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Item 2.02. — Results of Operations and Financial Condition

On May 9, 2019, LTC Properties, Inc. announced the operating results for the three months ended March 31, 2019. 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 May 9, 2019.
99.2 LTC Properties, Inc. Supplemental Information Package for the period ending March 31, 2019.

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: May 9, 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 2019 FIRST QUARTER RESULTS
AND DISCUSSES RECENT INVESTMENT ACTIVITY

WESTLAKE VILLAGE, CALIFORNIA, May 9, 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 first quarter ended March 31, 2019.

Net income available to common stockholders was $20.3 million, or $0.51 per diluted share, for both quarters ended March 31, 2019 and 2018. Funds from Operations

(“FFO”) was $29.9 million for the 2019 first quarter, compared with $29.7 million for the comparable 2018 period. FFO per diluted common share was $0.75 for both quarters
ended March 31, 2019 and 2018.

During the quarter we received $1.4 million of deferred rent from Thrive and wrote off $1.9 million of straight-line rent related to the termination of a lease and transition of
two seniors housing communities to a new operator. Excluding these two non-recurring items in the first quarter of 2019, FFO increased $0.7 million compared with the first
quarter of 2018, due to higher rental and interest income resulting from acquisitions, mortgage loan originations, development and capital improvement projects, net increased
rent from Anthem, Preferred Care and Senior Care, higher income from unconsolidated joint ventures, and lower interest expense, partially offset by a reduction in rental
income related to properties sold in 2018 and Thrive’s failure to pay first quarter 2019 rent.

LTC completed the following transactions during the first quarter of 2019:

Under a partnership agreement, acquired an operational 74-unit assisted living and memory care community in Virginia, with a stabilized occupancy of 90% as of

closing. LTC contributed $16.0 million in cash and the non-controlling partner contributed $919,487 of equity. LTC’s economic interest in the JV is approximately
95%.

Completed construction of and opened a 143-bed skilled nursing center in Kentucky.

Funded a $6.8 million mezzanine loan commitment, that was originated in the fourth quarter of 2018, for the development of a 204-unit independent living, assisted
living and memory care community in Georgia. The mezzanine loan has a five-year term and a 12% return, a portion of which is paid in cash, and the remaining
portion of which is deferred during the first 46 months.

Entered into an agreement to transition two seniors housing communities in Clovis, California to a new operator. The new master lease has a 10-year term with an
annual initial cash rent of $2.9 million, fixed for five years.




Conference Call Information

LTC will conduct a conference call on Friday, May 10, 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 March 31, 2019. 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 any necessary
software.

An audio replay of the conference call will be available from May 10 through May 24, 2019 and may be accessed by dialing 877-344-7529 (domestically) or 412-317-0088
(internationally) and entering conference number 10130181. 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 29 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:
Recovery of written-off straight-line rent receivable
Interest expense
Depreciation and amortization
Provision for doubtful accounts
Transaction costs
Property tax expense
General and administrative expenses
Total expenses

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

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

Weighted average shares used to calculate earnings per common share:

Basic
Diluted

Dividends declared and paid per common share

Three Months Ended

March 31,
2019 2018

(unaudited)
28,024(1) $ 34,505
7,311 6,816
521 489
35,856 41,810
(9,600)(1) —
7,467 7,829
9,607 9,444
83 8
— 4
4,386(1) —
4,571 4,797
16,514 22,082
19,342 19,728
1,085 631
20,427 20,359
(81) —
20,346 20,359

92 (8%)

20,254 $ 20,271
0.51 $ 0.51
0.51 $ 0.51
39,532 39,451
39,874 39,454
0.57 $ 0.57

(1) The decrease in rental income and the new income statement line items “recovery of written-off straight-line rent receivable” and “property tax expense” are due to the
impact of newly adopted Accounting Standard Codification 842, Leases (“ASC 842”). See Footnote 1 in our Quarterly Report on Form 10-Q for the quarter ended

March 31, 2019 for further discussion.




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 straight-line rent, amortization of lease inducement, effective interest income, deferred income from unconsolidated joint
ventures, non-cash compensation charges, capitalized interest and non-cash interest charges. 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. 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 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
NAREIT FFO attributable to common stockholders

Less: Non-recurring items(1)(2)
FFO attributable to common stockholders, excluding non-recurring items

NAREIT FFO attributable to common stockholders
Non-cash income:

Less: Straight-line rental income

Add: Amortization of lease costs

Add: Other non-cash contra-revenue(1)

Less: Effective interest income from mortgage loans
Less: Deferred income from unconsolidated joint ventures
Net non-cash income

Non-cash expense:

Add: Non-cash compensation charges

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

Net non-cash expense

Funds available for distribution (FAD)

Less: Non-recurring income(2)
Funds available for distribution (FAD), excluding non-recurring items

(1) Represents the write-off of straight-line rent due to a lease termination and transition of two seniors housing communities to a new operator.

