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Item 2.02. — Results of Operations and Financial Condition

On August 8, 2018, LTC Properties, Inc. announced the operating results for the three months ended June 30, 2018. 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.
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reference in any such filing.

Item 9.01. — Financial Statements and Exhibits

99.1 Press Release issued August 8, 2018.
99.2 LTC Properties, Inc. Supplemental Information Package for the period ending June 30, 2018.
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Exhibit 99.1

FOR IMMEDIATE RELEASE

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

LTC REPORTS 2018 SECOND QUARTER RESULTS
AND DISCUSSES RECENT TRANSACTIONS

WESTLAKE VILLAGE, CALIFORNIA, August 8, 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 second quarter ended June 30, 2018.

Net income available to common stockholders was $68.7 million, or $1.73 per diluted share, for the 2018 second quarter, compared with $25.3 million, or $0.64 per diluted
share, for the same period in 2017. Funds from Operations (“FFO”) was $29.6 million for the 2018 second quarter, compared with $31.4 million for the comparable 2017
period. FFO per diluted common share was $0.75 and $0.79 for the quarters ended June 30, 2018 and 2017, respectively. Revenues were lower in the second quarter of
2018 due primarily to a previously disclosed defaulted master lease that was placed on a cash basis in the third quarter of 2017 and a reduction in rental income related to
properties sold during the past year.

LTC completed the following transactions during the second quarter of 2018:

Amended and restated the Company’s unsecured credit agreement to replace its previous unsecured credit agreement, which was due to expire on October 14,
2018. The amended credit agreement maintains the $600.0 million aggregate commitment of the lenders under the prior agreement and provides for the
opportunity to increase the commitment size of the credit agreement up to a total of $1.0 billion. The amended credit agreement extends the maturity to June 27,
2022 and provides for a one-year extension option at LTC’s discretion, subject to customary conditions. Additionally, the amended credit agreement decreases the
interest rate margins and converts from the payment of unused commitment fees to a facility fee.

Sold a portfolio of six assisted living and memory care communities with a gross book value of $37.7 million for $67.5 million. As a result of the transaction, LTC
recognized a net gain on sale of $48.3 million in the 2018 second quarter.

Completed the acquisition of two memory care communities in Texas, totaling 88 units and 133 beds, for $25.2 million. Simultaneously upon closing, LTC
entered into a 10-year master lease agreement with an operator new to LTC’s portfolio at an initial cash yield of 7.25%.

Entered into a partnership to own the real estate and develop a 78-unit assisted living and memory care community in Medford, OR for $18.1 million and
committed to purchase an existing operational 89-unit independent living community on an adjacent land parcel. We anticipate acquiring the independent living
community in the third quarter of 2018.

Completed the development of a 66-unit memory care community in Illinois which opened in May 2018.
Conference Call Information

LTC will conduct a conference call on Thursday, August 9, 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 June 30, 2018. 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 23, 2018 and may be accessed by dialing 877-344-7529 (domestically) or 412-317-
0088 (internationally) and entering conference number 10122172. 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 Properties (NYSE: 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 preferred equity and mezzanine lending. At June 30, 2018, LTC had 199 investments
located in 28 states comprising 102 assisted living communities, 96 skilled nursing centers and one 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.

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,
2018 2017 2018 2017
(unaudited) (unaudited)
Revenues:
Rental income $ 33,930 $ 35,265 $ 68,435 $ 70,300
Interest income from mortgage loans 7,007 6,625 13,823 13,373
Interest and other income 535 578 1,024 1,417
Total revenues 41,472 42,468 83,282 85,090
Expenses:
Interest expense 7,655 7,151 15,484 14,622
Depreciation and amortization 9,268 9,308 18,712 18,667
Impairment charges — 1,880 — 1,880
Recovery for doubtful accounts (38) ) (30) (43)
Transaction costs 6 — 10 22
General and administrative expenses 4716 4,386 9,513 9,126
Total expenses 21,607 22,720 43,689 44274
Operating income 19,865 19,748 39,593 40,816
Income from unconsolidated joint ventures 726 575 1,357 1,020
Gain on sale of real estate, net 48,345 5,054 48,345 5,054
Net income 68,936 25,377 89,295 46,890
Income allocated to participating securities (278) (104) (366) (201)
Net income available to common stockholders $ 68,658 $ 25,273 $ 88,929 $ 46,689
Earnings per common share:
Basic $ 1.74 $ 0.64 $ 2.25 $ 1.19
Diluted $ 1.73 $ 0.64 $ 2.25 $ 1.18
Weighted average shares used to calculate earnings per
common share:
Basic 39,471 39,414 39,461 39,390
Diluted 39,765 39,794 39,750 39,769
Dividends declared and paid per common share $ 057 § 057 § .14  § 1.14

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,
2018 2017 2018 2017

GAAP net income available to common stockholders $ 68,658 $ 25,273 $ 88,929 $ 46,689
Add: Depreciation and amortization 9,268 9,308 18,712 18,667
Add: Impairment charges — 1,880 — 1,880
Less: Gain on sale of real estate, net (48,345) (5,054) (48,345) (5,054)
NAREIT FFO attributable to common stockholders 29,581 31,407 59,296 62,182
Less: Non-cash rental income (1,449) (1,856) (4,349) (4,196)
Less: Effective interest income from mortgage loans (1,420) (1,401) (2,824) (2,708)
Less: Deferred income from unconsolidated joint ventures (31) (47) (62) (94)
Adjusted FFO (AFFO) 26,681 28,103 52,061 55,184
Add: Non-cash compensation charges 1,521 1,425 2,897 2,684
Add: Non-cash interest related to earn-out liabilities 125 125 251 351
Less: Capitalized interest (293) (201) (552) (371)
Funds available for distribution (FAD) $ 28,034 $ 29452  $ 54,657 $ 57,848
NAREIT Basic FFO attributable to common stockholders per share $ 075  § 080 § 150 § 1.58
NAREIT Diluted FFO attributable to common stockholders per share $ 0.75 $ 079 $ 1.50 $ 1.57
NAREIT Diluted FFO attributable to common stockholders $ 29,581 $ 31,511 $ 59,662 $ 62,383
Weighted average shares used to calculate NAREIT diluted FFO per share attributable

to common stockholders 39,605 39,794 39,750 39,769
Diluted AFFO $ 26,681 $ 28,207 $ 52,427 $ 55,385
Weighted average shares used to calculate diluted AFFO per share 39,605 39,794 39,750 39,769
Diluted FAD $ 28,034  $ 29,556  $ 55,023 $ 58,049
Weighted average shares used to calculate diluted FAD per share 39,605 39,794 39,750 39,769
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LTC PROPERTIES, INC.
CONSOLIDATED BALANCE SHEETS
(amounts in thousands, except per share)

June 30, 2018 December 31, 2017
(unaudited) (audited)
ASSETS
Investments:
Land $ 125,882 $ 124,041
Buildings and improvements 1,269,675 1,262,335
Accumulated depreciation and amortization (301,458) (304,117)
Operating real estate property, net 1,094,099 1,082,259
Properties held-for-sale, net of accumulated depreciation: 2018—$1,916; 2017—$1,916 3,830 3,830
Real property investments, net 1,097,929 1,086,089
Mortgage loans receivable, net of loan loss reserve: 2018—$2,355; 2017—3$2,255 233,823 223,907
Real estate investments, net 1,331,752 1,309,996
Notes receivable, net of loan loss reserve: 2018—$142; 2017—$166 14,074 16,402
Investments in unconsolidated joint ventures 30,397 29,898

