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Item 2.02. — Results of Operations and Financial Condition

On February 28, 2019, LTC Properties, Inc. announced the operating results for the three months ended December 31, 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 February 28, 2019.
99.2 LTC Properties, Inc. Supplemental Information Package for the period ending December 31, 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: February 28, 2019 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 L. Simpson
Pam Kessler
(805) 981-8655

LTC REPORTS 2018 FOURTH QUARTER RESULTS
AND DISCUSSES RECENT INVESTMENT ACTIVITY

WESTLAKE VILLAGE, CALIFORNIA, February 28, 2019— LTC Properties, Inc. (NYSE: LTC), a real estate investment trust that primarily invests in seniors housing
and health care properties, today announced operating results for its fourth quarter ended December 31, 2018.

Net income available to common stockholders was $30.6 million, or $0.77 per diluted share, for the 2018 fourth quarter, compared with $19.8 million, or $0.50 per diluted
share, for the same period in 2017. The improvement was primarily due to a net gain on sale of $8.0 million in 2018, compared with a net loss of $1.2 million in 2017, one-
time non-recurring income of $3.1 million related to the write-off of a contingent lease incentive and related earn-out liability, higher rental and interest income resulting
from acquisitions, mortgage loan originations, and higher income from unconsolidated joint ventures and mezzanine loans, partially offset by a reduction in rental income
resulting from properties sold in 2018 and the non-payment of December rent by Senior Care Centers, LLC (“Senior Care”) as a result of their bankruptcy filing.

Funds from Operations (“FFO”) was $32.1 million for the 2018 fourth quarter, compared with $30.4 million for the comparable 2017 period. FFO per diluted common
share was $0.81 and $0.77 for the quarters ended December 31, 2018 and 2017, respectively. Excluding the $3.1 million non-recurring income in the fourth quarter of
2018, FFO decreased $1.4 million compared with the fourth quarter of 2017 due to the non-payment of December rent by Senior Care.

During the fourth quarter of 2018, LTC sold two skilled nursing centers with a total of 169 beds in Florida and Georgia for an aggregate of $10.5 million.

Subsequent to December 31, 2018, and as announced in January, LTC entered into a a real estate joint venture which acquired an operational 74-unit assisted living and
memory care community for approximately $17.0 million. LTC’s economic interest in the real estate joint venture is approximately 95%. The initial cash lease rate is 7.4%
with a 10-year lease term.

Conference Call Information

LTC will conduct a conference call on Friday, March 1, 2019, at 8:00 a.m. Pacific Time (11:00 a.m. Eastern Time), to provide commentary on its performance and
operating results for the quarter ended December 31, 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 March 1 through March 15, 2019 and may be accessed by dialing 877-344-7529 (domestically) or 412-317-
0088 (internationally) and entering conference number 10128164. 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 real estate investment trust (REIT) investing in seniors housing and health care properties primarily through sale-leasebacks, mortgage financing, joint-ventures
and structured finance solutions including preferred equity and mezzanine lending. LTC holds more than 200 investments in 28 states with 30 operating partners. The

portfolio is comprised of approximately 50% seniors housing and 50% skilled nursing properties. Learn more 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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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

Other operating income:

Gain (loss) on sale of real estate, net

Operating income
Income from unconsolidated joint ventures

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

share:
Basic
Diluted

Dividends declared and paid per common share

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

Weighted average shares used to calculate earnings per common

Three Months Ended Twelve Months Ended
December 31 December 31,
2018 2017 2018 2017
(unaudited) (audited)
$ 32,759 $ 34,124 135,405 $ 137,657
7,290 6,719 28,200 26,769
3,538 886 5,040 3,639
43,587 41,729 168,645 168,065
7,215 7,683 30,196 29,949
9,396 9,424 37,555 37,610
— — — 1,880
11 67) 87 (206)
65 — 84 56
4,801 4,243 19,193 17,513
21,488 21,283 87,115 86,802
7,984 (1,240) 70,682 3,814
30,083 19,206 152,212 85,077
761 628 2,864 2,263
30,844 19,834 155,076 87,340
(78) — 95) —
30,766 19,834 154,981 87,340
(121) (81) (625) (362)
$ 30,645 $ 19,753 154,356 $ 86,978
$ 0.78 $ 0.50 3.91 $ 2.21
$ 0.77 $ 0.50 3.89 $ 2.20
39,501 39,429 39,477 39,409
39,864 39,645 39,839 39,637
$ 0.57 $ 0.57 2.28 $ 2.28




FFO 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 and FAD as supplemental measures of operating performance. The
Company believes FFO 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 and FAD facilitate like comparisons of operating performance
between periods. Occasionally, the Company may exclude non-recurring items from FFO and FAD in order to 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. 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 FAD as FFO excluding the effects of non-cash income, such as straight-line rent, amortization of lease inducement, effective interest income, and deferred income
from unconsolidated joint ventures, and non-cash expense, such as 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.

While the Company uses FFO and 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 FAD (unaudited,

amounts in thousands, except per share amounts):

GAAP net income available to common stockholders
Add: Depreciation and amortization

Add: Impairment charges

Less: (Gain) loss on sale of real estate, net

NAREIT FFO attributable to common stockholders

Less: Non-recurring income
FFO attributable to common stockholders excluding non-
recurring income (1)

Less: Non-cash rental income

Less: Effective interest income from mortgage loans
Less: Deferred income from unconsolidated joint ventures
Add: Non-cash compensation charges

Add: Non-cash interest related to earn-out liabilities

Less: Capitalized interest

Funds available for distribution (FAD)

Three Months Ended

Twelve Months Ended

(1) Represents net write-off of a contingent lease incentive and related earn-out liability.

NAREIT Basic FFO attributable to common stockholders per
share

NAREIT Diluted FFO attributable to common stockholders
per share

NAREIT Diluted FFO attributable to common stockholders

Weighted average shares used to calculate NAREIT diluted
FFO per share attributable to common stockholders

Diluted FFO attributable to common stockholders, excluding
non-recurring income

Weighted average shares used to calculate diluted FFO per
share attributable to common stockholders, excluding non-
recurring income

Diluted FAD
Weighted average shares used to calculate diluted FAD per
share

December 31 December 31,
2018 2017 2018 2017
30,645 $ 19,753 154,356 $ 86,978
9,396 9,424 37,555 37,610
— — — 1,880
(7,984) 1,240 (70,682) (3,814)
32,057 30,417 121,229 122,654
(3,074)(1) — (3,074)(1) (842)(1)
28,983 30,417 118,155 121,812
(480) (2,804) (7,458) (8,485)
(1,438) (1,398) (5,703) (5,500)
(15) (36) (108) 177
1,486 1,282 5,870 5,249
— 126 377 602
(398) (281) (1,248) (908)
28,138 $ 27,306 109,885 $ 112,593
0.81 $ 0.77 3.07 $ 3.11
0.81 $ 0.77 3.06 $ 3.10
32,178 $ 30,498 121,854 $ 123,016
39,864 39,645 39,839 39,637
29,104 $ 30,498 118,780 $ 122,174
39,864 39,645 39,839 39,637
28,259 $ 27,387 110,510 $ 112,113
39,864 39,645 39,839 39,637




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

December 31, 2018

December 31, 2017

(audited) (audited)
ASSETS
Investments:
Land $ 125,358 124,041
Buildings and improvements 1,290,352 1,262,335
Accumulated depreciation and amortization (312,959) (304,117)

Operating real estate property, net 1,102,751 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 1,106,581 1,086,089
Mortgage loans receivable, net of loan loss reserve: 2018—$2,447; 2017—3$2,255 242,939 223,907

Real estate investments, net 1,349,520 1,309,996
Notes receivable, net of loan loss reserve: 2018—$128; 2017—$166 12,715 16,402
Investments in unconsolidated joint ventures 30,615 29,898

