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Item 2.02. — Results of Operations and Financial Condition

On November 5, 2018, LTC Properties, Inc. announced the operating results for the three months ended September 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.

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 November 5, 2018.

99.2 LTC Properties, Inc. Supplemental Information Package for the period ending September 30, 2018.

SIGNATURE

Pursuant to the requirements of Section 13 or 15(d) of the Securities Exchange Act of 1934, the Registrant has duly caused this report to be signed on its behalf by the
undersigned, hereunto duly authorized.

LTC PROPERTIES, INC.

Dated: November 5, 2018 By: /s/ WENDY L. SIMPSON

Wendy L. Simpson
Chairman, CEO & President
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Exhibit 99.1

FOR IMMEDIATE RELEASE

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

LTC REPORTS 2018 THIRD QUARTER RESULTS
— Completes Several Strategic Transactions —

WESTLAKE VILLAGE, CALIFORNIA, November 5, 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 third quarter ended September 30, 2018.

Net income available to common stockholders was $34.8 million, or $0.88 per diluted share, for the 2018 third quarter, compared with $20.5 million, or $0.52 per diluted
share, for the same period in 2017. The improvement was primarily due to a net gain on sale of $14.4 million in 2018 and higher rental and interest income resulting from
acquisitions and mortgage loan originations, partially offset by a reduction in rental income resulting from properties sold in the second quarter of 2018, non-recurring
income in the prior year and higher general and administrative expenses during the 2018 third quarter compared with the same period in 2017.
Funds from Operations (“FFO”) was $29.9 million for the 2018 third quarter, compared with $30.1 million for the comparable 2017 period. FFO per diluted common share
was $0.75 and $0.76 for the quarters ended September 30, 2018 and 2017, respectively. Excluding the $0.8 million non-recurring income in the third quarter of 2017, FFO
increased $0.7 million in the 2018 third quarter compared with the third quarter of 2017.
LTC completed the following transactions during the third quarter of 2018:
Under a joint venture agreement, acquired an 89-unit independent living community in Oregon for $14.4 million in a sale-leaseback transaction. LTC contributed
$11.5 million of cash, and the non-controlling partner contributed $2.9 million of equity. Simultaneous with the acquisition, LTC entered into a 10-year master

lease agreement with a new operator at an initial cash yield of 6.75%.

Funded $7.1 million under an existing mortgage loan for the purchase of a 126-bed skilled nursing center in Michigan. The incremental funding bears interest at
9.41%, fixed for five years and escalating by 2.25% per year thereafter.

Sold two skilled nursing centers with a total of 285 beds in Alabama for $17.5 million. As a result of the transaction, LTC recognized a net gain on sale of $14.3
million.

Subsequent to September 30, 2018 LTC completed the following:
Sold a 60-bed skilled nursing center in Florida for $5.0 million, which is expected to result in a gain of $3.4 million in the fourth quarter of 2018.
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Entered into an amendment to a master lease agreement with an affiliate of Senior Lifestyle Corporation. (“Senior Lifestyle”). Per the provisions of the
amendment, LTC may, at its sole discretion sell a 48-unit memory care community which is being operated by Senior Lifestyle. This memory care community has
a gross value of $9.8 million and a carrying value of $9.0 million. Additionally, the amended agreement terminates a contingent earn-out of up to $10.0 million
payable to Senior Lifestyle. Accordingly, in the 2018 fourth quarter, LTC anticipates writing-off the accrued earn-out liability of $9.3 million and the related lease
incentive asset of $6.2 million, which will result in non-recurring net income of approximately $3.0 million.

Conference Call Information

LTC will conduct a conference call on Tuesday, November 6, 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 September 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 November 6 through November 20, 2018 and may be accessed by dialing 877-344-7529 (domestically) or
412-317-0088 (internationally) and entering conference number 10124607. 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 September 30, 2018, LTC had 199 investments located in 28 states, comprising 103
assisted living communities, 95 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.




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)

Revenues:
Rental income
Interest income from mortgage loans
Interest and other income
Total revenues

Expenses:
Interest expense
Depreciation and amortization
Impairment charges
Provision (recovery) for doubtful accounts
Transaction costs
General and administrative expenses
Total expenses

Operating income
Income from unconsolidated joint ventures
Gain on sale of real estate, net
Net income
Income allocated to non-controlling interests
Net income attributable to LTC Properties, Inc.
Income allocated to participating securities
Net income available to common stockholders

Earnings per common share:
Basic
Diluted

Weighted average shares used to calculate earnings per common share:

Basic
Diluted

Dividends declared and paid per common share

Three Months Ended Nine Months Ended
September 30, Sef b
2018 2017 2018 2017
(unaudited) (unaudited)
$ 34211 $ 33233  § 102,646 $ 103,533
7,087 6,677 20,910 20,050
478 1,336 1,502 2,753
41,776 41,246 125,058 126,336
7,497 7,644 22,981 22,266
9,447 9,519 28,159 28,186
— — — 1,880
106 (96) 76 (139)
9 34 19 56
4,879 4,144 14,392 13,270
21,938 21,245 65,627 65,519
19,838 20,001 59,431 60,817
746 615 2,103 1,635
14,353 — 62,698 5,054
34,937 20,616 124,232 67,506
a7 — an —
34,920 20,616 124,215 67,506
(138) (80) (504) (281)
$ 34,782 § 20,536 $ 123,711  $ 67,225
$ 088 § 052 § 313§ 1.71
$ 088 § 052 § 312§ 1.70
39,487 39,428 39,470 39,403
39,865 39,748 39,845 39,738
$ 0.57 § 057 § 171 § 1.71




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.
Normalized FFO represents FFO adjusted for certain non-recurring, infrequent or unusual items, if applicable.

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 non-recurring, infrequent or unusual items, if applicable.

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 non-recurring, infrequent or unusual items, if applicable.

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.




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, as well as AFFO and FAD

(unaudited, amounts in thousands, except per share amounts):

Three Months Ended Nine Months Ended
September 30. S | 0,
2018 2017 2018 2017

GAAP net income available to common stockholders $ 34,782 $ 20,536 $ 123,711  $ 67,225
Add: Depreciation and amortization 9,447 9,519 28,159 28,186
Add: Impairment charges — — — 1,880
Less: Gain on sale of real estate, net (14,353) — (62,698) (5,054)
NAREIT FFO attributable to common stockholders 29,876 30,055 89,172 92,237
Less: Non-recurring income — (842)(1) — (842)(1)
FFO attributable to common stockholders excluding non-recurring income (1) 29,876 29,213 89,172 91,395
Less: Non-cash rental income (2,629) (1,485) (6,978) (5,681)
Less: Effective interest income from mortgage loans (1,441) (1,394) (4,265) (4,102)
Less: Deferred income from unconsolidated joint ventures 31) 47) (93) (141)
Adjusted FFO (AFFO) 25,775 26,287 77,836 81,471
Add: Non-cash compensation charges 1,487 1,283 4,384 3,967
Add: Non-cash interest related to earn-out liabilities 126 125 377 476
Less: Capitalized interest (298) (256) (850) (627)
Funds available for distribution (FAD) $ 27,090 $ 27,439 $ 81,747 $ 85,287
(1) Represents net write-off of an earn-out liability and the related lease incentive.
NAREIT Basic FFO attributable to common stockholders per share $ 076 $ 0.76 $ 226 $ 2.34
NAREIT Diluted FFO attributable to common stockholders per share $ 075 % 0.76 $ 225 $ 2.33
NAREIT Diluted FFO attributable to common stockholders $ 30,014 $ 30,135 $ 89,676 $ 92,518
Weighted average shares used to calculate NAREIT diluted FFO per share

attributable to common stockholders 39,865 39,748 39,845 39,738
Diluted FFO attributable to common stockholders, excluding non-recurring

income $ 30,014 $ 29,293 $ 89,676  $ 91,676
Weighted average shares used to calculate diluted FFO excluding non-recurring

income per share attributable to common stockholders 39,865 39,748 39,845 39,738
Diluted AFFO $ 25913 § 26,367 $ 78,340 $ 81,752
Weighted average shares used to calculate diluted AFFO per share 39,865 39,748 39,845 39,738
Diluted FAD $ 27,228 $ 27,519 $ 82,251 § 85,568
Weighted average shares used to calculate diluted FAD per share 39,865 39,748 39,845 39,738




ASSETS
Investments:
Land

Buildings and improvements
Accumulated depreciation and amortization
Operating real estate property, net