Investments, net 1,376,223 1,356,296



Other assets:

Cash and cash equivalents 4,260 5,213
Restricted cash 2,446 —
Debt issue costs related to bank borrowings 3,304 810
Interest receivable 17,864 15,050
Straight-line rent receivable, net of allowance for doubtful accounts: 2018—$707; 2017—$814 70,036 64,490
Lease incentives 21,407 21,481
Prepaid expenses and other assets 4,089 2,230
Total assets $ 1,499,629 $ 1,465,570
LIABILITIES
Bank borrowings $ 85,500 $ 96,500
Senior unsecured notes, net of debt issue costs: 2018—$1,027; 2017—S$1,131 566,940 571,002
Accrued interest 5,105 5,276
Accrued incentives and earn-outs 9,167 8,916
Accrued expenses and other liabilities 27,221 25,228
Total liabilities 693,933 706,922
EQUITY

Stockholders’ equity:
Common stock: $0.01 par value; 60,000 shares authorized; shares issued and outstanding: 2018—39,635; 2017—

39,570 396 396
Capital in excess of par value 858,832 856,992
Cumulative net income 1,190,078 1,100,783
Cumulative distributions (1,248,179) (1,203,011)

Total LTC Properties, Inc. stockholders’ equity 801,127 755,160
Non-controlling interests 4,569 3,488

Total equity 805,696 758,648
Total liabilities and equity $ 1,499,629 $ 1,465,570




Exhibit 99.2

Supplemental Operating & Financial Data
June 2018 Q‘:‘g‘;
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Execution of Growth Strategy <<<®"‘

$1.4 Billion in Total Investments Underwritten

$450
$414

$400
$350 |
$300 |

$245
$250

$150 $142
$109
T $94 $103
$52
$68

Millions

$50 25 $112 E
o $44 '!!!F $39 ¥

2010 2011 2012 2013 2014 2015 2016 2017 YTD 2018

$0 |

Development,/Expansions/Renovations m Total Investment

Portfolio Overview “$

Twelve Months Ended
June 30, 2018

# of Gross % of Rental Interest % of
Type of Property Properties Investments Investments Income'! Income'! Revenues
Skilled Nursing 96 $ 814,208 49.7% $ B8.544 $ 27,101 60.1%
Assisted Living 102 787,373 48.1% 62,625 - 39.3%
Under Development' - 25,077 1.5% . - -
Other'™ 1 10,823 0.7% 889 - 0.6%
Total 199 $ 1637481 100.0% $ 132,058 £ 27101 100.0%

(1) includes remtal income and interest mocme from moetgage loans and excludes rental ncome from properties sold and interest income from loans that paid off during the teslve months ended
June 30 2018

{21 Inchudes theee development projects consmstng of a 143-bed skilled nursing center in Henbucky. a 110-ure independent lnvang. asssted living and memony care community in Wisconsin and a
TE-UML EaSIR1B0 Iving B0 Mamory Cis COMEUNLY i Degon

(3 includes thres parcels of land held-for use and one bebuvicral health care hoapital

Loans Receivable
$0.2B




Real Estate Activities

Real Estate Activities - Acquisitions and Loan Originations <<< >.

(dholar AMouUNS in IousAnEE)

Acquisitions

Contractual
i ol Proparty Date of Initial Purchase Additions|
Date Properties Type # Beds/Units Location Dperator Construction Cash Yield Price Commitment '
20T 616 2 ALF/MC/ILF 180 units Clovis, CA Fromiier Managemant 201472016 7.00% § 38813 5 =
B23 i MG B units Wiest Chestes, OH Thirfwes Senior Living, 2047 - . i85 BEO -
1034 i ALF /MG T3 units Hansas City, MO Owfard Senior Living 2047 7.00% i@ BES .
12/13 i upe™ 110 units Codarburg, W1 Taalwood Senior Living 20172019 7.60% 800 ' 671 ™
12/72 1 ALF/MC 87 units Spananbung, SC Affinity Living Group 1699 7.25% 10,000 ' - W
8 510 units $ 81818 3 21871
—
208 511 1 up#™ T8 units Medford, OR Fishds Senior Living 2018-2019 7.65% ] aog ™ $ 17508 *
6/28 2 L B8 units Fort Worth & Frisca, TX Kostach Communities 2014/2015 7.26% 25,200 -
3 166 units § 25,800 § 17508
e —
i1y Commamans may imcluds captal impr o develops o projects but sxchades incentive payments and contingent pay Far & com| st of caar writs. sew our Qusrterly Repon on
Form 10+,

(26 S8 pags 10 for Sawalopment BCtiviti

(3} Transionsed two Memony e Communities. in o portfolio froem Clarity Pointe 1o Thrive in the third quarter of 2017, Tre Troive master isase was amended and restated to mchsds thess two memary care oommaunities, along with the
propariy i West Chester. OH. The GAAP rent under the Thive amended ard restaind masior bease on six propesise [Tae in lease-up on page 12 and four stabilized on page 13) represenis a loase raie of 7. 35%

4} LTEC owns a 80% controlling interest in the partnership that owns the real estate and accounts for the parinership on a corsolidated basis

(B} W entarad into a partrasrship to cwn ths real estate and develop & TE-unit assistad Ihing and mamary o community for $18 108 and commintad to purchass &n axsting operational S9-unit independent lving commundty in Oregon
fowr §14 400 i the thind quarter of 2018 Upon the completion of the development praject and the acquisstion of indspeandent living community, our combined sconamic imerest will be approsimately BE%. We will account for the
partnership on a consobdaied basis

Loan QOriginations

#of Property Maturity Total Funded 2018 Stated
Date Propertics Tyme # Beds/ Units Location Loan Type Dt Operator Origination to Date Revenus "' Intarest Rate
2018 a1 i SNF 112 beds Stedlirg, Heights, M| Morigage [+]- L Prestige Healthcane ] 9,100 3 T.a00 $ 214 BEEY

(1]l Represarts year-io-dase GAAP ilerest incoms.
{21 We funded additional loan procesds of §7.400 under an exstng morigage loan and commitied to fund $1.700 in capsal improvements. The loan is now secured by three SNF properties in Michigan
Thi BbGws 1akdE Fapnaianls e niramadial Setails of the addinional funding, See page 11 for the datail of Faimaning COMMILMants fof SEpanSIons Bnd Mnvaliani




Real Estate Activities - Unconsolidated Joint Ventures <<<@

(delar amounts in thousards)

“We truly strive to foster mutually
beneficial relationships. There is
much LTC can do to help support
our partners as they work to

provide residents with a dynamic
and engaging living experience.”