Investments, net 1,392,850 1,356,296

Other assets:
Cash and cash equivalents 2,656 5,213
Restricted cash 2,108 —
Debt issue costs related to bank borrowings 2,989 810
Interest receivable 20,732 15,050
Straight-line rent receivable, net of allowance for doubtful accounts: 2018—$746; 2017—$814 73,857 64,490
Lease incentives 14,443 21,481
Prepaid expenses and other assets 3,985 2,230
Total assets $ 1,513,620 1,465,570
LIABILITIES
Bank borrowings $ 112,000 96,500
Senior unsecured notes, net of debt issue costs: 2018—$938; 2017—$1,131 533,029 571,002
Accrued interest 4,180 5,276
Accrued incentives and earn-outs — 8,916
Accrued expenses and other liabilities 31,440 25,228
Total liabilities 680,649 706,922
EQUITY
Stockholders’ equity:
Common stock: $0.01 par value; 60,000 shares authorized; shares issued and outstanding: 2018—39,657;

2017—39,570 397 396
Capital in excess of par value 862,712 856,992
Cumulative net income 1,255,764 1,100,783
Cumulative distributions (1,293,383) (1,203,011)

Total LTC Properties, Inc. stockholders’ equity 825,490 755,160
Non-controlling interests 7,481 3,488

Total equity 832,971 758,648
Total liabilities and equity $ 1,513,620 1,465,570
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FORWARD-LOOKING STATEMENTS

This supplemental information conains forward-looking stalements within the meaning of Section 2TA of the Securilies
Actof 1933, as amended, and Section 21E of the Securities Exchange Act of 1934 as amended. adopied pursuant o
the Private Securitios Litigation Reform Act of 1995, Statements that ane not purely historical may be forward-looking.
You can wentify scme of the foreard-locking statements. by their use of forward-looking words, such as “believes.”
“enpects,” “may,” “will.” “should,” “seeks,” “approximately,” “intends.” “plans.” “estimates” or “anticipates  or the
negative of those words or simiar words. Forward- (ooking statements involve inherent risks and uncertainties
regarding events, conditions and fnancial trends that may affect our future plans of operation, business stralegy.
results of operations and financial position. A numbser of impartant fsctors eould cause sctual results 1o differ materially
from thioss: within or co by such forward-locking statements., InCluding. but not imited to, the status
of the econcmy. the status of capital markets (including prevading interest rates). and our access to capial: the income
and returns available from investments in health care related real estate, the ability of our borrowers and lessees (o
miest their abligations 1o us, our rehance on & few Major operators; competiton fBced by our DOMOWERS Bnd lessees
within the health care industry. regulation of the health care industry by federal. state and local governments. changes
in Medicane and Medicaid reimbursement amounts (including due 1o federal and state budget constraints), compliance
with and changes to regulations and payment policies within the nealth care industry, debt that we may incur and
changes in financing lenms. cur ability to continue to quality as a real estale invesiment trust. the relative Wiquidity of
our real estate ir on our remedies when mofgage loans default, and risks and liabilities
in connection with mmmmm-m lirnsted liability companies and partnerships. For & discwssion of these and
other tactors that could cause actuad results to differ from those contemplated in the forward-looking statements.
pease seo the discussion under “Risk Factors™ and other information contained in cur Annual Report on Form 10K for
the fiscal year ended December 31, 2018 and n our publicly available filings with the Securities and Exchange
Cormmission. We do not undertake any responsibility 1o update or revise any of these factors or to announce publicly
any revisions to forward-looking statemaents, whethar as a result of new information, future events or othersese:

NON-GAAP INFORMATION

This supplemantal information contains certain non-GAAP information including EBITDAre. adjusted EBITDANe, FFO,
normalized FFO, normalied AFFO. normalized FAD. normalized interest coverage ratio, and adjusted fived charges
coverage rato. A reconciliation of this non-GAAP information is provided on pages 22, 25 and 26 of this supplemental
information, and on is uner the “Non-GAAP Financial Measures” subsection under the
“Selected Financial Data”™ section of our website al waw LTCreit com
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$1.4 Billion in Total Investments Underwritten
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REAL ESTATE ACTIVITIES - ACQUISITIONS AND LOAN ORIGINATIONS

(DOLLAR AMOUNTS IN THOUSANDS)

ACQUISITIONS CONTRACTUAL
o OF PROPERTY # BEDS/ DATE OF INITIAL PURCHASE ADDITIONAL
DATE PROPERTIES TYPE UNITS LOCATION GPERATOR CONSTRUCTION CASH YIELD PRICE COMMITMENT"
2047 8716 P ALFMC/ILF 1B0 unks Chowis, CA Frontier Management. 2044/ 2018 T.00% § 38813 5 -
6/23 1 MC &0 units Wes Chester, OH Thrive Senior Living 2017 - - 15650 -
1031 1 ALF/mC T3 units Ransas Cly. MO Ouond Sareod Living 01T T.00% 16555 -
12/13 1 uop”! 110 units Cedarburg, W1 Teabwood Senior Living 2017:2019 7.50% so0 21671
1722 i ALF/MC BT urits Spartariburg. SC Alfinity Living Group 1999 T.25% 10,000 *' =
;] 510 units $ B1818 3 21871
—_— —_—
2018 5/11 1 o™ 76 units Medford, Ot Fiakls Sanior Living 20182019 7.65% $  s00 ™ 8 17508
6/28 2 MC BB urits [Fort Wesrth & Frisen TX Koslsch Communities 2044/ 2015 T 25% 25200 -
8/30 1 ILF B9 units Medfard, 0 Fiekis Senior Living 1984 B.75% 14400 ®' - =
4 255 units $ 40200 5 17.508

2018 1731 i ALF/MC T4 urits Abingden, VA English Meadows Senior Living 2015 T A0 $ 18s8s ® g -

(1) Commitments may include capital improvement or development allowances for approved propscts. but sxcludes incentive payments and contingent Fora st of our ses our Anrual Report on
Fesm 100,

(2] See page T for development activitss.

(3] Transitionsd two MC comenunitss in o portiala freen Clasity Points 1o Thiva in tha thind quartss of 2017 Tha Trrivse master lsass was amended and restatad 10 inchuds thass two MC commisnities, slang with this propany in West
Chester, OH. The GAAP rent under the Thrive amended and restated master lsase on sis praparties (one in lsass-up an page O and frve stakilized on page 10) represents s lease rate of 7 35%. Bagirning lanusry 2019, Thive is being
accounied for on a cash basis. See page @ for Thrive disclosure.

(4] LTC ownid & 0% . IR N the That gwnid. e faal SLate BN SECOURTE Tof T DRITNMERG on B ConBokdieg Bads

(5] Wi entered imto a joint verturs |“ W) 1o develop. purchase and own seniors housing communitsss. During the second quarter of 2018 the IV purchased land for the develapment of & TB-unit ALF/MC community for & total
project cost of 318 108 During the third quansr of 3018, in a sale-lsassback transaction. the [V purchassd an existing operational B8-unit ILF community adpscent to the T8-urit ALF/MC community we are developing for $14 800
Upen coempletion of the development progect. LTC s sconomic interest in the real sstate I s approsimately 85%. We account fior the IV on a consolidated bases. Ses pags 8 for joint venture contributions.

(8] W entersd o a ¥ to purchase an esisting operaticnal T4-unit ALF/MC commaunity. The non-controlling partnes contribused $319 of squity and we contnibuted $15 550 in cash LTC's sconomic intenest i the real estate iV s

spproximately B5%. We account for the W on & consclidated basis.