LTC PROPERTIES, INC.
CONSOLIDATED BALANCE SHEETS
(amounts in thousands, except per share)

Properties held-for-sale, net of accumulated depreciation: 2018—$2,887; 2017—$1,916

Real property investments, net

Mortgage loans receivable, net of loan loss reserve: 2018—$2,444; 2017—3$2,255

Real estate investments, net

Notes receivable, net of loan loss reserve: 2018—$128; 2017—$166

Investments in unconsolidated joint ventures

Investments, net

Other assets:

Cash and cash equivalents

Restricted cash

Debt issue costs related to bank borrowings

Interest receivable

Straight-line rent receivable, net of allowance for doubtful accounts: 2018—$739; 2017—$814

Lease incentives

Prepaid expenses and other assets

Total assets

LIABILITIES
Bank borrowings

Senior unsecured notes, net of debt issue costs: 2018—$981; 2017—$1,131

Accrued interest

Accrued incentives and earn-outs
Accrued expenses and other liabilities

Total liabilities

EQUITY
Stockholders’ equity:

Common stock: $0.01 par value; 60,000 shares authorized; shares issued and outstanding: 2018—39,657; 2017—

39,570

Capital in excess of par value
Cumulative net income
Cumulative distributions
Total LTC Properties, Inc. stockholders’ equity
Non-controlling interests

Total equity

Total liabilities and equity

30, 2018 December 31, 2017
(unaudited) (audited)
125,533  § 124,041
1,280,491 1,262,335
(304,337) (304,117)
1,101,687 1,082,259
5,356 3,830
1,107,043 1,086,089
242,609 223,907
1,349,652 1,309,996
12,642 16,402
30,511 29,898
1,392,805 1,356,296
20,408 5,213
2,163 —
3,202 810
19,290 15,050
73,114 64,490
21,102 21,481
3,767 2,230
1,535,851 § 1,465,570
120,000 $ 96,500
550,986 571,002
3,468 5,276
9,292 8,916
28,812 25,228
712,558 706,922
397 396
861,226 856,992
1,224,998 1,100,783
(1,270,779) (1,203,011)
815,842 755,160
7,451 3,488
823,293 758,648
1,535,851 $ 1,465,570
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FORWARD-LOOKING STATEMENTS

This supplemental information containg forward-looking statéments within the meaning of Section 27A of the
Securities Act of 1933, as amended, and Section 21F of the Securities Exchange Act of 1934, as amended,
adopted pursuant to the Private Securities Litigation Reform Act of 1995 Statements that are not purely
histarical may be forward-booking. You can identify some of the forward-looking statements by their use of
farward-looking words. such as “beleves ” “eapects.” “may.” “will” “should " “seeks.” "appraximately,”
“imtends.” “plans,” “estmates” or “anticipates.” of the negative of those words or simdar words. Forward-
looking statements nvolve inherent nisks and uncerainties regarding events. conditions and financial trends
that may affect our fulure plans of operation, business strategy, resulis of operations and financial position. A
number of impomtant factors could cause actual results to differ matenally from those included within oF
contemplated by such forward-looking statements. incleding. but not mited to. the status of the economy. the
status of capital markets (including prevailing interest rales), and our access to capial, the income and
etumns available (rom investments in health care related real estals, the ability of our borowers and lessees
o meet their obligations to us. our reliance on a few major operators: competition faced by our bomowers and
lessees within the health care industry, regulation of the health care industry by federal, state and local
BOVEMMEns. changes in Medicare and Medscas reimbursament Smounts (including due to federal and state
budget constraanis). comphiance with and changes to regulations and payment palickes. within the health care
industry, debt that we may incur and changes in financing tenms, our ability to continue to qualify as a real
ealale investment trusl the relative lliguidity of our real estale investments, polental mitations on our
remedies when morigage loans default. and risks and liatkties in connection with properties. ewned through
limited liability compandes and partnerships. For a discussion of these and other factors that could cause
actual results 1o differ from those contemplated m the forwand-looking Stalements, please see the discussion
under “Risk Factors”™ and other information contained i our Anmeal Report on Form 10-H for the fiscal year
wnded December 31, 2017 and in our publicly available filings with the Securities and Exchange Commission
‘We do not undertake any responsibility 10 update or revise any of these factors or to announce publicly any
reviskons to forwarnd-looking stalements. whether as a result of new infarmation. future events or otherwise.

NOMN-GAAP INFORMATIOM

This supplemental infermation cantains certain non-GAAP information including EBITDAre. adjusted EBITDAe,
FFO. normadized FRO. normalized AFFO. normalized FAD, normalized interest coverage ratio. and adjusted
fined charges coverage ratio, A reconciliation of this non-GARAP information is provided on pages 20, 23 and
24 of this supplemental information, and addiional information is available under the "Non-GAAP Financial
Measures” subsection under the “Selected Financial Data” section of our wabsite at waw LTCreit.com
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Founded in 1992, LTC Properties, Inc. (NYSE: LTC) is a seif-administered real
estate invesiment trust (REIT) investing in seniors housing and health care
properties primarily through sale-leaseback transactions, mortgage financing BOARD OF DIRECTORS
) and structured finance solutions including preferred eguity and mezzanine Wendy Simpson Chairman
# lending. LTC's portfolio encompasses Skilled Mursing Facilities (SNF),

Assisted Living Communities (ALF), Independent Living Communities (ILF), Boyd Hendricksan
Memory Care Communities (MC) and combinations thereof. Our main James Piecrymski
objective is to build and grow a diversified portfolio that creates and sustains
LTC sharsholder value while providing our stockholders current distribution .

income. To meet this objective, we seek properties operated by regional Devra Shapiro

NYSE operators, ideally offering upside and portfolio diversification (geographic, Timeothy Triche, MD
operator, property type and investment vehicle). For more information, visit
www LTCreit.com.
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<<<@,,. EXECUTION OF GROWTH STRATEGY

$1.4 Billion in Total Investments Underwritten

$450

$414
$375
$300
$245
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g $225
= $185
£150 £142
$94 $109 $103
$75 $73
$25
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# Development,/Expansions/Renovations m Total Investment
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<<< REAL ESTATE ACTIVITIES - ACQUISITIONS AND LOAN ORIGINATIONS

(DOLLAR AMOUNTS IN THOUSANDS)

ACQUISITIONS o
#OF PROPERTY # BEDS/ DATE OF INITIAL PURCHASE ADDITIONAL
DATE PROPERTIES TYPE UNITS LOCATION OPERATOR CONSTRUCTION CASH YIELD PRICE COMMITMENT ™
2017 818 2 ALF/ME/ILF 180 units Clowis, CA Frontier Management 2014/2016 7.00% $ 38813 s
623 1 MC 80 units West Chester, OH Thiive Senior Living. 2017 . = 15,650
10/31 1 ALFMC 73 unts Hansas City, MO Oxlond Senkr Living 2017 T.00% 18,555
12/13 1 uoF”! 110 units Codarburg, Wi Teatweod Senior Lving 20172019 7.50% soo 21871
12722 1 ALF/MC 87 units Spartanburg, SC Affinity Living Group 1000 7.25% 10,000 ' d
& 510 units 5 81818 § 21671
2018  5/11 1 uoe 78 units Medford, OR Fields Sanior Living 20182018 T.65% H g0 ™ s 17508 ™
6/28 2 MG 88 units Fort Worth & Friseo, TX Koalsch Communiies 2014/2015 725% 25,200
§/30 1 ILF 89 units Medtord, OR Finlcs Seror Living 1984 B.75% 14,400 ° o
4 255 unis $ 40,200 $ 17508
(1) Commitments may nchude capital imps o develope alowances for propects bt escludes moentive payments and contingent payments. For a comprehensive kst of our commitments, see our Quarierdy Report. on
Foem 100

(21 See page T for developmant sctivities.

i3 Transitioned twe MC communites in our perifolo froe Clariy Pointe to Thive in the third quarier of 2017, The Theive masier lease was amended ard restaied to mclude these tva MC communties. along with the praperty in West