Wendy Simpson | Chairman, CEO & President | LTC Properties

Commitment ol Maturity ¥ Bads/ Investment 2018 Total Funded Remaining
Y Location Frojects Opearaton Property Type Irvestrent Type Dt Ratism Units Commitment Funding o Dt Comimitiment
2018 Paoria & Yuma, A7 4 Senior Lifestyle  ALF/MC/ILF Predemed Equity L) 18.00% ¥ 585 unats $ 25680 £ ur § 23811 § 2139
2018 Ocala, FL i Canterfield ALF/ILF /MG Meazzaning Mo 20 15.00% @ 95 units 2900 . 2800
2018 Fort Myers, FL i Canterfield UDP-ALF/MC Mezzaning Dec-23 15.00% ™ 427 units: 3,400 . 3,400
B11 unts: § 31950 § 117 3 29811 § 2139

(1) Cusrently, T% is paisd n cash snd 5% is deferred
(2}  Coarently. 12% is paid in cash and 3% s defermed
(3} Currently. 10% is paid in cash and 5% is deferred

Real Estate Activities - De Novo Development <<<®,¢

(dolar AMOoUNE in IhousAnEs)

Estimated Contractual Total Total
Rent Cormimitment #ol Propedty Initial Cash # st Investment 218 Capitalized Project Basis femaning
Inception Date Yoar Locaticn Oparator Projects Type YVindd Uinits Commamant ' Funiding Intnansty Othar to Date Commatment

4018 2018 Lnvicin, KY Carespng i SNF BEI% 143 beds § 24325 § 2182 § 8aa § 15734 § 9279
2019 2017 Codarburg. W1 Tealwood 1 ILFFALF/ MG 7.50% 110 units 22471 2473 118 7053 15534
4019 2018 Medford. OR Fiedds 1 MLF/MC T.65% T8 units. 1B.108 2.270 20 27 15636
Total 3 T.92% 188 units/ 143 bads  § G4.904 $ 6925 3 824 § 25,077 £ 40651

—_—

(11 includes purchass of land and initial Tunding. if .

{21 Remaining Commitment is calculated as follows: “investment Commitment” less “Total Project Basis™ plus “Total Captalized Interest/ Other.”




Real Estate Activities - Expansions & Renovations <<< 3

(delar amounts in thousards)

Owned
Estematod
Rent Commitment "ol Property Contractual Investment 2018 Total Funded Remaining
Inception Date Yoar Project Type Location Oparatar Projects Typa Initial Cash Yiek Commitment Funding o Date Commitment
- @ 2017 Renovation Spartanburg. 5C Adinity Living Group i ALF/ME 725% § 1500 $ 196 $ 287 $ 1213
J 2017 Rencvation Las Vegas. NV Fundamarital 1 aTH 9.00% 5,550 83 66 4 Bdd
Total 2 $ 7.050 $§ 279 $ 893 $ 6157

i1} Rent payment increases upon each funding.

Mortgage Loans

Estimated
Intarest Commitrment ol Propesty Contractual Imeomtrrant 2018 Todal Funded Remaining
Incarplicn Date iar Froject Type Lt O atent Projects Typa Iretial i Yinsld Comemnitiment [Fuirding, tar Dhintey Comimitmmnt
5L 20158 Exparmicn Rochester Hills , Mi Prestige Healthcare i SNF 9.41% $ 10,000 8 292 $ 1449 § 8551
L 2015 Renovation Farmingion & Howell, MI Prestige Healthcare 2 SNF 2.41% 5,000 130 2926 2074
- o 2016 Exparsion Grand Blanc, Mi Prestige Healthcare i SNF 9.41% £.500 a4 4825 675
- 2016 Renavation East Lansing. MI Frestige Healthcare 2 SNF S.41% 4 500 627 2.306 2194
L 2018 Randvation Sanrling Heights. M| Frastigs Heplthca s 1 SMF B.66% 1700 - - 1700
Total 7 § 26,700 § 2043 § 11,508 § 15,184
E

(1)  Comenitment is part of the total loan commitment secured by 15 proparties in Michigan operated by Prestigs Healthcare interest payment increasss upon sach funding.
(21 Comenitrseni is part of the total kan i stcuned by 3 in Machigan cperated by Prestige Healthcare inierest paymant increasas upon sach fundng
i3 Irlerest payment moreases upon each fundng.

Real Estate Activities — Lease-Up << 2

(domar AMCUMS iR IhousAnDE)

Devebopment Contractual
Date Date Occupancy at  Commitment #of Property Intial Tatal
Acquired Opened ™ a/30/18 Year Project Type Location Dperator Projects Type ‘Cash Yield # of Units Inwvestment'™

Sep-15 Aug-16 0% 2015 Devalopment Murrista, CA Antham ™ 1 MC o 66 units 4 12004
May-15 a1 55% 2015 Development Tinkey Park, IL Arithern ™ 1 MC - " 66 units 11 962
Oct-18 Dec-17 0% 2018 Development Glenvew, IL Antham ' 1 [ L 66 units 16,308
Cct-16 Jure18 1% 2016 Development Oak Lawn, IL Anthem "' i MC L 86 units 15.151
4 264 units $ 56322
Jun-1T Sep-16 B4% N/ Acquisition Clovis, CA Fronties 1 MG/ILF 7.00% 73 units $ 17.226
Jur-17 Mev-14 6% N/A Acquisition Clovis, CA Frontier i ALF T.00% 107 units 21 669
2 180 units $ 38805
May-15 Mo-16 0% 2015 Development Wichita, KS Creford Senior Living i ILF T.43% 108 units % 14172
Oct-17 AugT 59% N/A Acquisition "' Hanzas City. MO Oxfard Senior Liing 1 ALF/MC 7.00% 73 units 16.555
2 181 units $ 30727
Fab-15 Sep-16 82% 2018 Devalopment Murredls Inigt. 5S¢ Theive Senior Living ™ 1 ALF/MC B9 units § 16265
Jun-17 hpr17 67T% NA Acguisition ' WestChester, OH  Thirve Senior Living ™ 1 MC 60 units 15809
2 735%™ 140 units $ 32174
Tatal 10 774 units $ 158118

(1) Represents date of Certificate of Oocupancy.

(3] Totnl Investmant for Acquistions meats dosing oomts.

(¥ Dunmg 2017, we isswed & notice of default to Anthem resulting from Anthem’s partial payment of miremum rent. Anthem operates 11 cpsrational memory cars communities under 8 master lsass. We are currently not punusng
enfercemaent of cur rghts and remedees. perlaneng 10 known everiis of dedauli under the masier leass and our guaranbess, with the stipulation that Arihem achieve cortain levels of performance ard pays an annual 1otal amound of
approsimately $5. 200 Woward their cbigations of the masber lease theough Decembes 31 2016, Wi receves riulad findncisl peiformance updates rom Anthsen and continus ta closely manilor Anthem’s performancs obkgations under
this masser lsass agresmant

(4]  Propanies ware rewly construcied and purchased Tollowing issuance of firal certificate of sccupancy and licersure

(5 Transitiored two memany care communities n our portiolio from Clanity Ponie to Theive in the third guarier of 2017, The Thrive master lease was. amended and restabed io include these teo memory cane communsties., along with the
ISPty in WSt Chastes, OH, Tha GAAP rénit undar thi Thine Smandsd and Mstited Mast bass 00 Sl PO (o i Made-up snd our stebilded) Mprassnts. & laase rats of 7.35%