LOAN ORIGINATIONS

STATED
»OF PROPERTY # BEDS/ LOAN MATURITY FUNDED AT INTEREST
DATE PROPERTIES TYPE UNITS LOGATION TYPE DATE OPERATOR BRIGINATION ORIGINATION RATE
2018 31 1 SHE 117 beds Stering Heights, M ™ Morigage Oct45 Frestige Healtncare 5 9100 § 7.400 BGE%
83 1 SNF 126 bacs Grarsd Haven, MY Mortgage octa5 Praatigs Healthcare 10.125 7425 941%
10/18 1 UDPALF/ALF/ME 204 urits Aianta, GA Mezarire Dee23 Vilage Park Senior Lving 8,828 e 1200% @
3 238 beds/204 urits ] 6053 3§ 14,525

[$1]

2

W furded addtional loan procesds of 37 400 and 7 125 and committed 1o fund $1. 700 and $3.000 in capital improvemnents. respactively. under an susting mortgage loan_ The loan is secured by four SNF properties in

Michigan. See page 8 for the detail of g fowr and
Faprasents & mairaning laan with & rete of 12 00% snnuslly (5% paed = caab @nd 4% defanred during the fire 46 monthal. W sxpect funding 1o occur on or befors th commitment sxpirstion date of March 15 2019




(DOLLAR AMOUNTS IN THOUSANDS)

<< REAL ESTATE ACTIVITIES -JOINT VENTURES

UNCONSOLIDATED JOINT VENTURES
TOTAL
COMMITMENT PROPERTY INVESTMENT MATURITY ® BEDS/ INVESTMENT AR FUNDED REMAINING
YEAR LOCATION PROJECTS OPERATOR TYPE TYPE DATE RETURN uUNITS COMMITMENT FUNDING TO DATE 1
2015 Paoria & Yuma, AZ 4 Saehice Lifisslyles ALF/MC/ILF Frafesred By L 1500w 585wty 5 5650 % 0 § 23684 L 1,956
2018 Coals. FL 1 Cantemisd ALF/ILF/MC Marmrine Mo 20 ELT 99 unts 2,900 - 2,900 -
2006 Fort Myers, FL 1 [ UDPALF MG Mezmrine Dec23 18.00% = 127 units. 3.400 - 3400 -
B1l urta 3 31050 3 Lo 3 20084 3 3056
(1) Currantly, 7% is plid in chih And 8% & daleired,
(2 Currently, 12% s pasd in cash and % is defernsd
(3 Curently, 10% = paid in cash and 5% is delerned
CONSOLIDATED JOINT VENTURES
TOTAL NON-CONTROLLING LIc e
INVESTMERT PROPERTY * BEDS/ BONT VENTURES INTEREST LI FUNDED REMAINING
YEAR LOCATION CPERATOR TVPE INVESTMENT PURPOSE UNITS T CONT O T 10 DATE COMMITMENT'"
2087 Cotwtarg Wi Taribwsosdl Sama Liif, LoF Owned Real Etis & Developmant 110 s $ 2471 s zaT2 % w19 5 14026 5 B3
2007 ‘Spartantarng SC ATINEy Living Group ALF Dwred Resl Estate 87T unts 11660 1241 10419 9,935 454
187 unts. i A513 ELIE] 23081 6857
2028 Medierd, OR Fiakis Senicr Living™ LoF Owned Feal Estate & Developmant THunts 18108 1083 irear 3433 3594
2048 Medioed, OR Fisids Senioe Living™ ILF Dwred Feal Exiabe 88 unis 14 400 2857 11843 11843 -
167 unis. 2508 s 28570 14576 11594
201% Aargaon, VA Engiah Madcws Senice Lving™ ALF Dimeopd Rl Extite: T4 urats 16569 19 15,950 15,950 =
438 unts 3 3508 3 BaTe 3 TE13 3 B4.58T 3 IO

(1) Sespags T and B for the developmasnt and renovation sctivities on 4 consolidated bases.
(3] Repressnts a single pird veriurs with cwnarship in twa

(3] We entered into a IV to purchase an sxisting aperational Td-unit ALF/MC commuraty. The non-controling partner contributed $919 of equity ard we contributed $15.950 in cash. LTC's economic interest in the real estate IV
i Bppradimately S9N, W account for the IV on & cormchdated basis




(EOLLAR AMCUNTS i THOUSANDS

<< 3 REAL ESTATE ACTIVITIES - DE NOVO DEVELOPM

ESTIMATED
RENT COMTRACTUAL AL TOTAL
INCEFTION COMMITMENT . oF PROPERTY INITIAL CASH INVESTMENT AQ18 CAPTTALITED: PROJECT BASIS HEMAINING
DATE TEAR LOGATION OPERATER PROSECTS TYPE YIELD # BEDS/ UNITS CEMMITMENT ™! FUNDING INTEREST/ OTHER T DATE MBI TMENT!
1019 2018 Usin, Y Cansriog 1 SNF B50% 143 bty $ a3 s 1307 ] 1085 % 1915 $ 5478
e PR Cocartrarg. W1 Teswoad 1 WP ALF NG TS0% 110 unts 24471 193 347 18 665 €173
4019 2018 Macttond 061 faca 1 ALENE THSN ™H snts 18,108 1888 92 4,808 13504
2 7% 185 unts/ 143 beds 5 84504 5 3488 3 1574 § 41186 § 15242

(1] Includes purchase of kand and mitial improvement furding. # apphicable, and development commitment
Commaiment it calculated s follows. “Irnestment Commitment” less “Total Project Basss™ phas. “Total Capitalped Intemssl Othes.”




(DOLLAR AMOUNTS IN THOUSANDS)

<< REAL ESTATE ACTIVITIES - EXPANSIONS & RENOVATIONS

OWNED

ESTIMATED CONTRACTUAL TOTAL
RENT COMMITMENT PROJECT - oF PROPERTY IMITRAL INVESTMENT s FUNDED REMAINIRG
INCEPTION DATE YEAR TYPE LOGATION OPERATOR PROJECTS TFPE CASH YIELD COMMITMENT FUNDHNG TO DATE COMMITMENT
- 2017 Rencwation Spanarburg 5C At ity Livieg Group 1 NLF /NG T.25% T s s 4 Lo 5 a8
- 2017 Fencumtion Laa timpan, WY Fundammntal i oTH .00% 555 Fol 47 4,708
2 L) Ll 8 3 Lsed $ 5188

{1}  Rent payment increases upon each funding.

MORTGAGE LOANS

ESTIMATED COMTRACTUAL TOTAL

INTEREST COMMITMENT PROSECT wor PROPERTY IMITIAL INVESTMENT 4018 FUNDED REMBNING
INCEFTION DATE TEAR TYPE LOCATION OPERATOR FROIECTS TYPE CASH YIELD COMMITMENT FUNTHNG O DATE COMMITMERT
- 2018 Eaparace Rochestes Haa . i Frestige Heathcare: 1 BNF 41N 5 11500 [} 18 $ 1468 § 10,002
- = 2018 Regvation  Farmingion & Howsl MI Frestige Hesthcare 2 SNF BLALN 5.000 237 2443 1887
- . 2018 Reeanates st Larie, M1 Frestige Heatheare 2 SNF [T 4,500 340 EELT 1189
- 2018 Rerouation Stering Heghts, Wi Prestige Heatheare 1 SNF B8N 1.700 52 a9 1381
- 2008 provate Grand Haven. Mi Prestige Hasthcarn i ShF Y 3000 - - 5,000

= 2048 Esparaice Gemedd Blane, Mi Frestige Heatheare 1 BHF [ XY 5,500 T8 5500 -
8 3 31300 L] B35 4 14001 3 17109

1} Commément is part of the total lcan commitment secured by 15 properties: in Michegan operaied by Prestige Healihcare, Intevest payment increases upon each funding.
(2)  Commtment is pat of the total loan commitment secured by 4 praperties in Michigan operated by Prestige Healthcare. Intensst paymssnt increases upan sach funding.
(3} interest payment incresses upon sach funding.