Chester, DH. The GAAR neeil urder the Thives amended Snd reatabed master iss on s propemies (Two in kade-up o0 page 9 and four stisbilibed on page 10) represscts & ks rate of 7.35%
(4)  LTC owns a ©0% controlkng intenest o the partnershep that owns the real sstate and accounts for the partnership on a consokdated basis
5 Waantemd imo 8 joint venture {"JV") 1o develop. purchase and cwn senior housing properntss. During the second quarter of 2018, the IV purchased land for the development of & TB-unit ALF/MC community for a total anticpated

project cost of $18.108. The non-contrelling partmer contributed $1.061 of cash ard we commatied to fursd the remaining $17.027 project cost. Durieg the thed guaner of 2018, in a sale-leaseback iransaction. the JV purchased an
wuistng cperational Biuni ILF community adkacent o the 78-uni ALF/MC community we are develoging for §14.400. The nen-cosiralkng panner coniributed $2 857 of equity and we coninbuied $11.843 in cash, Upon completen of

the project. our indarest i the J¥' will be approximately B3%. Wa account for the JV on a consclidated basis
LOAN ORIGINATIONS e
# OF PROPERTY # BEDS/ LOAN MATURITY FUNDED AT INTEREST
DATE PROPERTIES TYPE UNITS LOCATION TYPE DATE OPERATOR ORIGINATION ORIGINATION RATE
2018 371 1 SNF 112 beds Sterhing Heights, M1 Maorigage Oct-45 Prestige Healthcare $ 9.100 $  T.400 8 G6%
83 1 SMF 126 beds Grand Haven, MI' Morgage Oct-d% Prestige Healthcare 10,125 7.125 9.41%
2 238 bads 19,225 $ 14525
e e e e e e e e
(1) Wie Fundid sdditionsd loan procssds of §7., douumanmww Yo el ecenmitied 10 fund $1.700 in cageal improvemnents. Tha abow Lable represants the incrementsl detads of the
additional funding, Soe page 8 for the detail of R oo AN LN

(] mwmnwmwd!:"liﬁmdﬁanmmmhnnuﬂswnmdwluﬂdﬁmnuﬁul inprovernants. The loan = now secured by four SNF proparties in Michigan

The above tabie represents the incremesial details of the additional funding. See page & for the detail of g o for and




<<< REAL ESTATE ACTIVITIES -JOINT VENTURES

(DOLLAR AMOUNTS 1N THOUSANDS)

UNCONSOLIDATED JOINT VENTURES
TOTAL
COMMITMENT W oF PROPERTY INVESTMENT MATLUIRITY # BEDSS INVESTMENT ans FUNDED REMAINING
YEAR LOCATION PROJECTS OPERATOR TYPE TPE DATE RETURM UNITS COMMITMENT  FUNDING T DATE COMMITMENT
2018 Peoria & Yuma, AZ 4 Senior Lifestyle  ALF/MC/ILF Prefemed Equity A 18 00% ¥ 588 units. § 25650 % B3 § 23594 § 2088
2015 Ocala, FL 1 Canterfield ALF/ILE/ME Mezzanine How-20 15.00% ° 8 units 2900 . 2800 -
2016 Fort Mysrs, FL 1 Canterfield UDPALF/MC Mezzanine Dec-23 15.00% 127 wnits. 3,400 . 3400 -
B11 units. 3 31950 [} B3 § 20894 3 2056
(1} Curmantsy, T% is paid in cash and B% is defarred
(2}  Cuwrently. 12% is paid in cash and 3% is defermed
(3} Cwrenty. 10% is paid in cash and 5% is defarmed
CONSOLIDATED JOINT VENTURES
TOTAL NON-CONTROLLING LTC LG
INVESTMENT PROPERTY # BEDS/ JOINT VENTURES INTEREST Lic FUMNDED REMAINING
YEAR LOCATION OPERATOR TYPE INVESTMENT PURPOSE UNITS COMMITMENT CONTRIBUTION COMMITMENT TO DATE COMMITMENT™
2017 Codarburg. Wi Teahwood Senicr Living uoP Owned Real Estate & Dessiopment 110 wits £ 22471 £ 2272 & 20199 § 7833 § 12386
2017 SpENBNGUFE SC AMinity Living Groug MF Owned Real Estate 87 units 11660 1241 10419 29312 107
2018 Misdiond, Of Fieias Seniar Living uoe Ownied Real Extits & Developmant 78 uits 18108 1081 1027 1747 15280
2018 Mediond, OFt Fiaids Sanior Living IiLF (Owned Real Estate % urits 14 400 2687 11543 11843 .
364 units §  eh6ag ¥ 7481 §  &6.168 % 30435 §  oaTE3

(1} Sew page T ared B for this develapment And mncvalion BClivitids of & Cormchaaad badis




<< REAL ESTATE ACTIVITIES - DE NOVO DEVELOPMENT

(DOLLAR AMOUNTS IN THOUSANDS)

ESTIMATED CONTRACTUMAL TOTAL TOTAL
RENT COMBITMENT wOF PROPERTY INITIAL CASH i BEDS/ INVESTMENT A CAPITALIFED PROJECT BASIS HEMAINING
INCEFTION DATE YEAR LOCATION CPERATOR PROJECTS TYPE YIELD uNTS COMMITMENT'™  FUNDING INTEREST/OTHER T DATE COMMITMENT™
i0ie 2018 Union, KY Carsspring 1 sNF 8.50% 143 beds § 24328 § 2408 i 883 4 18405 ] 4,783
m1e 2017 Cedarburg. Wi Taatwnes 1 RF/ALF NG T50% 110 wnas 22471 3.168 210 10315 12.366
4018 018 Macora, OR Fisicty 1 MG T69% T8 wnits. 18.108 Exl] 84 2882 15.280
Total 3 TN 188 undn/ 143 beds § G004 § 6227 § 1127 § 21602 ] JdA28

(1) inchedes purchase of kend and nitial impeovemant furding. # applicable, and development commitment

i) g Can L oo follows. “Tevesimant Comenitment” less “Total Project Bass™ plus. "Total Capitalaoed Intenest, 'Diher.”




«

(DOLLAR AMOUNTS IN THOUSANDS)

REAL ESTATE ACTIVITIES - EXPANSIONS & RENOVATIONS

OWNED
ESTIMATED COMTRACTUAL
RENT COMMITMENT  PROJECT #0OF PROPERTY INITIAL INVESTMENT I8 TOTAL FUNDED  REMAINING
NCEPTION DATE YEAR TYPE LOCATION DPERATOR PROJECTS TPE CASH YIELD: COMMITMENT FUNDING TO DATE COMMITMENT
n 2047 Rercwation Spartanburg 50 Affinity Living Group: 4 ALF/MC T28% $ 1800 % 107 L3 303 § 1107
ol 2017 Ranovation Las Wegas. NV Funcamantal i OTH 2.00% 5550 217 823 4,727
Total §  7.0%0 ] 324 § 1215 5 5834
N
(1) Rent payment increases upon sach funding
MORTGAGE LOANS
ESTIMATED CONTRACTUAL
INTEREST COMMITMENT PROJECT #OF PROPERTY INITIAL INVESTMENT s TOTAL FUNDED REMAINING
INCEPTION DATE YEAR TPE LOCATION OPERATOR PROIECTS TPE CASH YIELD COMMITMENT FUNDING T DATE COMMITMENT
- 015 [Expansion Anchester Hills, M| Frestige HeaRhcars 1 = AL $ 10000 5 3 1448 3 6551
= 2015 Rencreation Farmington & Howell MI  Prestige Heakhoare 2 N BA1% 5,000 260 2208 LTe4
- 2016 [Expainsion Gemnd Blanc, M Frestigs HeaRhoamn 1 BN Bl 5500 ag7 Saz2 178
. @ 2016 Rseremtion East Lansing, MI Freatige Hearhcane 2 aNF Bal% 4500 81T 2983 1517
- = 2018 Reasnirewlion SHwAing Haights, MI Pradlige HaaRhcam 1 N B 1700 287 287 1403
- 2018 Peaercrention Gennd Harven, M| Pradlige HoaRhcanm 1 oF P41 2000 - - 2000
sl & § 268.700 $ LTS $ 13257 $ 16443
—

(1} Commeément is part of the total lcan commitment secured by 15 properties: in Mickegan operaied by Prestige Healihcare, Interest paymend increases upon each furding,
(2} Commatment is part of the total loan commitment secured by 4 properties in Michigan operated by Prestige Healthcare. Intersst paymant increases upon sach funding.
(3} interest paryment increases upon sach funding,




<<< REAL ESTATE ACTIVITIES — LEASE-UP

(DOLLAR AMOUNTS IN THOUSANDS)

OCOUPANCY  DEVELOPMENT CONTRACTLAL
DATE DATE AT COMMITMENT PROECT #0OF PROPERTY INITIAL TOTAL
ANCCANRED  oPENED'! 9/30/18 YEAR TYPE LOCATION OPERATOR PROECTS TYPE CASH YIELD # OF UNITS INVESTMENT®!
x5 [DecAT 6% 2015 Development  Garview, IL Anthem ™ 1 MC - 66 units $ 16168
Oet-16 An-18 20% 2016 Development Ok Laan, IL Anthem = 1 MC a 66 units 15,084
2 132 units 5 31260
May15 Bow-16 5% 2015 Development ‘Wichita, K5 Ceeford Sanior Living 1 ILF TAI% 108 units 5 14,172
Oot-17 AT 1% A Acquisition ™ Hansas Oy, MO Odora Senior Living 1 AR TO0% T3 units 16,624
2 1681 units 5 30,796
Fet-15 Seap16 8% 2015 Development Murreils Inket, SC Thrive Senior Living ! 1 AFMC &6 units § 16265
AT AT 6E% HA Acquagiion ™ west Chester, 04 Thitve Seior Living ™ 1 MC 60 units 15,909
3 735%7 149 units § 32174
Total B 462 uniis 5 94230
T

(1] Represents dase of Certiicate of OLoupancy.
(21 Tetal Investment for acquisiians include closing costs.