Real Estate Activities - Lease-Up History

Property L Date Date Date # of months to
Property Location Operator Type Project Type Besds,/Units Acquired Opened ™! Stabilized Stabilization

Highline Place: Littletan, CO Arthem MC Development 60 units May 2012 Jul 2013 Sep 2013 2

Willowbook Place - Kiplng Littleton, CO Anthem MC Development 60 units Sep 2013 Aug 2014 De¢ 2015 16
Chelsea Place Aurora, CO Anmthem MC Development 48 units Sep 2013 Dec 2014 Mar 2016 15
Greanridge Place Westminster, CO Anthem MC Dievelopment 60 units Dec 2013 Feb 2015 Feb 2017 24
Harvester Place Burr Ridge, IL Anthem MC Devislopméent 66 units Oct 2014 Feb 2016 Feb 2018 24
Coldspring, Transftional Care Center Cold Speing. KY Carespring SNF Development 143 beds Deo 2012 Nov 2014 Jun 2016 19
Hillside Heights Rehabilitation Suites Arnarilla, TX Fundamental SNF Redevelopmeant 120 beds Oct 2011 Jul 2013 Aug 2013 1

Pavilion at Glacier Valley Slinger. W Fundamental SNF Redevelopmant 106 beds Feb 2015 Feb 2014 Feb 2016 24
Pawilion at Creekwood Mansfield. TX Fundamental SNF Acquisition 126 beds Feb 2016 Jul 2015 Feb 2017 12
Mustang Creek Estates Frigeo, TX Mustang Creek Mgrmit ALF/MC Development B0 units Dec 2012 Oct 2014 Dec 2015 14
The Oxfond Grand Wichita, K5 Orford Senior Living ALF/MC Development 7T units Oet 2012 Oet 2013 Sep 2014 11
Thimee al Deerwond Jacksonville, FL Thrive Senior Living MC Acqusition 60 unns Sep 2015 Jul 2015 2017 24
Thrive at Backley Creek Louisville, KY Thrive Seniar Living MC Boguisition G0 units Apr 2016 Mar 2016 Mar 2018 24
Thimee &t Athens Athens. GA Thrive Seniar Living ALF/MC Acquesition TO units June 2016 May 2016 May 2018 24
Thrive at Oso Bay™ Corpus Christl, TX  Thrive Senior Living MC Development 56 units Feb 2015 May 2016 May 2018 24

(1} Repressnts date of Cemficats of Docuparcy.
[2F  Propsety masts the defirstion of stabikped but has not yet achieved the applcables cocuparsey threshold. The accupancy Tor Corpus. Chisti. TX propenty at June 30. 2018 was B3%

Portfolio Metrics




Portfolio Metrics <<<®‘

Same Property Portfolio Statistics (¥

Normalized Normalized
Occupancy EBITDARM Coverage ERITDAR Coverage
Owned Properties 1018 4017 1018 4017 1018 4017
Assisted Living 84.4% 84.5% 1.44 1.46 1.23 124
Skilled Nursing 78.3% T8.4% 177 1.83 1.27 133

(1) Information & for the trailng teelve months through Masch 31, 2018 and December 31 2017 and is from property bevel operatos financisl stalements which are unaudited
and have not Dean indepandantly wrifisd by LTC.

Stabilized Property Portfolio

TTM Ended March 31, 2018

Total Portfolio Payor Source

SNF Portfalio Payor Source
Private Pay Private Pay

Medicare Medicare

Medicaid 30.4%

Medicaid

Portfolio Diversification - Geography

Portfoli @

199 Properties | 3 Development Projects | 3 Land Parcels | 28 States | 30 Operators

States in which we have the highest concentration of properties
are those states with the highest projected increases in the
80+ population cohort over the next decade.

) shilled Nursing {96)
Bl issisted Living 1102)
4 other + (1)
| WrUIED

Undes Developrment (3]

* Bohavioral health care hospital

FRepresenis 10 states with the highesi propecied increases in the 80+ pepulateon cohort from year 2020 to year 2030

Source: The Amesican Senior Housing Assocsaton. Winter 2018, Population Growth Forecast by State




Portfolio Diversification - Geography <<<®~

(B8 of June 30. 2018, dollar amouriis in thousands)

# of Gross

State ¥ Props SNF % ALF % UDP % OTH @ % Investment %
Texas 42 $ 216,247 266% $ 76,070 9.7% 3 - - $ ) - $ 292317 17.8%
Michigan 21 236,178 29.0% - - - - 943 8.7% 237,121 14.5%
Wisconsin 10 13,946 1.7% 112,795 14.3% 7.053 28.1% - - 133,724 8.2%
Colorado 16 8,044 1.0% 106,879  13.6% . . - . 114,923 7.0%
California T 22,130 2.7% 80,124 10.2% - - - - 102,254 6.2%
Ohio 9 54,000 6.6% 32,137 4.1% - - - - 86,137 5.3%
lllingis b - = 86,129 10.9% = = - - 86,129 5.3%
Florida 12 35,362 4.4% 39,247 5.0% = = = = 74,609 4.5%
Kansas 11 14,112 1.7% 57,577 7.3% - . - . 71,689 4.4%
New Jarsey 4 . s 62,098 7.9% - - - - 62,008 3.8%
All Others 62 214,189  26.3% 134,317 17.0% 18,024  718% 9,880 91.3% 376.410  23.0%

Total 199 $ 814,208 100.0% $ 787,373 100.0% $ 25077 1000% S 10,823  100.0% § 1637481 100.0%

(L) Duie 00 Master buvies with Droperies in Multiphs SLa%eE. revenus by §UEls s not available,
121 Includes ona behawioral hoealth cars hospital and thees parels of Land,

Average Portfolio Age (V!

80.0%
50.8% i 50
o : Gross Portfolio by MSA (!
! 40
40.0%
) 30 23 years
— g 20
20.0% 10 11 years
sox X B
0.0% Skilled Nursing Assisted Living

MSAs 1-31 MSAs 32-100 MEAs = 100 Cities in Micro-5A Cities not in MSA
or Micre-2a 1) As cakculated from construction dite o major renavation/expansion date. Includes owned

jportolio and morgage loans secuned by 21 skllad rursing centses in Michigan
(1) The MSA renk by populition s of kily 1. 2017, & satimated by (e Unsed States Contus Burin = L - o
Approximatsly T0% of cur proparties are @ the top 100 Sk

Portfolio Diversification - Operators <<<®*

(88 of Jundé 30, 20018, dollar amounts & thousands)

# of Annual Gross
Operators Properties Income "' % Investment %
Prestige Healthcare 23 $ 28335 17.6% $ 249,311 15.2%
Senior Lifestyle Corporation 23 19,185 11.9% 189,945 11.6% 0 m :-:::dmw e :':a h::c:m . z
Brookdale Senior Living a7 16,271 10.1% 126,991 7.8% intarest imcome fom mongags lcams ecluding the interest
Senior Care Centers 11 15,756 9.8% 138,100 8.4% O L LT g 4 et R et
Anthem Memory Care 11 4,788 3.0% 135,342 BS% 1 Anihem e carmaniiy being eccouniad for o & cush beske
Preferred Care 24 10,125 6.3% 78,264 4.8% mfm“:""dw'm % 313,399, See pade 12 for
Genesis Healthcare 8 8,434 5.2% 54,864 3.3%
Fundamental 7 8361 5.2% 75.258 4.6%
Traditions Senior Management 7 8,263 5.2% 71,610 4.4%
Carespring Health Care Management 3 7,635 4.7% 93,279 5.7%
All Others 45 33,867 21.0% 424,508 25.9%