4  REALESTATE ACTIVITIES - LEASE.UP

(DOLLAR AMOUNTS IN THOUSANDS)

DEVELGPMENT CONTRAC TUAL
DATE DATE OCCUPANGY AT COMMITMENT PROJECT » oF PROPERTY INITIAL " oF TOTAL
ACQUIRED OPENED " 12/31/2018 YEAR TYPE LOCATION OPERATOR PROJECTS TYPE CASH YIELD unITS INVESTMENT'™!
Oct- 15 Dec1T B2% 2015 Development Glenview. IL Arihem 1 MC - = 56 wils. § 16487
[T Jor18 38% 2018 Davalopmant Cuk Lawn, IL Aeangem ™ 1 M - 56 s 14998
OetAT Augd? 8% WA Aecasition ™™ Kamsas City, MO Outord Genice Lnving 1 ALF/ME T.00% 73 weas 18,624
Jun-a? Apr-1T 8% A Acgamition ' Wedt Chester, OH Thitve Senke Lving ™ 1 ME - 60 ity 15809
4 265 it $ 63998

{1} Represenis date of Certificaie of Occuparnsy.

(2 Totsd Irvestment for scquisitions include closng costs.

(3 Duwring 2017, we ssund & rotios of dafault to Anthssm resuiting from Anthens's partl payment of minimam rent. Artham oparates. 11 operatonal Memory Caee COMMUNItES Under & Master ase. We are cumently not pursuing
erdorcemant of the gusramees and cur rights and remsdies. pertaining 1o known events. of default under the master lease. with the stipulation that Anthem achieve sufficesnt performance and pay an sgreed upon cash rent for thess
11 peopesties. During 2018, Anthem paid the agreed upon menimum cash rent of $5.2 milkon, Subsequent to December 31, 3018, Anthem agreed 1o pay a minimum of $7.5 milion of annual cash rent throughout December 31, 2018,
W raceive regular finandial performance updates from Anthem and conteue 1o monitos Anthem s performance obligations unded the master lease anessment

(4)  Properties were newly constructed and purchased foliowing mssuance of final centificate of accupancy and lcensure.

5} Subsequent o Decamber 31 2018, we placed Thrve on & cash Basis dus to short payrrsant of rent in 2018 and non-pay of rang in O 018 tenaling $0.7 million, This rent has been acenssd and
reconded i 2018 and we currenily estimate it is collectible. Thive has not paid lanuary or February 2008 rend. As & result. we have ssued a reseration of rights kefter 1o Thrive. We ane working with Thiive and exploning cur options 1o
RARITUS this valua of thiss faal aSIA ARSEtS.




<<< REAL ESTATE ACTIVITIES - LEASE-UP HISTORY

& OF MONTHS
PROPERTY PROJECT # BEDS/ DATE DATE DATE ™

PROPERTY LOCATION OPERATOR TYPE TYPE UMITS ACQUIRED OPENED " STABILIZED STABILIZATION
Highline Place Littheton, CO Arihem MC Dievelopmert B0 units May 2012 Jd 2013 Sep 2013 2
Wilowbrook Placs - Hipling Littieton, GO Amhem MC Developmant B0 unins Sep 2013 Aug 2014 Dec 2015 16
Chelsea Place Aurara, CO Anthem MC Developmernt 48 units Sep 2013 Dhec 2004 Mar 2016 18
Gresnndgs Pace ‘Wostmingter, CO Arthasm MC Dapvslopmant 60 urits Dz 2013 Fab 015 Fab 2047 4
Harvester Flace Burr Ridge. IL. Anthem MC Development. 66 units Oct 2024 Feb 2016 Feb 2018 24
Vineyard Place Murrasta, CA Arthasm MC Davaslopmant 66 units Sept 2015 Hug IOLE Aug 2018 Ll
Forter Place Tirdey Park_ IL AriFwm MC Davelopmant 66 urits May 2015 Iud 2016 Jul 2018 ol
Coldspring Trarsitional Care Canter Cold Spring, KY Caresprng SNF Developmant 143 bads Dec 2012 Wi 2014 Jun 2018 bl ]
Carme Vilage Memary Care Clowis, €A Frontier MCALF Acopsmition T3 writs Jun 2017 Sep 2016 Jun 2018 12
‘Carmel Vilage at Clove Cicris, CA Fronier MF Acopamition 107 units Jun 2017 Mo 2014 Jun 2018 12
Hilisace Haighis Rehaksbtaton Sutes Amarila, TX Fundamantal SNF Redwalapras 170 beds Qet 2011 Jd 2013 Aug 2043 i
Pnvilior &t Glacir Valky Shnger, Wl Fundamantal SNF Resdervalapmseil 106 bads Fab 2015 Fat 2014 Feb 2046 Ll
Faviion at Creskwond . TX SNF Acgustion 176 beds Fab: 2016 Jud 2015 Fab 2047 12
Mustang Creek Estates Frisce, TX Mustarg Cresk Mgt ALF/MC Development B0 urits Dec 2012 Oct 2014 Dec 2015 14
The: Onfioed Grand Wichita, K5 Onfiord Senior Living HLF /MG Developmant 17T units Oot 2012 Oct 2013 Sop 2014 11
Ouford Vila Wichita, K5, Ceford Senior Lving ILF Developmert 108 uns May 2018 Now 2016 Now 2018 24
Thrive ot Deersocd Jacksanviie. FL Thetve Serice Living MC Asrp s ion B0 urets Sep 2015 Id 2015 Jul 2017 ol
Thetve 1 Backley Craek Loissvile, HY Thetes Senior Livieg MC A peion 60 urits Apr 2016 M 2016 Mar 2018 Ll
Theive at Athans Athans, GA Thrive Sericr Living ALF/MC Acopamtion T0 units June 2016 ey 20168 May 2018 21
Thrive at Oso Bay Corpus Christi, TX Theive Senior Living MC Dievelopment 56 urits Fab 2015 May 2016 May 2018 2]
Thrive at Prirce Creek ™ Mharrals Inlet, 3 Thrive Serior Living ALF/MC Development B0 urits Fab 2015 Sep 2018 Sep 2018 21

(1] Represants date of Cartificate of Dosupancy.
(21 Proparty mests the definition of stabilized but has not yet schieved the applicable oocupancy threshold. The ccoupancy for Wichita, KS property st Decemier 31, 2018 was 88%
i3 The occupancy fer Murmalls Inlel. 5C property at December 31, 2018 was 53%




<<< REAL ESTATE ACTIVITIES - CAPITAL RECYCLING

On average, LTC has sold approximately $20 million annually

Since 2000: +  Total Sales Price of $343.8 million
+  Total Gain of $137.2 million

$o8

§78
g $58
:

$38

: l l ll l

|$ 2 " ‘ — —_— — L
2000 2002 2004 2006 2003 2010 2012 2014 2016 2018
m3ales B Gain/|Loss)

SUPPLEMENTAL INFORMATION 4Q 2018




<<< ). PORTFOLIO OVERVIEW

(DOLLAR AMOLINTS IN THOUSANDS)

TWELVE MONTHS ENDED
DECEMBER 31, 2018

# OF GROSS % OF RENTAL INTEREST % OF
PROPERTY TYPE PROPERTIES INVESTMENT INVESTMENT INCOME ' INCOME'" REVENUES
Skilled Nursing 93 $ 810570 48.6% $ 64911 $ 28143 58.0%
Assisted Living 103 804,021 48.2% 66,305 - 41.4%
Under Development'™! = 41,186 25% - = 0.0%
Other'® 1 11,065 0.7% 924 - 0.6%
Total 197 % 1666842 100.0% $ 132,140 $ 28143 100.0%

(1 Inchades rental income and intersst moome from mongage loans and excludes rental incone from properties sokd and milerest income from loans that peed off during the teehe monthe ended
Dacsmnbar 31, 2018

(1 Subssguent 1o Decernbar 31 2018, we entened into 8 IV 1o purchase an sxsting oparational 74-umn ALF/MC ty. The noe W parines d $919 of equity and we comtribnned
$15.950 in cash. LTC's economic eterest in the real estate IV is approximately 55%. We account for the IV on a corsolidated basis.