(3 During 2017, we sswed a notios of defawlt to Anthem resuliing from Anthen’s partial payment of minimum reni. Anthem operaies 11 operational MC communities under a master lease. We are currenily not pursuing
enfancamant of cur rights and remedies partaning 1o known @vents of defaull under the magler less and cur guarantaas, with the slipulation hat Anthem achisve certain lavels of pararmance and pays &n annual lotal
amcunt of approsmately $5 200 inward their obligations of the master kease through December 31, 2018 We receive reguilar financial periormance updates from Anthem and continue to closely montor Anthem's
performance obligations under the master lease agresment.

(4] Properties were newly constnacied and purchased Rollowing issuance of final Cerificale of ottupancy and licensurs.

(5] Transitioned two MC communities o our portioko from Clasty Pointe s Thrfve in the third guarer of 017, The Thive master kease was amended and restated o include these two MC communities, along we the
property in ‘West Chester, OH. The GASP rent under the Thrive amended and restated master lssse on six {we i e and four ized ] repressnts & lease rate of 7.35%.

LEMENTAL IN




<<< REAL ESTATE ACTIVITIES - LEASE-UP HISTORY

i OF MONTHS

PROPERTY PROJIECT # BEDS, DATE DATE DATE T
PROPERTY LOCATION OPERATOR TYPE TYPE UNITS ACQUIRED OPEMED'"  STABILIZED  STABILIZATION
Highline Place Listhetan, GO Anthem MC Developmani B0 units May 2012 Jul 2043 Sep 2013 2
Wiliowtirook Place - Kipling Litletan, CO Anthem MC Developmant 60 units Sep 2013 g 2014 Dec 2015 16
Chelsea Place Awrora, CO Afithém MC Developmant 48 units Sep 2013 Dec 2014 Mar 2016 15
Grosnridge Place Westmirster, OO Anthem LH Developmant 60 units Dec 2013 Fab 2015 Feb 2017 24
Harvedter Pisce Burr Ridge, IL Anthem MG Devalopment 66 unds Oct 2014 Feb 2016 Feb 2018 24
Vineyard Place'™ Murrigta, CA Anthem MG Developmant 6 units Sept 2015 Aug 2018 Aug 2018 24
Partes Piace™ Tinley Park, IL Anthem Me Devalopment 66 units May 2015 Jul 2018 Jul 2018 24
Coldspring Transitional Care Cantar Cold Spring. KY Carespring ShF Davelopmant 143 bads Dec 2012 Moy 2014 Jun 2016 19
Carmel Village Memory Care'® Clovis, CA Frontiar MC/ILF Acruisition 73 units Jun 2017 Sep 20186 Jun 2018 12
Carmel Village at Clovis™' Clowis, CA Frontier ALF Acqusition 107 units Jun 2017 Mov 2014 Jun 2018 12
Hillside Heights Rehabilitation Suites Amarilio, TX Fundamantal ShF Fedevalopmant 120 beds Oct 2011 i 2013 Aug 2013 i
Pavibon at Glacier Valley Slinger, Wi Furdarmantal SNF Fiedevalopment 106 beds Feb 2015 Fab 2014 Fab 2016 24
Pavilion at Creeswood Mansfiald, TX Furdamanial ShF Acquisition 126 beds Feb 2016 Jul 2018 Feb 2017 12
Mustang Creek Estates Frisco, TX Mustang Creek Mgm?t ALF/MC Developmant B0 units Dec 2012 et 2014 Dec 2015 14
Thee Ooxfond Grand Wichita, KS Oxfiard Senior Living ALF/MC Development 77 units Oct 2012 Oct 2013 Sep 2014 11
Theive at Deerwood Jacksomille. FL Thrive Sanior Living MC Acquisition 60 units Sep 2015 Jul 2018 Jul 2017 24
Theive at Beckiey Cresk Louisville, K Thrive Seniar Living MG Aexuisition G0 units Apr 2016 Mar 2016 Mar 2018 24
Theive &t Athéns Athens, Gi Thrive Senior Living ALF/MC Acquisition 70 units Jure 2018 May 2016 May 2018 24
Theive at Oso Bay Corpus Christi, TX Thrive Sanior Living MC Development 56 units Feb 2015 May 2016 May 2018 24

i1} Aepresents date of Certificate of Oocupancy.

(21 The eccupancy for Murneta, CA progaity At Sepbember 30, 2008 was 91%.

(3 Propemy mests the definition of stabiliced but has not yet achisved the spplicable accupancy threshold. The occupancy for Tinley Park. IL proparty s Ssptembes 30 2018 was 49%
4] Propery mests the definiion of stabilced but has not yei achieved the applicable occupancy threshold. The occupancy fer Clowis, CA properiy ai Sepiember 30, 2018 was B0%

(51 Progeity mests the definition of stabilited but has not yet achisved the . The spancy for Chorvin, CA propedty 1 September 30, 2018 was 65%




<<< »  PORTFOLIO OVERVIEW

[DOLLAR AMOUNTS IN THOUSANDS)

TWELVE MONTHS ENDED
SEPTEMBER 30, 2018
" OF GROSS % OF REMTAL INTEREST % OF
PROPERTY TYPE PROPERTIES INVESTMENT INVESTMENT INCOME"" INCOME"" REVENUES
Skilled Mursing™ a8 $ 814194 49.1% $ 86791 $ 27540 859 0%
Assisted Living 103 B0Z.484 48.4% 64,722 - 40.4%
Under Development™ . 31,602 19%
Other®! i 11,040 0.6% 906 - 0.6%
Totai 199 § 1,650,320 100.0% § 132,419 § 27540 100.0%

11 Includes revital income snd interst income from mangage lans and excluded rentasl mcome from propetes Bokd and inlenest income from lans that paid off during the beelve
moriths ansed Saptember 30, 2018

(2] Subwsguent to September 30. 2018, we sold & B0-bed SNF in Flonds for $5.000 with & gross. book value and & net book value of $3.407 and $1. 526 respectively. and an annusl GAAF
rent of $404, As a result. we expect to record a gain on sale of approximadely §3.400,

(31 INCIdEs thees Savwlopmen projects consting of & 143-tad SNF in Karucky, & 110-unit ILF/ALF/MC community @ Wiscormn and & TB-unit ALF/MC commisity in Oragoan

(4]  includes three parcels of kend heid-for use and one behavioral health care hospital

199 Properties
3 Development projects
3 Land parcels

Loans Receivable
14.8%
$0.38




<<< PORTFOLIO METRICS

SAME PROPERTY PORTFOLIO STATISTICS 1)

ASSISTED LIVING SHKILLED NURSING
2.00 100.0% 2.00 1100.0%
150 Lt B 150 /%
5- =~
900% 2 90.0% B
100 2 100 2
850% 3 B50% 3
- & o
0.50 anos © 0.50 ao0% ©
0.00 75.0% 0.00 75.0%
118 2018 1G18 2018
m— Mormalized EBITDOAR EEEEE Normalized EBITDARM  ——Occupancy m— MNeemalized EBITDAR NN Normalized EBITDARM == Occupancy

(i) nfermation is for the trailing twelve months theough hume 30, 2048 ard March 31, 2048 and is from property level operstor financial statements which are unauditsd and have not besn
mdepardenty weridied by LTC

STABILIZED PROPERTY PORTFOLIO
TTM Ended June 30, 2018

TOTAL PORTFOLIO PAYOR SOURCE SNF PORTFOLIO PAYOR SOURCE
60.0% 50.0%
S0.0 4009 =
40.0¢
30.0%
30.0
o 2. 20,0%
20,0
0.0% o
1018 2Q18 1018 2018
W Private Pay ® Medicare i Medicaid u Private Pay m Medicare aMedicaid

SUPFLEMENTAL I



<<<® PORTFOLIO DIVERSIFICATION - GEOGRAPHY

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.