199 $ 161,020 100.0% $ 1,637481 100.0%

Annual Income by Operator

All Others

Prestige Healthcare
Senior Lifestyle
Brookdale

Senior Care
Anthem

Preferred Care
Genesis
Fundamental
Traditions Sr Mgmt
Carespring

0.0% 5.0% 10.0% 15.0% 20.0% 25.0%




Portfolio Diversification - Top Ten Operator Profiles <<<@

(s of June 30. 2018)

o -

. e ;
<_$—>.l:|i|.:$_]-[g;].; SENIOR LIFESTYLE R R E ( )SFPIPIE)EII F;&F}E AN.*'H E"g

FAMILY-OWNED COMMUNITIES Sextor Living MEMORY CAR
Privately Held Privately Held NYSE: BKD Privately Held Privately Held
SNF/ALF/ILF ALF/ILF/MC/SNF ILF{AI_.F,’MC SlNF,’ALFfILF,#MC Exclusively MC
Other Rehab Short Term Stays Continuing Care Transitional Care & Rehab
80 Properties 180 Properties Approx 1,010 Properties 107 Properties 12 Properties
7 States 27 States 46 States 2 States 4 States

Preferred Care, Inc o o
V i Genesis HealthCare B FUNDAMENTAL Q*LCARESP“'@

Privately Held MNYSE: GEN Privately Held Privately Held Privately Held
SNF/ALF/ILF SNF/ALF SNF/MC SNF/ALF/ILF SNF/ALF/ILF
Specialty Care Senior Living Hospitals & Other Rehab Transitional Care
104 Properties More than 450 Properties 89 Properties 33 Properties 11 Properties
12 States 30 States 10 States 6 States 2 States

Portfolio Maturity <<<®¢‘

Rental % of Interest % of Annual % of
Year Income'™ Total Income' Total Income'"! Total
2018 $ 4,620 3.4% $ - - $ 4,620 29%
2019 1571 1.2% - 1571 1.0%
2020 14,295 10.7% 863 3.2% 15,158 9.4%
2021 12,341 9.2% - - 12,341 7.7%
2022 1,175 0.9% - - 1,175 0.7%
2023 3332 2.5% - - 3332 2.1%
2024 2,630 2.0% - . 2,630 1.6%
Thereafter 93,955 70.1% 26,238 96.8% 120,193 74.6%
Total $ 133919 100.0% % 27101 100.0% $ 161,020 100.0%
100.0%
B80.0% (As a % of Total Annual Income)t!
60.0% 58.3%
W Leases
40.0% Loans
20.0% 16.3%
o B.5% T.T% -
. [ L 16%
e 0.0% 10% oow - 0.5% - 0.0% O.T% 0% 0.0% 0.0%

2018 2019 2020 2021 2022 2023 2024 Thereafter

(1) Includes annualized GAAP rent for basad Dropanies acept Sor Antham, and trading twshas Mmonths of INterest ncomi iom Morgage I0ans sxchuding the evarast incoms from loasns that paid
off during the twelve months ended june 30, 2048




Enterprise Value @
(amoums in thousands. except pes share amounts and number of shares)

At June 30, 2018 Capitalization
Debt
Bank borrowings - weighted average rate 3. 3o 5 85,500
Senior unsecured notes - weighted average rate 4,5% 566,940 Capitalization
Total debt - weighted average rate 4.3% 652,440 27.8%
Commen Stock
Equity 6/25/18
No. of shares Clasing Price
Common stock 39,634,380 5 az7a 1,693,999 72.2%
Total Market Value 5 2,346,439 100.0%
Add: Non-controlling interest 4,569
Less: Cash and cash equivalents {4,260)
Enterprise Value 5 2,346,748
Debt to Enterprise Value 27.8%
Debt to Annualized Normalized EBITDA ' 4.3x

(1) Duwing the second gquarer of 2018  we amended our Unsscursd Credi Agressmant maintaining our commetmant of SE00 000 with the opportunity to
incresse the credit bre up to $1.000.000. The maturity of the facility was sxerded 1o fune 27, 2022 and provides 8 one-year xtension option. Pricing Total Debt
under the new credit agreement is LBOR plus 115 basis points and a facility fee of 20 basis points. Subsequent to hune 30, 2018, we borrowed an
scdaionsl $14.500 under sur unsecured evahing line of eradit. Accordengly, we hawe $100.000 putstanding with $500,000 svadatie for borrowing
{2} Repressnts outstanding balsnce of $567 967, net of debt issue costs of $1.027. Rate includes amortization of debt msus cost. Subssguent to lune 30,
LB, we paid down $14.000 of scheduled principal. Accordngly. we have $553. 08 Toutstanding urder cur sanice unsecured notes.
13} Closing price of our commeon #hock as reported by the NYSE on June 29, 2018, the lael rading day of secand quaner 2018
(4} Ses page 24 for reconciliation of annualized nomalized EBITOA

Debt Maturity “8>

Debt Structure
Unsecured Senior R o e
Line of Unsecured % of e Ensecur e

Year Credit " Notes ' Total Total '

2018 % . % 34,001 1 34,001 5.2%

2019 . 33,666 33,666 5.2% 86.9%

2020 - 40,160 40,160 6.1%

2021 . 47,160 47,160 7.2%

2022 85,500 48,160 133,660 20.5%

2023 . 49,160 49,160 7.5%

2024 . 49,160 49,160 7.5%

Thereafter . 266,500 266,500 40.8%

Total $ 85,500 $ 567,967 7§ 653467 " 100.0%

$600,000 -
Unsecured Line of Credit
$500,000
£400,000 - Unsecured Line m Senior Unsecured Notes
$300,000 - $266,500
$200,000
585,500
$100,000 - $34,001 33,888 $40.160 $47.160 $48.160 $49.160 $49.160
£0 £0 $0 30 £0 $0 50
2018 2019 2020 202 2022 2023 2024 Thereafter

(1)  During the second quarter of 2018 | we amended o Uinssounsd Credit Agresment masntaining cur commamaent of $500,000 with the opportunty to increass the credit ling up to $1,000,000. The
matarity of the facility was axtended to June 27, 2022 and provides & ane-yeas axtension opteon. Pricing under the new credit agreemsnt is LIBOR plus 115 bass points and & faclity fes of 20 bass.
poants. Subsequent to June 30, 2018, we borrowed an additional $14, 500 under our unsecured revohing line of credit. Accordingly, we have $100.000 outstanding with $500.000 available for bormowsng

(21 Fafects scheduled principal payments. Subsequent 16 Jurw 30, 2008, we piid down $14.000 of scheduled principal Accordingly. we hive 3553 067 oulstanding under ool Senior unsecunid noles

(3 Excludes debt issus costs. which are included in the senior unssowred notes balance shown on page 26