(2) Represents deferred rent repayment from an operator.

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 items

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

Diluted FAD, excluding non-recurring items

Weighted average shares used to calculate diluted FAD, excluding non-recurring items, per share
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Three Months Ended
March 31,
2019 2018
20,254 $ 20,271
9,607 9,444
29,861 29,715
576 —
30,437 $ 29,715
29,861 $ 29,715
(1,238) (3,440)
87 540
1,926 —
(1,415) (1,404)
) (€2))
(647) (4,335)
1,689 1,376
— 126
(260) (259)
1,429 1,243
30,643 26,623
(1,350) —
29,293 $ 26,623
0.76 $ 0.75
0.75 $ 0.75
29,953 $ 29,803
39,874 39,603
30,529 $ 29,803
39,874 39,603
29,385 $ 26,711
39,874 39,603




ASSETS
Investments:

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

March 31, 2019

December 31, 2018

Land

Buildings and improvements

Accumulated depreciation and amortization
Operating real estate property, net

Properties held-for-sale, net of accumulated depreciation: 2019—$1,916; 2018—$1,916
Real property investments, net

Mortgage loans receivable, net of loan loss reserve: 2019—$2.,461; 2018—$2,447
Real estate investments, net

Notes receivable, net of loan loss reserve: 2019—$198; 2018—$128

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: 2019—$0; 2018—$746

Lease incentives
Prepaid expenses and other assets
Total assets

LIABILITIES

Bank borrowings
Senior unsecured notes, net of debt issue costs: 2019—$900; 2018—$938
Accrued interest
Accrued expenses and other liabilities
Total liabilities

EQUITY
Stockholders’ equity:

Common stock: $0.01 par value; 60,000 shares authorized; shares issued and outstanding: 2019—39,739; 2018

—39,657
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

(unaudited) (audited)

125,898 $ 125,358
1,313,952 1,290,352
(322,535) (312,959)

1,117,315 1,102,751
3,830 3,830
1,121,145 1,106,581
244,314 242,939
1,365,459 1,349,520
19,558 12,715
27,515 30,615
1,412,532 1,392,850
6,715 2,656
2,108 2,108
2,775 2,989
22,176 20,732
42,455(1) 73,857
2,263(1) 14,443
5,342(2) 3,985
1,496,366 $ 1,513,620
146,900  $ 112,000
528,900 533,029
4,193 4,180
28,220(2) 31,440
708,213 680,649
397 397
862,376 862,712
1,233,302 1,255,764
(1,316,314) (1,293,383)
779,761 825,490
8,392 7,481

788,153 832,971

1,496,366 $ 1,513,620

(1) Decrease due to impact of newly adopted ASC 842. See Footnote I in our Quarterly Report on Form 10-Q for the quarter ended March 31, 2019 for further discussion.

(2) Includes $1,445 right of use asset/lease liability due to the impact of newly adopted ASC 842. See Footnote I in our Quarterly Report on Form 10-Q for the quarter ended

March 31, 2019 for further discussion.




Exhibit 99.2
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FORWARD-LOOKING STATEMENTS