¥
//
H//“

16 //
i ¥ x /

@ shilled Nursing (95)
B #esisted Living (103)
& other (1)
[} vand i3
Wl Under Development (3)
* Bahawvioral health care hoapial

REpreseris 10 s18165 with the highest projected increases in the BO+ population cobort from year 2020 to year 2030
Source: The AEREEN Senicr Housng ASociation, Winter 20118, Population Growth Forecast by State




(A5 OF SEPTEMBER 30, 2018, DOLLAR AMOUNTS IN THOUSANDS)

«

PORTFOLIO DIVERSIFICATION - GEOGRAPHY

it OF GROSS
STATE ¥ PROPS  INVESTMENT % SNF % ALF % upP % aTH = %
Toxas az $ 292317 176% $216247  266% § 76070  95% s - . %
Michigan 22 245006  14.8% 245083  30.4% 943 8.5%
Wisconsin 10 137 056 8.3% 13,046 17% 112785  14.1% 10,315  326%
Colorado 16 114,923 6.0% 8,044 10% 106879 133%
California 7 102 254 B.2% 22130 27% 80124 100%
Hinois 5 ar.ora 53% ar.ora 10.9%
Ohig 9 86,137 5.2% 64,000 66% 32137 40%
Florida™ 12 74,609 4.5% 35.362 4.4% 39,247 49%
Hansas i1 71.343 4.3% 14,112 17% 57.231 7.1%
Noew Jorsey 4 62,008 3T% 62,008 7.7%
All Others 61 385508 23.2% 205300  252% 148824  1B5% 21287 67.4% 10007  915%
Total 108 $ 1650320 100.0% $ 814,104  100.0% § 502,484 100.0% $ 31602 100.0% $ 11040  100.0%

1) Due to master lesses with properties in multiple states. revenus by stale is not available.

(2] Inchudes ana behawional haalth care hospital and thees parcets of Land

i3 Subseguent to September 30. 2018, we sold & B0-bed SNF in Florida for $5.000 with & gross book value and & net book value of 32407 and $1.526. respectively. and an anrual GAAP rent of $404.

As a result. we sxpect bo record a gain on sale of approximately $3,400

GROSS PORTFOLIO BY MSA 11

S0.0% 1 Boawn
40.0%
19.5% 19.3%
N.O% 4
7.6%
. 3-2%
MSAs 1-31 MSihs 32100 MShs > 100  Cites in Micro-  Cities not in

(8] Theie MSA rasik by population as of Jly 1, 2017 a8 sstimatid By the United SLates Centus Burasis

Approximately T0% of cur properties ane in the top 100 MSks.

MSA or Micro-58

AVERAGE PORTFOLIO AGE 1M

40
30
@ 23 years
L
11 years
10 =t
a .
Skilled Nursing Assisted Living
(1) As caloulated from construction date of major rerdvation fexparsion

date. Inchudes owned portelio and mongage loans secured by 22 SNF
Bropeties i Michigan




<<< PORTFOLIO DIVERSIFICATION - OPERATORS

(&S OF SEFTEMBER 20, 2018, DOLLAR AMOUNTS IN THOUSANDS)

it OF ANNLUAL GROSS
OPERATORS PROPERTIES INCOME ! % INVESTMENT %
Prestige Healthcare 24 § 28775 17.7% 5 258186 15.6% (11 Inchades annualized GAAP rent for leased properties sxcept for
Anthasmi as described below, and |.I'II|I|,' twalve months of
Senior Lifestyle Corporation 23 19,185 11.8% 180,945 114% imerest income from morgage koans eschading the ierest
income from loans that pasd off durng the twelve months ended
Brookdale Senior Living ar 16,271 10.0% 126,091 T.T% 5 pae 30, FO45,
Senior Care Canters 11 15,756 9.7% 138,109 BI%
(2) Aniben is currenily Bsing accounted for on & cash basis
Anthern Memaory Care a 11 4819 30% 135 8446 B.2% Contractual annualited GARP rent is $13.703. Ses page O for
Anthan disclos
Preferred Care o 10,125 62% 78,264 4.T% e
[3) Subsequeni to Sepbember 30, 1B we scid a 60-bed SNF n
Genesia Hoalthcar 8 8434 5.2% 54.664 3% Florkdh for $5.000 with & 81088 book walua 8 et Book vl
Fundamental 7 B.370 5.1% 15,475 4.5% of 2,497 and $1 526 respectively, and an annual GAAP rent of
5404, As & resull we expect o record A gain on sale of
Traditions Sanior Managemant T 8263 5.1% 71610 4.3% approximately $3,400
Carespring Health Care Management 3 7635 4.7% 95,051 58%
Al Others™ 44 35.018 21 6% 433,079 26.2%
199 § 162640 100.0% 5 1650320 100.0%

PR "IGE
ANMNUAL INCOME BY OPERATOR 1) @) AL
e e
All Others 21.5%
BuookbaLe
Prestige Healthcars 1T.7% Raiom Lavine
Senior Life t %, SENIOR CARE SMF/ALF/ILF/MC
Bro-nlr:::: ).... — Privately Held | 4. neitional Care & Renab | 107 Properties RSt
Senior Care NEHED
LELES
Anthem 2 " SNF/ALF/ILF
sraco 7 T
cenes i e
Fundamental SNF/MC
Tradrions ¢ Vet Brose
Carespring

SNE/ALF/ILF

Frivataly tald Transitional Care

0.0% 10.0% 20.0% 30.0% @"—"."."ﬁ?‘."‘“ 11 Properties 2 States




& PORTFOLIO MATURITY ...

RENTAL % OF INTEREST % OF ANMNUAL % OF
YEAR INCOME®™! TOTAL INCOME™  TOTAL INCOME'™  TOTAL Near Term Lease Maturities:
o +  Twoin 2018 with an annualized GAAP rent
2018 § 2885 2.1% $ - . 5 2885 1.8% totaling $2.9 million
2019 1571 199 & 1571 10% = Onein 2019 with an annualized GAAP rent
totaling $1.6 million
2020 14,295 10.6% 902 3% 5197 9.3% « Fiva in 2020 with an annualized GAAP rent
2021 12,336 2.1% - . 12336 7.6% totaling $14.3 million
2022™ 1175 0.9% . . 1178 0T
As of September 30, 2018, approximately
e 8232 = : i 3352 L 96% of owned properties are covered under
2024 2630 19% - - 2,630 16% master leases and approximately 97 % of
Thereatter 96,904 TLT% 26,639 96.7% 123543 76.0% rental revenues come from master leases or
cross-default leases,
Total $ 135108 100.0% $ 27.541 100.0% $ 162,649 100.0%
100.0%
80.0%
u Leases W Loans
60.0% (As & % of Total Annual Income)'t!
40.0%
20.0%

8.8% 7.6%
18% gom 1.0% 0.0% -0.5% -D_Dﬂb 0.7% 0.0% 2.0% pow 16% oo%

2018 2019 2020 2021 2022 2023 2024 Thereafter

{11 Inchudes annualized GAAP rent for leased properties except for Anthem. and trading fwelve: months of interest income from morigage loars excludng the inerest income from loans
that paid off during the teehd montis ended Septemiber 30, 7018

(¥ linchudes thres properties operated under two lsasss 'We ase currently negotiating & short-term sxtension for one of the leases covering two of the properties with the sxisting lssses
and concurnenily ragetiating & e master lsase with ancthar cpamtor. The third property is classified as hald-lor-sals

i3 Subsequent 10 September 30, 2018, we sold & G0-ted FNF in Florda for $5.000 with & gross book vahas and & rel book vales of 32497 and $1.526. respectrvely, and an annual
GAAP rant of $404. As & result, we supect 1o record & gan on sals of appraximatsly $3,400




(AMBOUMTS 1M THOUSANDS. EXCEPT PER SHARE AMOUNTS AND NUMBER OF SHARES)

<<< ENTERPRISE VALUE

SEPTEMBER 30, 2018 CAPITALIZATION

DEBT
Bank bomowings - weighted Bverage rate 3.45% ° $ 120,000
Senior unsecured notes - weighted average rate 4 5% '™ 550,986
Total debt - weighted average rate 4,.3% 670,985 27.7% CAPITALIZATION
EQUITY 9/28/18
Mo of shares Closing Price
Cormman stock 39,656,737 $ 4411 1,749,259 72.3%
TOTAL MARKET VALUE § 2420245 100.0%
o ———————
Add: Mon-controlling interest 7451 _ Tatal Debt
Less: Cash and cash equivalents (20, 408) : 27.7%
ENTERPRISE VALUE § 2407288
Eaa————
Dabt to Enterprise Value 27.9%
Dabt to Annualized Adjusted EBITDAR 4.5

(1) Subsequer ic Septemnber 30. 2018, we paid down $20.000 under cur ursscured revolving lire of credi. Accordingly. we hane S100.000 cutstanding
with $500.000 available for borowing.