Financial Data Summary “$

Balance Sheet and Leverage Ratios

6/30/18 12/31/17 12/31/186 12/31/15

Balance Sheet

Gross real estate assets $1,637.481 $1,618,284 $1,533,679 $1.418.,405
Net real estate investments 1.331,752 1,309,996 1,255,503 1.164,950
Gross asset value 1,805,500 1,774,024 1,673,238 1,528,879
Total debt ' 652,440 667,502 609,391 571,872
Total liabilities 693,933 706,922 654,848 616,222
Total equity 805,696 758,648 740,048 659,202

{11 Represenis outstanding balarce of gross bank beerowings arsd senior unsecured notes. ned of debd isswe costs

Leverage Ratios Coverage Ratios
50.0% 10.0
v ITE% 4%
40.0% 36.1% 364K 75 BTx
27.8% 26.0% . s
30.0% 26:-7% 50x 52 Eon B2
240% o a3 ddx gz AT 47x B0 a7s 5O
20.0%
10.0% e I
0.0% 0.0
Debt to Gross Asset Value Debt to Total Enterprise Value Debt to MNormalized EBITDAS Mormalized EBITDA/
Mormalized EBITDW Inberest Incurned Fixed Charges
u§/30/2018 w2017 = 2016 m 2015 = 2018 Annualized 2017 = 2016 = 2015

Financial Data Summary Kured

Reconciliation of Annualized Normalized EBITDA and Fixed Charges

2018 Far the Year Ended
Annualized ' 12/31/17 12/31/16 12/31/15
Net income $ 130,709 $ 87.340 3 85,115 H 73,081
1) Gain on sale of real assets is not annualized

Less: Gain on sale of real estate, net (48,345) (3.814) (3.582) 1586) (2) In conjunction with our negotistions to tranaiion two

. 2 £ &y proparties o anceher aperaior i our portfchie, we wiote off
Add: Impairment charges . 1880 @ 766 ! 2250 100 of straight-brve roct and other bies redsted 1o
Add: Interest expense 30,620 29,049 26,442 17,497 s wo properies.
Add: Depreciation and amortization 37,072 37.610 35,932 29,431 3 Impament charge related to an asset sold in 2017,
Adjusted EBITDA 150,056 152 965 144 673 121 673 (4] impawment charge related 1o an asset sold in 2015,
Add: Non-recurring one-time items - . - 237
Normalized EBITDA $ 150,056 $ 152965 § 144673 $ 122610
Interest expense: 3 30620 % 29949 5 26,442 s 17487
Add: Capitalized intarsst 1,172 808 1408 827
Interest incurred § 31792 ¥ 30857 § 27850 $ 18324
Interest incurred $ 31792 $ 30.857 ] 27,850 $ 1834
Praferred stack dividend - - - 2,454
Fixed Charges $ 31792 $ 30857 ] 27,850 $ 20,778

Non-Cash Revenue Components

2018 3Q18:=I 40131: 1Q19|1| 2{?19“. 11k For beases and loans in place at June 30, 2008, assuming no renewals,
Straightdine rant § 2000 $ 2028  § 1556  § 1080  § 1205 i e
Amort of lease inducement (551) (556) 1556) (556) (556) mi;tn:mmvb:@wm-unr- hﬁ:‘mmhm w:;n::
Effective Interest 1420 1428 1,369 1,331 1334 Aeseem dheciomars. bl g
Net § 2869 § 3,800 § 2,369 $_ 1855 5 2073




Income Statement Data

(Bmounts in thousands. except per share amounts)

@

Three Months Ended Six Months Ended

June 30, June 30,
2018 2017 2018 2017
(unaudited) {unaudited)
Revenues
Rental income $ 33930 $ 35265 $§ 68435 $ 70,300
Interest income from morgage loans T.007 6,625 13,823 13373
Interest and other income 535 578 1.024 1417
Total revenues 41472 42,468 B3.282 85.090
Expenses
Interest expansas 7.655 7151 15.484 14,622
Depreciation and amartization 9,268 9,308 18,712 18.667
Impairment charges - 1,880 - 1,880
Recovery for doubtful accounts 38) (3) (30) 43)
Transaction costs [ - 10 22
General and administrative expenses 4,716 4,386 9.513 9,126
Total expenses 21,607 22,720 43,689 44,274
Oparating Income 19 865 19,748 38,583 40,816
Incomea from unconsalidated joint ventures 728 575 1357 1,020
Gain on sale of real estate, net 48,345 5,054 48,345 5.054
Meat Income 68,936 25 37T B8O, 295 46,890
Income allocated to participating securities {278) (104) (366) (201)
Met income available to common stockholders. $ B8.658 $ 25273 $ BB929 5 46689
Eamings per commaon share:
Basic $1.74 $0.64 $2.25 $1.19
Diluted $1.73 3064 5225 $1.18
Weighted average shares used to calculate eamings
PEr Common ahane:
Basic 39,471 39,414 39.461 39,390
Diluted 39,765 39,794 39.750 39,769
Dividends declared and paid per comman share £057 057 £1.14 $1.14

L ——
K]

Consolidated Balance Sheets

(BMGUMS. if Thousands, encepl ped hans AMounts)

Juna 30, 2018 December 31, 2017 June 30, 2018 Decemnber 31, 2017
(unaudited) (@ uaifed) (unaudited) [audited)
ASSETS
Investmants: LIABILITIES
Land 5 125882 5 124,041 Bank borrowings 5 B5.500 5 96,500
Buildings and improvements 1269675 1262335 Sanior unsecured notes, net of debt issue
Accumulated deprecsation and amortizaton (301.458) (304,117) costs: 2018 -$1.027. 2017 - $1.131 566840 S71.002
Operating real estate propenty, met 1004000 1082259 Total Debt B52 440 66T 502
Properties hald-for-sale, net of accumidated depreciation:
2018- $1.9165: 2017 - $1.916 3,830 3,830 Accrued intenest 5.105 5276
Real proparty investments, net 1,087 929 1,086,089 Acerued incantrves and sarm-outs 8167 B916
Mortgage loans recesnable. nat of loan loss Accrued expanses and other kabilives 21224 25228
meserve: 20018 - $2.355: 2017 - $2.255 233823 223907 Total liabdites: 693.923 T08.922
Real estate investrments, net 1.331.782 1,300,996
Motes recervable. net of loan loss resene:
2018 - §142; 2017 - $168 14.074 16,402
Investmients in unconsolidated joint ventures 30,397 20,898 EQUITY
Investments., el 1376.223 1356296 Rockholders' equilty.
Common stack " 308 306
Othor assots: Canpital in sxcess of par valus 858832 856,992
Cash and cash equivalents 4,260 5213 Cumulative net income 1,190,078 1,100,783
Restricted cash 2446 Cumulative distributions. (1.248.179) (1.203.011)
Dbt issue costs related to bank borrowings 3,304 810 Total LTC stockhalders” equity B01.127 755,160
Interast recerabie 17.864 15,050
Straight-line rent receivable, net of allowance for HWon-controlling interests 4 560 3488
doubtful accounts: 2018 - $707; 2017 - $814 T0.038 64,490
Laase |ncentives 21407 21481 Total equity BO5.E96 758648
Prepaid expenses and other assets 4089 2230
Total assets. $ 1499620 $ 1465570 Total liabslies and equity $ 1496629 $ 1465570