This supplemental information containg forwand-looking Statements within the meaning of Section 2TA of the Securities
Act of 1933, as amended, and Section 21E of the Securities Exchange Act of 1934, as amended. adopted pursuant to
the Private Securities Litigation Reform Act of 1995, Statements that ane not purely historical may be forward-looking.
You can identify some of the forward-looking statements by their use of forward-looking words, such as “believes,”
“empects.” “may,” “will,” “should,” “seeks.” "approximately,” “intends,” “plans,” “estimates” or “anticipates,” or the
negative of those words or similar words. Forward- looking statements involve inherent risks and uncerainties
regarding events, conditions and fnancial trends thal may affect our fulureé plans of operation, business stratlegy,
results of eperations and financial position. A number of important factors could cause actual results 1o differ matesially
from those within o ¢t ed by such forward-looking statements, including. but not limited to, the status
of the econoary. the status of capital markets (including prevaling interest rates), and our access to capital; the income
and returns available from irvestments in health care related real esiate, the ability of our borrowers and lessees o
meet their obligations 1o us, cur reliance on & few Major CReralOrs; competition faced by our borrawers and lessees
within the health care industry, regulation of the health care industry by federal, state and local governments, changes
in Medicare and Medicaid reimbursement amounts (including due to federal and state budget constraints), compliance
with and changes o regulatons and payment polcies within the health care indwstry, debt that we may incur and
changes in financing tesms, cur ability te continue to qualify as a real estate investment trust, the relative iliquidity of
our real estate 1ts, patential on our remedies when mortgage lnans default, and risks and liabilities
i Connection with properties awned through limited liabiity companies and pannenships. For a discussion of these and
other factors that could cause actual results to differ from those contemplated in the forward-looking statements,
please o the discussion under “Risk Factors™ and other information contained in our Annual Report on Form 104K for
the fiscal year ended December 31, 2018 and wn our publicly available filings with the Securities and Exchangs
Commession. We do not undertake any responsibility to update or revise any of these factors or to annownce pubdicly
any revisions to forward-looking statements. whether a5 a result of new information, future events or othersise,

NON-GAAP INFORMATION

This supplemental information contains certain non-GAAP information including EBITDWre, adjusted EBITDAre, FFO, FFO
excluding pon-recurting items, FAD, FAD excluding non-recurring items, adjusted interest coverage ratio, and adjusted
fiued charges coverage ratio. A reconciliation of this non-GAAP information is proveded on pages 22, 25 and 26 of this
supplemental information, and additional information is available under the “Non-GAAP Financial Measures”® subsection
under the “Selected Financial Data”™ section of cur website At www. LTCreil.com.
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LTC
[LISTED]
NYSE

Founded in 1992, LTC Properties, Inc. (NYSE: LTC) is a self-administered real
estate invesiment trust (REIT) investing in seniors housing and health care
properties primarily through sale-leaseback transactions, morigage financing
and structured finance solutions including prefermed equity and mezzanine
lending. LTC's portfolio encompasses Skilled Nursing  Facilities  (SNF),
Assisted Living Communities (ALF), Independent Living Communities (ILF),
Memory Care Communities (MC) and combinations thereof. Our main
ohjective is to build and grow a diversified portfolio that creates and sustains
shareholder value while providing our stockholders current distribution
income. To meet this objective, we seek properties operated by regional
operators, ideally offering upside and portfolio diversification (geographic,
operator, property type and investment wehicle). For maore information, visit
www. LTCrait.com,
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<<< ». EXECUTION OF GROWTH STRATEGY

$450

$375

$300

$225

Millions

$150

375

50

$94

2010

$1.4 Billion in Total Investments Underwritten

$414
$245
$185
$142
$109 $103
$80
; $112
$68 $28 $16
—
2011 2012 2013 2014 2015 2016 2017 2018 ¥TD 2019
& Development/Expansions/Renovations mTotal Investment

feschudes nonrcontnolling parinens’ contributions)



<< REAL ESTATE ACTIVITIES - ACQUISITIONS AND LOAN ORIGINATIONS

(DOLLAR AMOUNTS IN THOUSANDS)

ACQUISITIONS
CONTRACTUAL
wOF PROPERTY # BEDS/ DATE OF INITIAL PURCHASE ADATIONAL
DATE FROPERTIES TYPE UNITS LOCATHN DFERATOR COMSTRUCTION CASH YIELD PRICE COMMITMENT™
2018 511 1 [T 78 units Macford, OR Fuells Senior Livng 20182019 7.85% H o0 Mg 17508
&8 2 o B8 units [Fout Waorth & Frisoo, TX Hoelsch Communiies 20142015 7.25% 26,200 -
8/30 1 ILF 89 unts Mexdiond, OF Fots S nior Liveg 1084/2005 6.75% 14,400 * - =
4 55 unis $ 40200 ] 17.508
2018 131 1 ALF MG T4 units Abegdon. VA Englsh Meadows Seniar Living 2015 T.40% 5 1680 " 4 -
1) Commitrments may include capital or (=] projects but excludes incaniive payments and contimgern payments. For a comprehenaive st of our commitmenis, see ouwr Quarterly Repon on
Form 100,

12 Ses pae T Tor devalapmen] BClhities,

(3] We entered into & joint vemtune (V7] 1o dovelop, purchase and own Senions. housing communities. During 2008, the IV purchased land for the development of & TH-unit ALF/MC commusnity for a 1otal anticipated project cost of
$15.108. Additionally during 2018, in a sale-leassback bransaction, the J¥ purchased an existing operaticnal B9-unit ILF communilty adjacent to ihe TH-unit ALF/MC comeunity we are devaloping for $14.400. Upen compietion of ihe
development progect, LTC's economic interest in the real estate JV s approdimately 85%. We account for the JW on a consobdated bass. See page 6 for joind veritune contributions.