(2] Rupresants cutstansng balances of 551 067, et of debt msiss costs of S081. Rate includes aMortization of debil s cost

(3}  Closing peice of our commion stock s reported by the WYSE on September 28, 2018 the last trading day of third quarter 2018

4y See page 30 for recanchiateon of annualized adjusied EBITOAx

EMENTAL INF




@ DEBTMATURITY e

DEBT STRUCTURE
UNSECURED SENIOR
LINE OF UNSECURED Unsecured Line of Credit
YEAR CREDIT™ NOTES @' TOTAL % OF TOTAL e

2018 % . H 18,000 % 18.000 2.7%
2019 - 33667 33867 5.0%
2020 - 40 160 40,160 605
2021 - 47,160 47,160 T7.0%
2022 120,000 48,160 168,160 25.0%
2023 - 49 160 48 160 7.3%
2024 - 49,180 49,160 7.3%
Thereafter - 286,500 266,500 39.T%
Total £ 120000 5 E51.967 = % BT1967 = 100.0%

$600,000
$500,000
s Unsecured Line | Senior Unsecured Notes

$400,000

$300,000 - $266,500
$200,000

$120,000
$100,000 - 18000 $33.667 $40,160 547,160 %48 160 340,160 $49,160
S e b e b o keed bewd
2018 2019 2020 2021 2022 2023 2024 Thereafter

1) Subsequent 1o September 30, 2018, we pakd down $20,000 urder cur wsscured rvebang lne of credn. Accoedingly, we hive $200,000 cutstanding with $500,000 awmilabie for borrowing,

(¥ HAeflects scheduled principal paymants.
i3 Esxcludes debi issue costs. whech are included in the senior unsecured noies balarce on our Consclidated Balance Sheets shown on page 32,

SUPPLEMENTAL IR



<<<@ FINANCIAL DATA SUMMARY

9/30,18 12/31/17 12/31/16 12/31/15
Gross real estate assats $1,659,320 $1616,284 $1.533.679 $1.418,405
Met real estate investments 1,349,652 1,300,996 1255503 1,164,950
Gross asset value 1,845 647 1774024 1673.238 1528879
Total debt 670,286 667,502 809.391 571872
Total liabikties 712558 706,922 654,848 616,222
Total equity 823,203 TEE,648 740,048 659,202

(1} Represents outstanding balance of gross bank borrowings and senics unsecured notes, net of debt issue costs.

LEVERAGE RATIOS COVERAGE RATIOS
50,0% 10.0
40.0% 36.4% 3T6% 3g 4% 3TA% o
i .
30.0% = 5.2
. > 5.0 A% ddx gy HTH 48 A% C

20.0%
10.0% _ 25 I I

0.0% 0.0

Debt to Gross Asset Value Debt to Total Enterprise Value Debl io Adjusted EBITDAR/ Adjusted EBITDAre/
Adjusted EBITDAre Interest incurred Fixed Charges

m3/30/2018 m2017 w2016 w2015 W 3018 Annualized w2017 w2016 2015




<< FINANCIAL DATA SUMMARY

(DOLLAR AMOUNTS 1N THOUSANDS)

RECONCILIATION OF ANNUALIZED ADJUSTED EBITDAre AND FIXED CHARGES

Qs FOR THE YEAR ENDED

ANMUALIZED 12/31/17 12/31/16 12/31/15
Pt inbome s 96,689 ] 87,340 ] B5.115 $ 73,081
Less: Gain on sale of resl estate, pet (14,353) (3.814) (3.582) (548} (1) Gairs on saie of real asasts is not annuskiced
ML mpainraad dhages : 180 @ 68 ™ 2250 W 12k In conjunction with cur negotiations to bansition teo Droperfes 1o
Add: Interest expense 29,988 29,949 26,442 17487 Arcthad cEaraton in our pomfelio, we weote off S1.880 of straight-ling
Ade. Depreciation and amortization 37.788 37.610 35032 20.431 tent and other raceivables relatad to thess two proparties.
EBITDAe 180,112 152,968 144873 121673 (5) IMOBTENt chanss releted 10 80 soMd in 2017
Add. Nor-recurnting one-lime ibems. - B4z ® - aay ™ 4} Impaimment charge relaind to an assel sokd in 2015

5} Raprasents net wies-oflf of an easm-cut hakdity and the related kass

Adjusted ESNTOArw § 150112 § L5l ¥ l 122610 incentive due to & master lsase amendment with an affiiate of Senior
Litestyle eriared into subseguent to Septembss 30, 2018
Interest experse t o988 5 29549 3 26.442 S 17,497
it G [e— 1182 BOB 1408 a7 (8} Reopressnts $400 provision for loan loss resarve related to additional
- - loan procesds funded under an existing mongage loean and $537 of
et inmermd L] .80 L 30857 L] 21850 L 18,34 acquisition costs related to the 10-property serscr housing portfolio
Acquakilian
Iilirest incusrad $ 31180 $ 30857 ¥ 27850 % 18324
Preferred stock dividend . . 24584
Fmed Charges $ 31.180 § 30,857 [ 27850 [ 20,778
NOMN-CASH REVENUE COMPONENTS
1 a u 0 11} For lsasas and loans & place &t 30,3018, T P,
3018 ‘QIB‘ ]_Q]_S‘ Zﬂiﬂ' 3Q1§' ‘or replacement. and no rew investments are sdded to cur portfolio escept for year 2018
Straight-line rerl § 3189 § 11ar § 1178 $§ 1373 5 1310 lsase exterrsicrs roted on page 16 and the exclusion of straighi-ine rent dus bo the sale of
a B-bed SNF in Florida subsequent 1o Seplember 30, 2018. It also inchudes the removal of
Amort of lease nducemant (560 {441) {441) {441) (445) the amortization of the contingent laase incentive payabie 1o an aifiliate of Senior Lifestyle
Effective Interest 1.441 1.408 1371 1374 1.368 e ta the asnendment 1o the master leass entered into subssquent 1o September 30. 2018
Net T 40710 T 2105 T 2.108 T 2306 $ 2233 and excludes straight-ine rent undes the Anthem masier lease which is in default and

currantly being scoounted for on & cash basis See page 9 for Anthem dsckohure,




@ NOOME STATEMENT DATA

THREE MONTHS ENDED NINE MONTHS ENDED
SEPTEMBER 30, SEPTEMBER 30,
2018 2017 2018 2017
(unaudited) (unaudited)
Revenues
Rental income $ 34211 $ 33.233 ] 102,646 $ 103,533
Interest income from mortgage loans 7,087 6,677 20,910 20,050
Interest and other income 478 1336 1502 2,763
Tatal revenues 41776 41,246 125,058 126,336
Expenses
Interest expense 7487 7.644 22981 22.266
Depreciation and amortization 9,447 8,519 28,159 2B 186
Impairment charges - - - 1880
Pravision | v} for doubeful 106 (96) 76 (139)
Transaction costs ] 34 13 56
General and administrative expenses 4,879 4,144 14,392 13.270
Tatal expenses 21,938 21.245 65,627 65.519
Dperating Income 19,838 20,001 59431 &0.B17
Income from unconsolidated joint ventures Ta6 615 2,103 1635
Gain an sale of real estate, net 14 353 - 62,698 5054
Met Income 34,937 20,616 124,232 67.508
Income allocated to non-cantrolling interests (17) - (17) -
Met income atiributable to LTC Properties, Inc. 34520 20618 124 215 &7 508
Income allocated to participating securities (138) {80} 1504) (281)
Met income 10 COMMON S10¢ $ 34,782 $ 20,536 $ 123,711 [ 67,225
Earnings per common shane:
Basic £0.88 £0.52 £3.13 $1.71
Diluted $0.88 $0.52 $a.12 SL70
Weighted average shares used to calculate sarnings
per common share:
Basic 39,487 39428 38470 39403
Diluted 39,865 39.748 30,845 39,738