(1) Common stock of $0.01 par value, 80,000 shares authosized. shares issued and outstanding: 2018 - 39,635, 2017 - 39570




Funds from Operations Kured

Reconciliation of FFO, AFFO, and FAD

Three Months Ended Six Months Ended
June 30, June 30,
2018 2017 2018 2017
GAAP net income available to common stockholders % 68658 $ 25273 E 88,929 § 46689
Add: Depreciation and amortization 9,268 9308 18,712 18,667
Add: Impairment charges = 1,880 = 1,880
Less: Gain on sale of real estate, net (48,345) (5,054) (48,345) (5,054)
MAREIT FFO attributable to common stockholders 29,581 31,407 59,296 62,182
Less: Mon-cash rental income (1,449) (1.858) (4,349) (4,196)
Less: Effective interest income from mortgage loans (1,420 (1,401) (2,824) (2,708)
Less: Deferred income from unconsolidated joint ventures {31) (47) (62) (94)
Adjusted FFO (AFFO) 26,681 28,103 52,061 55,184
Add: Non-cash compensation charges 1521 1425 2,897 2,684
Add: Mon-cash interest related to earm-out liabilities 125 125 251 351
Less: Capitalized interast {293) {201) (552) (371)
Funds available for distribution (FAD) $ 28034 $ 29452 % 54,657 $§ 57.848
MAREIT Diluted FFO attributable to common stockholders per share $0.75 $0.79 $1.50 $157

Funds from Operations <<<©,«
[unasdited. amounts in thousands, Except per shars AMmounts)

Reconciliation of FFO Per Share

FFO AFFD FAD
For the three months ended June 30, 2008 2017 2018 2007 2018 2017
Normalized FFO/AFFO/FAD attributable 1o common stockholders: £ 581 % 31407 £ 26681 £ 28103 $ 28034 § 29452
Effect of dilutive securities:

Pamicipatling securilies - 104 . 104 - 104
Diluted normalized FFO/AFFO,/FAD assuming conversion $§ 20581 $ 31511 § 26681 $ 28207 $ 28,034 § 20556
Shares for bassc FFO/AFFO/FAD per share 30AaT1 a0.414 39471 38,414 30471 39414
Effect of dilutive securities:

Stock options 2 11 2 11 2 11

Performance based stock units (MSU) 132 207 132 207 132 207

Pamicipating secunties = 162 - 162 - 162
Shares for diluted normalized FRO/AFFO/FAD per share 38, 805 3579 39605 39,794 39,605 39,784

FFO AFFD FAD
For the: six months ended June 30, 2018 2017 2018 2017 2018 2017
Normalized FFO/AFFO/FAD attributable to commaon stockholders. 5 50,206 5 62182 g 52061 £ 55,184 5 54 657 - 57.B48
Effect of dilutive securities:

Farticipating secuntes 366 201 366 201 366 201
Diluted normalized FFO/AFFO/FAD assuming conversion § 596862 % 62333 £ 52427 $ 553285 $ 55023 § 58049
Shares for basic FFO/AFFO/FAD per share 38,461 39.390 39461 39,390 39,461 39,380
Effect of dulutive securities:

Stock oplions 2 11 2 1 2 11

Performance based stock units (MSLU) 13z 207 132 207 132 207

Participating securties 155 161 155 161 155 161
Shares for diluted normalized FFO/AFFO/FAD per share 39,750 39,7609 39,750 30,769 39,750 30,769




Glossary

Adjursted Funds from Operations ("AFFDTC FRD excluding the effects of straight-ine rent, amortizalion
of lease mducement. effective interest income and defemed income from unconsolidated joint ventures.

@

Independent Living Communities ("ILFT). Senion housing properties offefing & Senge of Community and
numarcus levels of service, such as laundry. housekeeping. dining options/ meal plans. exercise and
weliness programs. transportation. social, cultural and recreational activities. on-site security and emergency

Assisted Liveng Communities ("ALF"x: The ALF cansists of living,

living. and,for memary care properies. (See Independent Living and Memary Care) Assisted living
properties are seniors housing propenties serving elderty persons who requine assistance with
Bctivities of daily living. but do not requeing the CoONStaNt suUpervison skilled nusing propenies
provide. Services are usually available 24 howrs & day and include personal supervision and
assistance with eating. bathang. grooming and administering medication. The facilities provide a
combination of housing. supportive services, persenalized assistance and health care designed io
respond to ndwedual needs.

Contractus Lease Rent: Rental nevenus as defined by the le=ase agreement betwsen us and the
oparator fof the lease year,

ERMTDA Eamings before interest, laces, depréciation and amortization,

Fusnds Available for Distributeon (TFADTC AFFO exchuding the eMects of non-Cash compensation
charges, capitalied intenest and non-cash nterest changes,

Funds From Oparatsons (TFFOCEC As defned by the National Association of Fead Estate investmaent
Trusis {"MAREIT™), net scome available io common siockholders. [computed in accondance with U5,
GAAP) excluding gairs or losses on the sale of real estate and impasrment wite-doens of depreciable

programs. Many offer on-site conveniences like beauty/barber shops. fitness facilities, game
rooems, libraries and activity centers. |LFs are also known as retirement communities or seniors apartments.

Interest Incoma: Represants interest incomse from mongage loans and other notes,

Licensed Beds,/Units: The number of beds and/or units that an operator is authorized 10 operate at seniors
howsing and long-term care properties. Licensed beds and/or units may differ from the number of beds
and/of units in senvice at any given time.

Memory Care Communities [“MC™): Seniors housing properties offening specialized options for seniors with
Alzhesmer s disease and other forms of dementia. Thesa facilites offer dedscatlad care and specialized
programming for vamnous conditions relating to memorny 1058 in & secured envinonment that is typically
smaller in scale and more residential in nature than traditional assisted lving facilities. These facilities
have staif avadable 24 hours a day to respond to the uniguee needs of their residents.

Metropolitan Statistical Areas ("MSA”). Based on the U5 Census Bureau, MSA is a geographic entity
dafined by the Office of Management and Budgat (OMB) for use by Fedoral statistical agencies in
collecting. tabulatng, and publishing Fededal statistics. A Melo area CONtams & cone urban ansa of 50,000
ar mare population. M3As 1 to 31 have a population of 20.3M - 2 1M, M3As 32 10 100 have a population
of 2.1M = 0.6M. MSAs less than 100 have a population of 0.5M = 55K, Cities in a Micro-5A have a

real astate plus read estate and and after for u
partneships and pint wenlunes,

GAAF Lease Yiekl: GAAR rent drvided by the sum of the purchase price and transaction costs.

GAAP Rent: Total rent we will receive as a fived 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 s higher than
GAAP renil recognized. GAAP refl is commonly refemed Lo 83 SUraight-ding rental income.

Giross Asset Value: The carmying amount of total asseis after adding back accumulated depreciation
and loan loss reserves, as reporied in the company’s consclidated fmancial statemnents.