(3] Inchades thies developmant propects consmting of B 143-bed SNF in Kentucky, & 110-unit ILF/ALF/MC cammanity in Wisconain and & TS-mit ALF/ME comenunity in Onegen

(4]  nchudes thres parcels of land held-for use and one bebarvioral health care hospital

197 pProperties
3 Development projects
3 Land parcels

Loans Recelvable
14.7%
$0.38




&>  PORTFOLIO METRICS

SAME PROPERTY PORTFOLIO STATISTICS (V)

ASSISTED LIVING SHKILLED NURSING

2.00 100,0% 2.00 100.0%

150 wox R 150 900% %
g00% 2 2

100 -] 100 800% §
850% 5 . 2

0.50 - g 0.50 78.3% 77 2% r00% §

0.00 75.0% 0.00 50.0%

2018 3g18 2Q18 3qQis
m Mormalized EBITDAR  EEEENormalized EBITDARM  s=se=Occupancy mmm Normalized EBITDAR SR MNormalized EBITDARM  —e=COccupancy

{1)  information is for the trailing twedve months theough Septemnber 30, 2048 ard June 30. 2018 and is from property level operator financial statements which are unaudited and have not been
wdaparsdanty weriied by LTC

STABILIZED PROPERTY PORTFOLIO
TTM Ended September 30, 2018
TOTAL PORTFOLIO PAYOR SOURCE SNF PORTFOLIO PAYOR SOURCE
60.0% 50.0%
50.0% 40.0% =
40.0%
30.0%

30.0% —
20.0% 2010%
10.0% H 10.0%

0.0% 0.0%

2018 3Q18 3018
W Private Pay m Medicare & Medicaid o Private Pay | Medicare u Medicaid




& 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.

.

2
y

’/%/- S
: y

D

7 / I | NS D e

y @ shilled Nursing (93)
B #esisted Living (103)
. & otner+ (1)
| '-ﬂ//////////‘//////// [\ ana
. Wl Uncer Development (3)
* Bahawvioral health care hospnal

| Represents 10 states with U hghest projected increasss in tha B0+ papulation cobart from year 2020 to yeas 2030
Source. Thi Asercan Sencd Housang Association, Winter 20018, Population Giowth Forecast by State




<<< PORTFOLIO DIVERSIFICATION - GEOGRAPHY

(AS OF DECEMBER 31. 2018, DOLLAR AMOUNTS IN THOUSANDS)

# OF GROSS
STATE ' PROPS INVESTMENT % SNF % ALF % UDP % otH @ %
Texas. a2 $ 202317 175%  § 218247 267% § 76070 aa% $ - - % - -
Michigan 22 246,329 14 8% 245 386 30.3% - = = - a43 B.5%
Wisconsin 10 143 6857 B.6% 13,946 1.7% 113,046 14.1% 16,665 40.5% - -
Colorado 16 114,923 B.9% B044 1.0% 106,879 13.3% - - - -
California 7 102,254 6.1% 22,130 2.7% 80,124 10.0% - - - =
IBnais 5 87.484 5.3% - - 87,484 10.9% - - - -
Ohio 9 86,223 5.2% 54,000 6.7% 32,223 4.0% - - - -
Florida 11 72,152 4.3% 32 865 4.1% 30,287 4.0% = - — —
Hansas 11 71418 4.3% 14.112 1.7% 57,306 7.1% - - - -
Mew Jersey 4 62.106 3.7% - - 62,106 7.7% - - - =
All Others 60 387 979 23.3% 203 840 25.1% 149 496 18.6% 24 521 59 5% 10,122 915%
Total 107 § 1666842 100.0% § 810570  100.0% § 804021  1000% § 41186  1000% § 410656  100.0%
{1} Due bo master leases with properties m multiple states, nevenue by state is not avasdable.
121 Includes one bakdnioral haalth o hoa pitel Snd e plicels of land
GROSS PORTFOLIO BY MSA 11 AVERAGE PORTFOLIO AGE '
60.0% 50.2% n
40.0% o 23 years
00k 19.6% 19.4% — § 20
: 3.2% 11 years
0.0% - . H b i 10
MSids 1-31 MSas 32-100 MSAs > 100 Cities in Micro-  Cities not in .
MSA or Micro- o
54 Skilled Nursing. Assisted Living

(1) The M3 rank by population as of July 1. 2017, as estimated by the United States Census Bureaw
Appeaimataly T0% of 0 BRODAFteE AN in The 1op 100 M5AS.

1

s caloulated from construction date or major renovadion;‘expansion
dane. Inchadis cvwned portiolio and Mongage kaans Becsed by I3 SNF
proparties in Michigan .




<<< PORTFOLIO DIVERSIFICATION - OPERATORS

(A5 OF DECEMBER 31. 2018, DOLLAR AMOUNTS IN THOUSANDS)

ANMUAL GROSS
OPERATORS PROPERTIES INCOME ' * INVESTMENT %
Prestige Healthcare 24 $ 29378 18.0% $ 258519 15.5% (1) Inchudes snnuskised GAAP rent for leased propertsss. sxcept for
Anthem as descibed below, and trailng twelve months of mlerest
Senor Lifestyle Corporation 23 19.716 12 1% 190_368 11.4% e from [ a8 of D 312018
Brookdake Senor Lving, a7 15506 o.5% 126,901 7.6%
o i3 i December 2018, Senior Care Centers and rumerous of its aflilates
Sankcr Cary Contory u s ad E.1% 138.109 8.2% e subsidinress [“Saraor Cane| filed for chagter 11 bankruptcy
Mhﬂlmﬁﬁm i1 7144 4 4% 138 307 8% TasUting from M WIminatons froem oirtEin landords and o-goeng
operational challenges. Dus to the banknupicy. the amcunt reflects
Prafemed Care 24 10,125 6.2% 18.264 4.7% contractual annual cash rent. LT believes they continued to operate
Furdamerital 7 8,382 5.1% 75.500 4.5% mon than 100 POpTEe in T #tes s of Decembar 31. 3018
Traditions Senior Managemant 7 8263 5.0% 71610 43% (3] Anthem is curmently being accounied for on a cash bass. Contraciual
Genesis. Healthcane T B.154 50% 53,404 3.9% annualized GAAP rent is $13.703. See page D for Anthem disclosure
Carespring Health Care Management 3 T.635 4.T% 97 461 5.0% (4] Beginring lanuary 2010, Theive is being accountsd for on a cash
All Others 43 34824 21 7% 440219 26 4% bass. The contractual annuakped GAAFP rent is $6,728. See page 8
- = St Thitive dlrsechodine
197 § 1683374 100.0% % 1666842 100 0%
(3)["]1 "1GE
ANNUAL INCOME BY OPERATOR!Y T T
SEMION LIFESTYLE FILES]
o | S| e | e
All Others ') 21.3%
BuookbaLe
Prestige Healthcare 18.0% eSO LIVIRG
Senior Lifestyle c % SENIOR CARE SNF/ALF/ILF/MC Moie than 100
).,'...L"_', Privabely Held Transitional Came & Rehab Properties 7!
Brookdale
i [=1] 4 |
Senior Care N fﬁ'!‘.‘xf'.‘a
[
Preferred Care ty Care:
Fundamental B FuUNDAMENTAL
Traditions Sr Mgmt
Genesis
Carespring
0.0% 20.0% 30.0% SHE/ALFAILF 11 Properties 2 5tates

(& canesemms |

Frivetaly bald Transitional Care




<<< PORTFOLIO MATURITY

4AS OF DECEMBER 31. 2018, DOULAR AMOUNTS IN THOUSANDS)