Dividends declared and paid per common share $0.57 $0.57 $171 $1.71




<<<@ CONSOLIDATED BALANCE SHEETS

(AMOUNTS. W THOUSANDS. EXCEPT PER SHARE AMOUNTS)

SEPTEMBER 30, 2018 DECEMEER 31, 2047 SEPTEMBER 30, 2018 DECEMBER 31, 2017
funaudited) (audited) (unaudited] (duited)
ASSETS
Imvesimants: LIABILITES
Land & 125,533 1 124041 Barik bormowings. & 120,000 1 96500
Buildings and improvements 1250491 1282335 Senior unsecured notes. net of Jetd msue
Angurriiated SecrRcialion And AMGrIEALSN 304.337) (B04.15T) costy: JOL6 - 3081 2047 -$1.131 5500846 STA002
Oparating real SStabs pRODTy, et 1,101,687 1082283 Toanl Dot 670,986 667,502
Froperties held-for-sale. net of accumulated depreciation:
2018 - 32887 2017 - $1.008 5356 383D Apcrusd interest ERL ] 8278
Real propery investmants, net 1,107,043 1088 089 Accrusd incentives and sam-outs 9202 B916
Mortgage loans recervabie. nel of loen loss Apcryed etperaes and obher latxities 28812 25228
roserv. 2018 - §2.444; 04T - 82 258 242600 23907 Tetal iaesintios Ti2 558 TOESIT
Rl BLME FESITHTRS. PEt 1,349,652 1309996
Motes recenable. net of loan loss neserve.
2016 - $1238: 2017 - $166 12642 16402
SRS 1N UNCONSOHANSN JNT v U 30,511 29,898 EQUATY
Investments, net 1,352,805 1304206 Shockhokders’ equity.
Common stock ' 30T I0E
Othar assens: Caipital in eaness of par value 861276 B56.992
Cash and cash equivalents. 20.408 S.213 Cumulstive net income 1224 998 1.100.783
Festricted cash 383 - Cumulstioe distributions [.270.779) 112030131
Dbt isSue COSS FElMBd 10 BaNK Bommwngs 3,202 810 Total LTC stockholderns” squity 818842 758,160
Inberest receiable 18290 15080
Straight-line rent recetvabie. net of alicwance for Fen-canrolling interests 7451 3488
deetaful Becounts: 2018 - §73%: 2047 - $814 73,214 64,450
Lease Incenties 21302 21481 Total equity 8233293 THEGBAE
Prepaid sxpsnsas and cther assats ATET 2280
Tiral psstn L] 1.535 AS1 3 1LAGESTO Ttal imbiinion and squity 3 1,538 RE1 % 1465 570

" Common stock of $0.01 par value; 50,000 shares authorized: shares issusd and outstanding: 2018 - 39,857, 2017 - 38570




<<< FUNDS FROM OPERATIONS

[(UNAUDITED, AMOUNTS IN THOUSANDS, EXCEPT PER SHARE AMOUNTS)

RECONCILIATION OF FFO, AFFO, AND FAD

THREE MONTHS ENDED MNINE MONTHS ENDED
SEPTEMBER 30, SEPTEMBER 30,
2018 2017 2018 2017
GAAP net income available to commeon stockholders ] 34,782 s 20,538 £ 123711 ] 67,225
Add: Depreciation and amortization 0,447 9,519 28,159 28,186
Add: Impairment charges = e e 1,880
Less: Gain on sale of real estate, net (14,353) - 162,698) (5.054)
NAREIT FFO attributable to common stockholders 28,876 30,055 89,172 92.237
Less: Non-recurring onetime items . (842) ' . (842) "
FFQ attributable to common stockholders excluding non-recurring income 20,876 29,213 89,172 91,385
Less: Non-cash rental income (2,629) (1.485) (6.978) (5.681)
Less: Effective interest income from mongage loans (1,441) 11.394) 14,285 (4,102)
Less: Deferred income from unconselidated joint ventures (31) 47) (93) (141)
Adjusted FFO (AFFO) 25775 26,287 T7.836 81471
Add: Non-cash compensation charges 1487 1283 4,384 3967
Add: Nen-cash interest related to earn-out liabikties 126 125 arr 476
Less: Capitakred interest (298) |256) (850) (627)
Funds available for distribution (FAD) $ 27,090 [ 27,439 §  HLT4T $ 85,287
NAREIT Diluted FFO attributable to common stockholders per share £0.75 £0.76 $2.25 %233

i1l Aepresents net write-0ff of an eam-out liakslity and the reladed lease incentive due to a master lease amendment with an affiliate of Senior Lifestyie entered o subsequent to Sepbember 30, 2018




<< FUNDS FROM OPERATIONS

[UNAUDITED, AMOUNTS IN THOUSANDS, EXCEPT PER SHARE AMOUNTS)

RECONCILIATION OF FFQ PER SHARE

FFO AFFO [FALY
For the three months ended September 30, 2018 2017 2018 2017 2018 2017
IFFO/AFFO/FAD SI7ibatabie 1o Smimon stocsholten 5 876 % 30055 $ 28775 $ 26.287 3 27.080 5 TAam
Morrrecurring one-time items . a2
FFO/AFFO,FAD attributable to common stockholderns

exciuding nan-recurring incoms 8T8 9213 28778 J6.2RT 27000 27430
Eftect of dilutwe securities:

Participating securities. 138 B0 138 B 138 80
Dkt FFO/AFFO/FAD SESUTMME COHTWrSon 5 30014 § 70703 3 25913 § 26,367 §  27.238 5 27519
Shares for basic FFO/AFFO/FAD per shase 9487 D428 30487 IDAZE 39487 FBA26
Efiect of dilutive securbes:

Shock optans 4 @ 4 ) 4 L]

Performance based shock units (MSL) nr EE] T 170 217 170

Faricipating securities. 157 141 157 141 157 141
Shares for diluted FFO/AFFD/FAD per shane 30855 30.748 30,665 38.748 39665 30,746

FFO AFFOD [FAD
For the: rane: months ended September 30, 2018 2017 2018 2017 2018 2017
[FFO/AFFO,/FAD atiribuiable ta comman stockholdens 5 EBRATZ $ 92237 5 77538 § 81471 5 BLTAT 5 EB2ET
Mom-resurting ane-time items. . maz 5 : c
FFO/AFFO,FAD sttributabie to commaon stockholdens
ExiUding NON-rECUITINg ncome 89172 91,308 77836 81471 81,747 8% 287
EMact of dilutag sacuntes:

Participating securities. S04 281 B 281 Bia 281
Disbed FFOYAFFO/FAD assuming conversicn 5 BBETE 5 91E78 3 7B.340 § 81752 5 82781 5 B5.568
Shares for basic FFO/AFFO/FAD per share: F0ATO 39403 30470 39403 39,470 0403
Effect of dilutre securites:

Shock aptons 3 11 3 i1 3 11

Performance based shock units (ML) 247 iT0 247 iTo 297 iTo

Partcipating securities: 158 154 155 154 155 154
Shanes for diluted FFO/AFFQ/FAD par shane 3845 39,738 39 545 39,738 39.84% 38.738

(1] Fepresants net wiite-cff of &n sam-out liabilty and the related isass incentive due 1 a master jease smendment with an affiiate of Serior Lifestile entered into subssquent to September 30, 2018,




GLOSSARY

«

Adjusted Funds from Operations ("AFFO"): FRQ excluding the effects of straight-ine rent,

Giroes b

- Owiginal price: paid for an asset plus capital improvements. funded by LTC, without any

of lease mducement, effactive interest INCoMe and dafamed ncorme fom encansolidated KHnt ventunes,

Assisted Living Communilies ("ALFTE  The ALF portfolio of living. ir il
liwing. and/or memory care properties. (See Independent Living and Memary Care) Assisted living
properiies are semors housing properties senang elderdy persons who require assistance with
activities of daily living, but do not require the constant supervsion skilled nursing properiies
provide, Services are usually available 24 hours a day and include personal supervision and
aEsistance with eatng. bathing. groomeng and administenng medication. The facilities provide &
combination of housing, supporlive services, personalized assistance and health care designed to
respond bo indiidual needs.

