasses Skilled Mursing Facilities (SNF), Assisted Living
Communities (ALF), Independent Living Communities [ILF), Memory Care Communities (MC) and combinatiens thereol, Our main objective is to build and grow a diversified portfolio that creates and
sustains shareholder value while providing our stockholders current distribution income. To meet this objective, we seek properties operated by regional operatorns, ideally offering upssde and portfolio
diversification (geographic, operator, property type and investrment vehicle). For more information, visit www. LTCrait.com.

Forward-Looking Statements

This supplemental information contains forward-looking statements within the meaning of Section 274 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 1595, Statements that are not purely historical may be forward-looking. You can identify some of the forward-
booking statements by their use of forward-looking words, such as “balieves.” “expects,” “may."” “will.” “should,” “seeks,” “approximately,” “intends.” “'plans.” “estimates™ or “anticipates,” or the
negative of those words or similar words. Forward- looking statements invalve inherent risks and uncertainties regarding events, conditions and financial trends that may affect our future plans of
aperation, business strategy, results of operations and financial position. A number of important factors could cause actual results to differ materially from those incleded within or contemplated by
such forward-looking statements, including, but not limited to, the status of the economy, the status of capital markets (incleding prevailing interest rates), and our access to 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 lessees within the health care industry, regulation of the health care industry by federal, state and local governments, Vges in M e and M relmBursement
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
changesin financing terms. our ability to continue to qualify as a real estate investment trust, the relative illiquidity of our real estate investments, ol limi on our when
morgage loans default, and risks and liabilities in connection with properties owned through limited liability companies and pannerships. 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, 2017 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 o o announce publicly any revisions to forward-looking statements, whether as a result of new infarmation, Future events or otherwise,

Non-GAAP Information
This supplemental information contains certain non-GAAP information including adjusted EBITDA, normalized EBITDA, FFO, normalized FFO, normalized AFFO, normalized FAD, normalized interest

cOvErage ratio, and normalized fised charges coverage ralio. A reconciliation of this non-GAMP information is provided on pages 23, 26 and 27 of this supplemental information, and additional
infermation is avallable under the “Non-GAAP Financial Measures™ subsection under the “Selected Financial Data” section of our website at waw, LTCreit.oom.