RENTAL % OF INTEREST % OF ANNUAL % OF Near Term Lease Maturities:
YEAR INCOME'™™  TOTAL INCOME'™!  TOTAL INCOME'™  TOTAL : Eﬂ":l_'“;:;gl"ﬂ: an annualized GAAP rent
| L mulon
2018 R =00 S S - B S * Five in 2020 with an annualized GAAP rent
2020 14,295 10.6% 954 34% 15.249 9.3% totaling $14.3 million
2021 12,336 9.1% - - 12,336 T.6% = Four in 2021 with an annualized GAAP rent
2022 T 0.6% = = T 0.5% totaling $12.3 million
2023 3,332 25% - - 3332 2.0%
2024 4,201 3.1% - - 4,201 2.6% As of December 31, 2[_)13. approximately
2025 2,060 ET% i N 8,080 5.5% 96% of l::wn-ed prc;pemes are mra;i‘jm u:fder
Thereafter 89,136 65.8% 27,189  96.6% 116325  712% gﬁ;ﬂ;‘:i’fﬂ; rt::o;gﬁ“rgimngest:‘rer -
Total $135231  100.0% $ 28143 100.0% $ 163,374  100.0% cross-default loases
100.0%
80.0% -
W Leaszes @ Loans
60.0% - (As & % of Total Annual Income)' ! 54.6%
40.0%
16.6%
e 13%00%  gamo6% -?'E% 00%  OSkoox O 2% 5% 00% »
oo - . - . .| L 0.0% 0.0% [
2019 2020 2021 2022 2023 2024 2025 Thereafter

(1) Imcliaces annuaked GAAP rant for lased propanias scept for Antham, and trailing tweha months of intenest mcoma from mongags kaans outstanding as of Decamber 31, 2018,




<<< ENTERPRISE VALUE

(AMBIUMTS 14 THOUSANDS. EXCEPT PER SHARE AMOUNTS AND NUMBER OF SHARES)

DECEMBER 31, 2018 CAPITALIZATION

DEET

Bank borrowings - waighted sverage rate 3.7% 'Y § 112,000

Senior unsecured notes - weighted average rate 4.5% = 533,029

Total debt - weighted average rate 4. 4% 645,029 28.1% CAPITALIZATION
EQUITY 12/31/18
No. of shares Cloging Price

Common stock 39,656,737 § 4188 ¥ 1,652.893 71.9%
TOTAL MARKET VALUE $  2.297.022 100.0%

Add: Non-controlling interest T7.481

Less: Cash and cash equivalents (2.656)
ENTERPRISE VALUE $ 2302747
Debt to Enterprise Value 28.0%
Debt to Annualized Adjusted EBITDArR 4.2x

(1} Subsequert o December 31. 2018, we bornowed $28.400. net. under our unsecured revaling line of credit. Accordingly. we have 3138 400 outstanding with
$461.600 available for bormowing.

(2} Fapresents cutitandeg balance of $533967. rel of Sebl isaue costs of SB38. Rate inclhudes SMortization of debl isiue coat Subsequent 1o December 31. 2018,
was paid down 4 167 i regular scheduled principal paymaents. Acoordingly, we have $528 B82 sutstanding under cur senior unsecunsd notes. and $98 000
avvailabie for Bosrowing.

(3 Closing price of our commeaon stock as reported by the WYSE on December 31, 2018

(4)  Sea page 22 for reconcliatesn of annualized adjusted EBITDAM




LINE OF CREDIT LIQUIDITY
$600,000
£500,000
$400,000
$300,000
$200,000
£100,000 e
$
2015 2016 2017 2018
W Balance W Available
LEVERAGE RATIOS COVERAGE RATIOS
50.0% 10.0
40.0% 75 B.7x
5.2 52 Eie
% 31 g9y G 51x ggn <
30.0% 50 d2n 44x g HT* = <
20.0%
28
10.0%
0.0
0.07% Debt to Adjusted EBITDAre/ Adjusted EBITOARe,/
Debt o Gross Asset Value Dbt 1o Total Enterprise Value Adjusted EBITDAMe Interest Incurred Fixed Charges

mE meo e ua0Ls ® 4018 Annualized 2017 w2016 w2015




& DEBTMATURTY e

DEBT STRUCTURE
UNSECURED SENIOR
LINE OF UNSECURED % OF
YEAR CREDIT ' NOTES ¥ TOTAL TOTAL Umcu'“f}'—;*; of Credit
2019 $ - E 33,667 3 33,667 5.2% )
2020 - 40,160 40,160 6.2%
2021 - 47.160 47,160 7.3%
2022 112,000 48,160 160,160 24 8%
2023 - 49,160 49,160 7.6%
2024 - 49,160 49,180 7.6%
2025 = 48,500 48 500 7.7%
Thereafter - 217,000 217,000 33.6%
Total $ 112,000 $ 533967 ™ § 645,067 100.0%
$600,000
$500,000
® Unsacured Line m Senior Unsecurad Notes
$400,000
$300,000
$217,000
$200,000
$112,000
400,000 £33.667 $40,160 $47.160 $48,160 $49,160 $49,160 $49,500
e 0 mmma O N GO N B BN B .
2019 2020 2021 2022 2023 2024 2025 Thereafter

(1)  Subsequeni to December 31, 2018, we borrowed §26,400, net. under our unsecured revoaling line of credit. Accordmgly. we have $1338.400 outstanding with $461.800 avadable for borrowing

(21 Reflects scheduled principal payments. Subsequent to December 31, 2018, we pasd down $4.167 in regular scheduled principal payments. Accordingly, we hawve $528 862 outstandeng under our
sane unsacured notes and £88,000 availabhs for beamowing,

i3 Escludes debt issus costs which are included in the senior unsscured notes balance on our Corsclidated Bslance Sheets shown on page 24




(DOLLAR AMOUNTS IN THOUSANDS)

<<< FINANCIAL DATA SUMMARY

12/31/2018 12/31/17 12/31/18 12/31/15
Gress real estate sssets 51,666,842 $1,618,284 $1,533.679 $1,418,405
Met real estate investments 1,349,520 1,309,996 1,255.503 1,184,950
Gross asset value 1,831,070 1,774,024 1,673.238 1,528,879
Total debt "' 645,029 667,502 609,394 571872
Total liabilities 680,649 708,922 654,848 616,222
Total equity 832971 758,648 740,048 659,202

(1) Represents cutstanding bakance of iross bank Borowings and senior Lnsecured noles, net of Gebt issue costs

NON-CASH REVENUE COMPONENTS
4018 1Q19'" 2q19'" 3g19" agia’
o (1) For Wdses 3o laing in place 5t Decamber 31, 2018, assuming e ronewsl,
Straight-line rent s 921 $ 851 $ 1088 § 1085 $ 1145 madifications or replacements. and no new Imvestmants. are addsd 1o our
poritols sucept for year 20159 sase sxiensions noted on page 17. the
Amort of eage nducemant {441y (441) (441) (445) 1454) in 10 snd the & o Srrior Caire and Anifeen
Effective Interest 1438 1415 1418 1412 1,352 straight-ling rent dus to the Serece Care bankruptcy and the Anthem master

loase which is in defaul and curnently bsing sccouried for on & cash basis

Net $ 1918 § 1825 $ 2,085 § 2032 $ 2,043




<<< FINANCIAL DATA SUMMARY

(DOLLAR AMOUNTS IN THOUSANDS)

RECONCILIATION OF ANNUALIZED ADJUSTED EBITDAre AND FIXED CHARGES

4018 FOR THE YEAR ENDED
ANNUALIZED 12/31/18 12/31/17 12/31/16

Net income $ 99.424 3 155,076 H 87,340 H 85,115
Less: Gain on sak of real estate, nat ' (7.984) (T0,682) (3.814) 3.582)
Add: Impairment charges 1880 @ 766
Add: Interest expense 28.880 30,196 29,949 26,442
Add: Depreciation and amortization 37.584 37,585 are10 35932
EBITC: AR 157.684 152,145 152,985 144673
(Less)'add: Non-recurring items (3.074) " (z.o74) gaz) o,
Adjusted EBITD A $ 154,810 $ 149,071 $ 152,123 5 144,673
Interest expense: $ 28 860 13 30,196 - 29,949 - 26,442
Add: Capitalized interest 1592 1.248 908 1.408
Interest incurred $ 30,452 $ 31444 s 30,857 $ 27,850
Interest incurred 5 30,452 13 31,444 s 30,857 $ 27,850
Fixed Charges $ 30,452 $ 31,444 $ 30,857 $ 27,850

1} Gaim on sale of real assets is not annuakzed.