Gross Investment: Original price paid for an asset plus capital improvements funded by LTE, without
any depreciation deductions. Gross Investment |s commaonly refarmed 10 &3 undepreciated book
vl

of 216K - 13K Cities nol in a MSA has population of less than 100K

Mezzanane:  In certain circumstances. the Company strategically allocates a portion of its capital
daployment 1oward Mezzanne |oans 1o grow relationships with operating companies that have not typically
utilized sale laseback financing &8 & cOmponent of their Capital structure. Mezzansne financing sits
between senior deb! and common equity in the capital structure, and typically is used to finance
development projects or value-add opportunities on exesting operational properties. 'We seek market-based,
risk-adjusted rates of return typically between 12-18% wih the loan term bypically between four to eight
years. Security for mezzanine koans can include all or a partion of the following credit enhancements.
secursd second mortgage. pledge of equity interests and personal/corporate guarantess. Maezzaning loans
cAn e recorded Tor GAAP DUTPOSES 88 &ither & I0aN OF jint venture depending Upon SPeciiics of the |Gan
Renms and related credit enhancements.

Glossary

Micropoltan Siatstcal Areas (“Micre-5A"C Based on the LS. Census Bureau, Micro-54 is a
gecgraghic entity defined by the Office of Management and Budget (OMB) for use by Federal

i ing, tabulating, and publishing Federal statistics, A micro area contains
an urban core of at least 10,000 population,

Maorlgage Loan: Mongage financing is provided on properies based on our established investment
underwriting critenia and secured by a first morgage. Subject to underwriting. additional credit
enhancements may be required including. but not limited to. personal/corporate guarantees and debt
service reserves. When possible, LTC atiempls to negotiate a purchase option to acquire the property
at a future time and lease the proparty back to the bomower.

Mot Real Estate Assels: Gross real estate investment kss accumislated depreciation. MNet Real Estats
Assel is commonly refermed to as Net Book Value ("NBV),

Mon-cash Rental Income: Straight-line rental income and ama©ization of lease nducement.
Mon-cash Comparaation Charpes. Vesling expense relatang to sock oplons and nestncted stock.
Mormalized AFFD: AFFD adusted for non-recuming, infrequent or unusual tems.

Momalred EBITDAR Coverage: The trailing twelve month's earnings from the operator financial
statements adpusted for non-recurring. infrequent. er unusual items. and before interest. taxes.
degreciaton, amarbzaticn. and rent divided by the opevator’'s contractual lease rent. Managemant
fees are impuled at 5% of revenues.

Mormakzed EBITDWEM Coveraga: The trailing twelve month's @amings from the operator financial
statements adpsted 1of NOM-FECUTing. infrequent, of uusual lems and before interest, taxes,
degpreciation, amartization. rent. and management fees divided by the operator’s contractual lease
rent.

Mormalized FALE FAD adjusted for non-recumng. infrequent or unusual items.
Mormahized FRO: FRO adpusted Tof RON-TECUrming. infrequent of Urisusl fems,

Oceupancy. The weighted average percentage of 88l bads and,/'or unds that are occupied a1 8 given
time, The calculation uses the tradding twelve months and is based on hoensed beds and/or unis
which may differ from the numbser of beds and/or units in serioe at any given time

financial whech ane ur ‘A

Oporator Financial Statements: Property level
hawve not been independently verified by us.

«

Payor Spurca: LTC revenus by operator underhang payor source for the penod presented. LTC s nota

Medicaid or a Medicare recipient. Statistics represent LTC's rental revenues limes operatons’ underhying payor

spurce revenue percentage. Underlying payor source percentage is from propesty level
financial which are unaudited and have not been independently verfied by us

Privle Pay: Private pay includes private ingurance, HMO, VA, and othes 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 ordedy transaction is a transaction that assumes
exposure to the market for & period prior to the measuremant date to allow for marketing activities that ane
usual and ary for tran Vg such assats: it s not A forced transaction (for example, &
Torced hguidation oF distress sale).

Rental Incoma: Represents GAAP rent net of amortized |ease inducement cost.

Same Property Portfolio ("5PP7): Same property statistics allow for the comparative evalsation of
parformance across a consistent papulation of LTC's leased property portfolio and the Prestige Healthcane
moMgage loan portfolio. Our SPP is of oocupsed and operated throughout
the duration of the guarter-over-GUAaTer COMPanson penods presented (excluding assets sold and assels
held-for-sale), Accordingly, @ progerty must be occupied and stabilized for a minimum of 15 months to be
included in our SPP.

Shilled Mursing Properties [“SHF7); Seniors housing properies providing restorative, vie and
nuUrSINg care for pecpie Not requining the mors extensive and sophisticated treatment available a1 acute care
hospitals. Many SNFs provide ancillary senaces thal include ocCupational, Speech, physscal, resparatody and
IV therapies, as well as sub-acute care services whach ane paid either by the patient. the patient's family,

private health insurance, or through the federal Medicare o state Medicaid programs.

Stabilzed: Properties are genevally considered stabilized upon the earlier of achieving certan sccupancy
thresholds (e g B0% for SNFs and 90% for ALFs) and, as applicable, 12 months from the date of acquisition
or, in the event of 8 de nove developmant. redevelopment. Magr rendvations o addition, 24 months from the
date the property is il placed in of relurmed Lo Senace, OF Ssuance of cenificate of cooupancy Tor propertses
acquired in lease-up.

Unider [evetopment Properties ("UPTL Development projects to construct senicns housing properties.




LTC Properties, Inc. <<<® LTC
< NYSE

Company
Founded in 1992, LTC Properties, Inc. (LTC) is a salf- i real estate ir Wt trust (REIT) investing in seniors housing and health care properties primarily through sale-leaseback
transactions, mortgage financing and structured finance solutions including preferred equity and mezzanine kending. LTC's portfolio er Skilled g Facilities (SMF), i Living

Communities (ALF), Independent Living Communities (ILF), Memory Care Communities [MC) and combinations thereof, Our main objective is to build and grow a diversified portfolio that creates and
sustains shareholder value while providing cur stockholders current distribution income. To meet this objective, we seek properties operated by regional operators, ideally offering upside and portfolio
diversification (geographic, operator, property type and investment vehicle). For more information, visit www. LTCreit.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 scme of the forward-
Ipoking statements by their use of forward-looking words, such as “believes,” “expects,” “may.” “will,” “should,” “seeks,” “approximately,” “intends,” “plans.” “estimates” or “anticipates.” or the
negative of those words or similar words. Forward- looking statements involve inherent risks and uncenainties 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 nat limited to, the status of the economy, the status of capital markets (including 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 |essees 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, changes in Medicare and Medicaid reimbursement
amounts (including due to federal and state budget constraints), wee with and o 8 and payment policies within the health care industry, debt that we may incur and
changes in financing terms, our ability to continue to qualify as a real estate investment trust. the relative illiquidity of our real estate investments. potential limitations on our remedies when
mortgage loans default, and risks and liabilities in connection with properties owned through limited liability 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 statemnents, please see the discussion under “Risk Factore™ and other information contained in aur 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 or o announce publicly any revisions to forward-looking statements, whether as a result of new information, 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 fived charges coverage ratio. A reconciliation of this non-GAAP information is provided on pages 24, 27 and 28 of this supplemental information, and additional
information is available under the *Non-GAAP Financial Measures™ subsection under the “Selected Financial Data” section of our website at waw LTCraiLoom.