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

Earnangs Bofore interest, Tax, Deprociation and Amortization for Real Estate ("EBITDA T As defined
by the National Association of Real Estate Invesiment Trusts ["NAREIT™). EBITDA = ol a5 net

8. Gross Ir it 18 commonly refermed to 85 undepreciated Book value,

Independent Living Communities (7ILF7).  Seniors housing properies offéring & Sense of communily and
numerous levels of serice. such as laundry. housekeeping. dining oplions/meal plans. exercise and
wellness programs. transporation. secial. cultural and recreational activities. on-site security and emergency
response programs. Many offer on-site conveniences like beauty/barber shops, fitness facilties, game
rooms, linraries and activity centers. ILFs are also known as retiremaent communitios oF seniors apartments.

Interest Income: Represents inlerest income from mongage loans and other nates,
Licensed Beds/Units: The number of beds and/or units that an operator is autharized to opevate at seniors
housing and longlemm care properties. Licensed beds and/or units may differ from the number of beds

and/or units in service at any given time.

Memory Care Communitses [TMCTE Senions housing propertes offering specialized optons 1or S8nions with

income available to common stockholders (computed in sccordance with GAAP) excluding (i) interest
expense. (i) income tax expense. (W) real estate depreciaton and amortization. (W) impairment
write-downs of depreciable real estate. (v) gains or losses on the sale of depreciable real estate. and
(vi}) adjustments for unconsoldated partnerships and joint vertures.

Funds Available for Destibution ["FADT): AFFO escluding the effects of non-cash compensation
charges, capitalized interest and non-cash interest charges

Funds From Dperations ("FRO7) AS defined by NAREIT, nél intome available to common stockholiens
[computed in accondance with LS, GAAP) excluding gaans of losses on the sale of real estale and
impairment write-downs of depreciable real estate plus mal estabe depreciation and amortization. and
after adjustments. for unconsolidated parinerships and point veniwes.

GAAP Loaisa Yickt: GAAP rent divided by the sum of the purchase price and transaction costs,

GAAP Renl: Total renl we will receive as a fed amount over the initial term of the |ease and
recognized evenly over that term. GAAP rent recorded in the sarly years of a lease is higher than the
cash rent recerved and during the later years of the lease. the cash rent received is higher than
GAAP rent recognized. GAAP rent is commonly refermed to as straight-line rental income.

Giross Asset Value: The carrying amount of total assets after adding back accumulated depreciation
fnancial s,

and loan lo8s resanves. &8 reported in the COMPany s cor

Al i ‘s disease and other forms of dementia, These facilities offer cane and
programiming for varicus conditions relating to memory loss in a secured environmaent that is typically
smallar in scale and more ressdentiad in nature than traditional assisted living facilites. These facilities
have stail available 24 hours a day to respond to the unigue needs of their residents.

Matropolitan Statstical Areas ("MS5AT):  Based on the US. Census Bureau, MSA is a geographic entity
defined by the Office of Management and Budget (OMB) for use by Federal statistical agencies in
collecting, ing. and i Federal ics. A melro area containg a core urban area of 50,000
or mare population. MSAs 1 to 31 have a population of 20.3M = 2 1M MSAs 32 to 100 have a population
of Z1M - 0.6M. MS5As less than 100 have a population of D.5M - 55K Cities mn a Micro-5A have a
population of 216K - 13K. Cities not in a MSA has population of less than 1008

Mazzanine:  In cenain circemstances. the Company strategically allocates & portion of its capital
deployment toward mezzanine lans to grow relatonships with operaling companies that have not typecally
utilized sale leaseback financing as a component of their capital structure.  Mezzanine financing sits
between senior debt and common equity in the capital structure. and typically is used to finance
development projects or value-add opportunidies on existing operational properties. We seek market-based,
risk-adjusted rates of return typically between 12-18% with the loan term typically between four to eight
years. Security for mezzaning loans can include all or a portion of the following credit enhancemaents;
secured second mortgage. pledge of aquity interests and personal/comorate guarantess. Mezzaning loans
can be recorded for GAAPR puUrposes &5 sither & I6an of joint venlure depending upon specifics of the |oan
terms and related credit enhancements.




@ GLoSSARY

Micropoitan Statistical Areas ("MicroSATc  Based on the US. Census Bureau. MicroSh is a
geograghic entity defined by the Office of Management and Budget (OMB) for use by Federal

A i ¢ tabutating, and publishing Federal stalistics. A micro area containg
an urban core of at least 10,000 population,

Morigage Loan: Morgage financing = provided on p based on our investment
urderwriting criteria and secured by a first mongage.  Subject to undenwriting. additional credit
enhancements may b required including. but not limited to, personal/corporate guarantees and debt
service reservis, Whin possible, LTC altempts 1o negotisle a purchase option 1o acquine the propeny
at a future time and lease the property back to the bomowes,

Met Heal Estate Assets: Gross real esiate investment kess accumulated depreciation. Net Real Estate
Asset is commaonly refermed to as Net Book Vaslue ("NBV).

Mor-cash Rental income: Straight-line rental income and amortization of leass nducement.

Mon-cash Compaensation Charpes: Vesting expense relabing 1o stock ophbons and restricted stock

Mormalized AFFO: AFFO for ing, o unusual teEms,

Momalized FBITOAR Coverage: The trailing twebre month's eamings from the operator financial
statements adjusted for non-ecurring, infrequent. or unusual items and before interest. taxes,
degreciation, amortization, and rent divided by the oparator's contractuad ease rent. Managemant
fees are imputed 8t 5% of revenues.

Momakzed ERITDARM Coverage: The trailing twelve month's earnings from the operator financial
statements adjusted for non-recurring, infrequent, or unusual items and before inlerest. tanes,
depreciation, amortization, rent, and management fees. divided by the operator's contractual lease
rent.

Mormalied FAD: FAD adjusted for non-recuming, infrequant or unusual items.
Mormalized FFO: FRO adusted for non-recurring. infrequent of urusual fems.

Oecupancy: The weghted average percentage of all beds and/or units that ane occupsed at a geen
time. The calculation uses the railing twelve manths and is based on kicensed beds and/or units.
which may differ from the number of beds and/or units in service at any given time

Oparator Financial Statements: Property level operator financial statemants which are unaudited and
have nol ben independently verified by us

Payor Source: LTC revenue by operator underlying payor source for the peviod presented. LTC is not &

Medicaid of & StAtstcs r LTC's rental times OPeratars’ underlying payor

SOUTCE Fevenue percentage  Underlying payor SOUNCE revenue pErCentage S calculated from propery level
financial which ane and have not been independently venfied by us,

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

Purchase Price; Represents the fair value price of an asset that & exchanged i an ordery Uansacton
between markel parkcipants al the measurement date. An orderly transaction is & ransaclion thal assumes
exposure to the market for a penod prior to the measurement date 1o allow for marketing activities that ane
usual and customary for transactions. invelving such assets: it is not a forced transaction (for example. a
forced hguidation or disiress sale).

Rental incoma: Represents GAAP rent net of amontized lease inducement cost

Same Property Postfolio ("SPP):  Same property statistics allow for the comparalive evaluation of
performance across a consistent population of LTC's leased property partfolio and the Prestige Healthcare
mostgage loan portfolio. Our SPP s af occupied and operated throughout
the duration of the quarter-over-quarter comparison penods presented (excluding assets sold and assets
held-for-sale). Accordingly. a propery must be occupied and stabdized for & minimum of 15 months to be
includad in our SPP,

Skilled Mursing Properties ["SNF7).  Seniors housing properties providing restorative, rehabilitative and
nursing care for prophe not requiring the mone and tr le at acute can
hospitats. Many SMFs provide ancillary services. that include eccupational, speech. physical. respiratory and
IV therapies, as well as sub-acute care services which are paid either by the patient, the patient's Eamily,
private health insurance, or thraugh the Tederal Medicare or state Medicaid programs.

Stabilized: Propertes are generally considered stabdized upon the earker of Achieving Certain oCCUpancy
threshalds (& g B0% for SNFs and 0% for ALFs) and, as applicable, 12 months from the date of acquisition
ar. in the event of a de novo development. redevelopment. majer rencvalions or addetion. 24 months from the
date the property s firsi placed in or returned to service. or issuance of certificate of sccupancy for properies
acquired in lease-up,

Unider [evelopment Propaerties (0P Development projects to construct seniors housing proparties.