(2} In conjunclion with our Regclislions 1o Armiton two properlies 1o andther SoRraton in our ponfolic, we wicte off S1BE0 of straightine rent &nd other recenabies. related 1o thds
W propertios.

(@ Impaimnent chasge related to an asset sold in 2017

(#)  Represents net wite-off of earn-out Bakbdities and the relabed bease incentives.




& INoOVESTATEVENT DAT

THREE MONTHS ENDED TWELVE MONTHS ENDED
DECEMBER 31. DECEMBER 31,
2048 2017 2018 2017
(e inuhted)
Rovenues
Rerfal income 3 2758 % 34124 $ 135405 2§ 137657
Interest ircome from momgags oans T.200 B T8 28, 300 28, 789
Intevest and other income 3538 886 5,040 3639
Total revenies. 43 587 41720 168 645 168 085
Eupenses
Inerest experse 1218 1683 30,196 26948
M prEAR R BN T UZR DN @396 9424 37,884 37610
Impaimean charges - - = 1880
Prowision (recoverny] for doubtful accounts 11 1671 a7 (206}
Transaction costs 65 — 84 56
Gebraral And AMeaslr At S nais 4801 4243 19.193 17513
Tatal sxparses 21488 71283 B7.115 86 802
Other aparating incoma:
Gain (lcds) o saks of raal aslata, Fel 7984 11,2401 70.682 3814
Cperating Ircome 30083 19208 152212 85077
Incarme From uncorsolidsted pint venluies. TE1 628 2,564 2.263
Het Incoma 30844 19834 155078 B7.340
Income alocated 10 non-controling interests (78] = 85 =
Mt income attribarabie to LTC Propesties, inc. 30,766 19834 154 881 87340
Income allocated to partcipabing securibos 21y 181) 1625) 362)
bt inComa Evdabia 1o common stockholdans ] 30645 & 19753 $  1m4a3m8 0§ 86978
Earnings per common share:
Basx $0.7R $0.50 £391 §2.21
Debuted 077 $0.50 $389 %220
Weighted average shares used to calculate earnngs
par common shane:
Basic 38,501 D420 39477 38,408
Dburted 30,840 30 845 30,839 30837

Dwvidends deckred and pad per comemon shans $087 $087 £2 24 £2 28
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CONSOLIDATED BALANCE SHEETS

(AMOUNTS. 14 THOUSANDS. EXCEPT PER SHARE AMOUNTS)

ASSETS
IFvestmaenis:
Land
Buildngs and mpiovemarnts
and
Oporating feal sstate propery, net
Properties hekd-forsale, net of sccumulated depreciation: 2018-$1,916; 2017-31.916
Real propery investments. net

Morigage lnans recenvable, net of loan loss reserve: J018-32.447; 2017-$2.255
Real estate investments, net
Motes recewable, nel of loan loss reserve. 2018—$128, 2017-5166
in pint
Irvestments, net

‘Other assets:

Debt issue costs related to bank borrowings
Inkerest recavabie
Suraagha-ns rant net of Tor doutful 2016-$T46; 201T-$814
Leass ncenties
Prepaid sxperses and other assets
Tatal assets
LIABILITIES
Bank bormowngs
Senior unsecured notes, net of debt ssue costs: 2018-$938; 2017-51,131
Accrued interest
Accrued incentives and sarm-outs
Acciued expenses and ather abidties
Tatal kabiites
EQUITY
Stockhokders’ aquity.
Common stock: $0.01 par value; 60,000 shares authorized; shares asued and outstandng  2018-39.687: 201739570
Capital in excess of par value
Cumulative net income
Cumulative dstribulons
Total LTC Properties. Inc. stockholders” squity
Naon-cortroling interests
Tatal equity
Tatal kabiities and equity

DECEMBER 31,
2018 2017
[Budited) taudited)

5 125358 3 124,041
1,290,352 1,262,335
[312.958) {304,117)
1.102.751 1.082.25%

3,830 3,830

1,106 581 1.086,089
242,939 233,907
1,349,520 1,309,996

12.715 16,402

0615 20,898

1392850 1,386,206

2656 5213

2108 -

2,989 810

20,732 15,050

73857 64,490

14443 21.481

3,985 2,230

3 1,513 620 [] 1465570
$ 112.000 % BE.500
533.029 571002

4,180 5276

- B.916

31440 25,228

880 645 T06,922

397 396

862,712 855992
1,265,764 1,100,783
{1.293.383) (1.203.011)

825 450 TS, 160

T.481 3488

B32.871 TEE.G48

[] 1.513.620 [} 1,465,570




<&@ FUNDS FROM OPERATIONS

(UMNALIDITED. AMOUNTS IN THOUSANDS, EXCEFT PER SHARE AMOUNTS)

RECONCILIATION OF FFO, AFFO, AND FAD

GAAP net mcome to

Add: Deprecstion and amortization

Add: Impairmant charges

Less: Gain on sake of real estate, net
MAREIT FFO attributable to comman stockhokders.

Less: Non-recurming incoms:
FFO attributable to common stock holders excluding non-necurring income

Less: Non-cash rental income
Lisss: Effective inlerest income fram mongage loans
Less: Deferred income from unconsoldated joint ventures
dd: Non-cash compersation charges
Add: Nor-cash interest related to earm-out liabilties.
Liss: Capitabized mterest
Funds available for distribution (FAD)

MNAREIT Dikted FFO attributable to common stockholders per share

i1y Represents net wine-0ff of sarn-out kabiktes ard the related ease ircerives.

THREE MONTHS ENDED

TWELVE MONTHS ENDED

DECEMBER 31, DECEMBER 31,
2018 2017 2018 2017
30,645 5 19,753 154 356 ] BE OTB
9,306 9424 37,555 37,610
— — - 1.880
(7.084) 1.240 (70.682) (3.814)
32,067 30417 121,229 122 854
2ore ™ - @ory ¥ gaz v
28,983 30,417 118,155 121812
1480) (2.804) (7.458) (8.485)
(1.438) (1.308) (5.703) (5.500)
(15) (36) [108) 177
1486 1282 5870 5249
- 126 3 802
(398) (264) {1,248) (908)
28,138 5 27.306 109 B85 5 112,593
$0.81 $0.77 $306 $310



&> FUNDS FROM OPERATIONS

(UMALIDITED. AMDUNTS IN THOUSANDS, ENCEFT PER SHAARE AMOUNTS)

RECONCILIATION OF FFO PER SHARE
FFO FAD

For the three months ended December 31. 2018 2017 2018 2017
FFOVFAD attributable to common stochhokders $ 32057 § 30417 | § 28138 § 27.308
- recuTing ane-lime iems (3.074) " = = =
FROYFAD |

‘enrhuding Non-recurting inoome 28 883 B 417 28138 27306

[

EFfiect of GHutive Securtses:

PAMICRSting seculles 121 B | 121 81

Sedien C cumulatve peatarmed -~ - - -
Dilted FFOYFAD SsSuming comversion 5 29,104 $ 30488 | § 282% § 27387
Shares for basic FFQ/FAD per share 39,501 39420 | 38,501 38.420
Effect of diluive securibes:

Stock cotions. 4 7 | 4 7

Perfomance based siock unis (MSU) 203 87 203 87

Particpating securites. 156 42 | 158 142

Sesies € cumulative preferned = = = =
Shares for diuted FFO/FAD per share 39,864 39,645 | 30,864 30,645

————
For the twelve months ended December 31, 2018 2017 2018 2017
FFO/FAD SUIroutabie 1o common slockhokiers $121220  $122654 $100885  $111751
M- T ane-time items (3,074 " g4z - -
FFOYFAD attributable 10 common slockholden

exchading non-recurming income 118,158 1z18E1z | 10m.888 111.751
Effect of diutive securibes:

Fariicpaiing securiies 625 |z | 625 362
Dikited FFO/FAD assuming corersion $ 118780 122174 $110510 5112113
Shares for basic FFO/FAD per share 39,477 39,400 l 39,477 35,400
Effect of citive securies: |

Stock cptions. 3 10 3 10

Porforrance based $0ck unis (MSU) 03 87 | 203 87

PAMICRAINg securites 156 151 156 151
Shares for diuted FFO/FAD per shar: 39,839 39637 | 30,839 30637

(1) HAepresents net wrte-off of sarn-cut labibtes. and the related lass mosntives.




GLOSSARY

«

Adjusted Funds from Operations ("AFFO"): FFO excluding the effects of straight-ne rent, amortization
of lease maducement, effective interest income and defemed ncome from wnconsolidated joint ventures.

Assisled Living Communibes (CALFTE The ALF portfolic consists of assisted living. independent
living. and,/'or memory care properties. (See Independent Living and Memory Care) Assisted living
properiies are semors housing properiies senang eldery 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.

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

Earnings Bofore Interest, Tax, Deprociation and Amortization for Real Estate ("EBITDA T As defined
by the: National Association of Real Estate Investment Trusts ["NAREIT™). EBITDAe is calculated as net
income available to common stockholders (computed in sccondance with GAAP) excluding (i) interest
expense. (i) income tax expense, (k) 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 unconsolidated partnerships and joint vertures.

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

Funds From Dperations (TFRO7) AS defined by NAREIT, nél income available to common stockholdens
[computed in accordance with LS. GANP) excluding gains of losses on the sale of real estate and
impairment write-downs of depreciable real estate plus real estate depreciation and amortzation. and
after adjustments. for unconsolidated parinerships and point venimres.

GAAP Loase Yiekd: GAAP rent divided by tha sum of the purchase price and transaction costs,

GAAP Renl. Total menl we will recéive as a fied amount over the initial term of the |sase and
recognized evenly over that term. GASF rent recorded in the sarly years. of a lease is hegher 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 commaonly refermed to as straight-line rental income.

Gross Assot Value: The carmying amount of total assets after adding back accumulated depereciation
financial s,

and loan 088 resenves. &8 reported in thié COMPany s cor

Gross Investment:  Oviginal peice paid for an asset plus capital improvemaents. funded by LTC, without any
8. Gross r it I8 comamonly referred to 85 undapreciated ook value.

Independent Living Communities ["ILF7). Seniors housing propenies offéring & Sense of communily and
numerous levels of serace. 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, lipranies and activity centers. ILFs are also known as retirement communitios of seniors apartments.

Inlerest Incorme. Represents inleresl indorme from mongage loans and olher nates,

Licensed Beds/Units: The number of beds and/or units that an operator is autharized to opevate at sensors
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

Memary Care Commundses ("MOTC Senions housing propertses offering specialized oplions for sanions with
Alrheimers disease and other forms of dementia, These facilities offes cane and
programaming for varicus conditions relating to memory loss in a secured environmant that is typically
smaller in scale and more ressdential in nature than traditional assisted living facilites. These facilities
have stall 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 cone urban area of 50,000
or more population. MSAs 1 to 31 have a population of 20.3M = 2 1M MSAs 32 to 100 have a population
of Z1M - 0.6M. MSAs less than 100 have a population of D.5M - 55K Cities n a Micro-5A have a
population of 216K - 13K, Cities nol in a MSA has population of less than 1008

Mezzanme: I centain circemstances. the Company strategically allocates a portion of its capital
deployment toward mezzanine lans 1o 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 opportunities on existing operational properies. We seek market-based,
risk-sdjusted rates of return typically betwsen 12-18% with the loan term typically between four to eight
years. Security for mezzanine loans can include all or a portion of the following credit enhancemants;
secured second mortgage. pledge of equity interests and personal/comporate guarantess. Mezzaning loans
can be recorded for GAAP purposss s either a loan of joint venlure depending upon specifics of the |aan
termes and related credit enhancements.




& cLossary

Micropoitan Statistical Areas ("MicroSATE  Based on the US. Census Bureau. MicroSh is a
geograghic entity defined by the Office of Management and Budget (OMB) for use by Federal
statestical agEncies in collecting, 1abulating, and publishing Federal Statistics. A micro area contains
an urban core of at least 10,000 population,

Morigage Loan: Morigage financing is provided on p based on our imvestment
urderwriting criteria and secured by a first mongage. Subject to underwriting. additional credit
enhancements may be required including. but not limited to, personal/corporate guarantees and debt
service reservies. Whin poasible, LTC aitempts 1o negotiste & purchase option 1o acquine the propeny
at a future time and |ease the property back to the bormower.

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

Mor-cash Rental income: Straight-ine rental income and amortization of leass nducement.
Mon-cash Comparsation Charges: Vesting expense relabing to siock opbons and restricted stock.
Mormailized AFFO: AFFO adpustod for non-recisring, infrequent or unusual items,

Mommalized EBITOAR Coverage: The trailing twelve month's eamings from the operatos Financial
statements adjusted for non-tecurring, infrequent. or unusual items and before interest. tanes,
depreciation. amortization, and rent divided by the operator's contractual lease rent. Management
fees are imputed at 5% of revenues.

Mormakaed EBITDARM 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, amorization, rent, and management fees divided by the operator's contractual lease
rent.

Mormalied FAL: FAD adjusted for non-recuming, infrequent or unusual items,
Mermalized FFO: FRO adgusbed for non-recurring. infrequent o unusual fems.

Occupancy: The weighted average percentage of all beds and/or units that are cccupied at a gven
time. The calculation uses the tralling twelve months and is based on hcensed beds and/or units
which may differ from the numbser of beds and/or units in service at any given tame

Oparator Financial Stalements: Property level operator financial statemants which are unaudited and
have nat been independently verified by us.

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

Medicaid of & SLAlSCE LTC's rental Limes operators’ underlying payor

SOUMCE Fevenue percentage  Underlying payor SOUNCE revenue pErCentage s calculated from propery kevel
financial ‘whach ame ur 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 omderdy Transacton
beetween markel partcipants al the measurement date. An orderly transaction is & transaclion thal assumes
eaposure 1o 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 income: Represents GAAP rent net of amontized lease inducement cost

Same Property Portfolio ("SPP):  Same property statistics allow for the comparalive evaluation of
perormance across a consistent population of LTC's leased property portfolio and the Prestige Healthcare
mostgage loan portfolio. Our SPP s of 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 1o be
included in our SPP,

Skilled Mursing Properties ("SNF7).  Seniors housing properties providing restorative, rehabilitative and
nursing care for prophe not requiring the mone and 5oy 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 sarvices which are paid either by the patient, the patient's Eamily,
private health insurance, or through the Tederal Medicare or state Medicaid programs.

Stabilzed. Propertes are generally considered stabdized upon the earker of Achieving CBrtain oCCUPancy
thresholds (e g B0% for SNFs and 90% for ALFs) and, as applicable, 12 manths from the date of acquisiion
ar. in the event of a de novo development. redevelopment. majer rencvations or addrtion. 24 months from the
date the property is first placed in or returned to service, or issuance of certificate of oocupancy for properties
acquired in lease-up,

Unier Development Properties (U0F"E Development projects to construct senicss housing proparties.