4] We antoned into & JV 10 parchase an sssting oparmtional T4-urd ALF/MC commaunity. Tha non-controlling pastner contribited 519 of squity and w comnibuted $15,971 in cash. LTC'S $Conomic slanest in th mal astate IV is
ppeomatply 955, Wi account Tor the IV on & oonsclidatd basis.

LOAN ORIGINATIONS

STATED
o OF PHROPERTY W BEDS/S LOAN MATURITY FUNDED AT INTEREST
DATE PROPERTIES TYPE UNITS LOCATION TYPE DATE OPERATOR ORIGINATION ORIGINATION RATE
2018 371 i SNF 112 beds mmu'” Mertgnge Oct-a% Prestign Heahhoane § 9,100 % 7400 B.6E%
Bl i SNF 126 beds Grand Haven, M ™ Morigapn Oet1-45 Prestige Healhean 10125 7425 EESLY
10/18 1 UDP-ALF/ME/ILF 204 units Atiarta, GA Megzanine Dec-23 Vilage Fark Senior Living 6,828 - 12.00% *
3 238 beds,/ 204 wnits. 1 26,053 £ 3 14 528

11 We fhanded sdditionsl loan progeeds of 57 400 snd $7,125 and committed 1o fund $1.700 and $3,000 in capital improvements, mepectively, under an dxisting mongage loan, The loan & secured by fowr SNF properties in
and

Michagan. 5o page & for the detad of remanang for
(1) Represents & mezzaning foan with & rabe of 12.00% ancually (8% paid in cash and 4% deferned dusing the first 46 maonths) which was orginated in fourth quarier 2016 but funded in fist quarter 2019,




(DOLLAR AMOUNTS IN THOUSANDS)

<<< REAL ESTATE ACTIVITIES -JOINT VENTURES

UNCONSOLIDATED JOINT VENTURES

TOTAL
COMBEI TMENT PROPEATY INVESTMENT MUATLIRITY # BEDSS IHVESTMIENT igia FUNDED REMAIMING
YEAR FROIECTS OFERATOR TVFE TYFE DATE RETURN UHITS FLNDING T DATE OB TMENT
25 Pecria & Yuma, A7 4 Sarice Litestym MUF/MCLF Prafesmed Equty A 500w S85 unes. 3 5650 3 203 § XAare L] LET4
s Geala, FL 1 Coriaerimsal. MF/MCRF Marrmring L 15.00% ) units. 2000 = 2800 =
EE4 unis. § 28550 ¥ 283 § 2EETE £ 1ET4
(1) Currently, 7% is paid in cash and 8% is defemed.
CONSOLIDATED JOINT VENTURES
TOTAL NON COMTHOLLING LG Lc
INVESTMIENT PROPERTY # BEDS) JOINT VENTURES INTEREST uc FUNDED REMAINING
YEAR LOCATION OPERATOR TYPE INVESTMENT PURPOSE UNITS. TO DATE
20LT Cidaiteng, Wi Tod w00 SENOT Liing une Danid Aol Estats & Davaipment 2110 units. §  224m1 % 2372 13 20,290 5 18099 5 3,200
Ty Spartantung 5C MiTiniy Living Group MLF ‘Dwwrriand] Pl Estato BT units. 11,660 1341 AA19 10,1580 Fec)
197 units. 34131 3513 F0E18 21188 1439
ol Mlatond OR Faakss Sunior Lving” upe Drved Rasl Eatite & Deveiapment T8 units. 18,108 1081 arear o587 12.000
s Mafiond, OF Fiskis Sunkor Living I Ot Flisar] Entatey B unis. 14, 400 2857 11,543 11,543 -
16T units: 32508 3838 28,570 16,510 12,000
2018 Mbingdon, VA Engiish Meadows Serior Living™ ALF/ME Owned Aual Estate 74 units 16,890 18 185,871 15,871 -
A8 unds 3 B3 S 3 BA70 L] 5,158 ¥ 58,670 L] 15 485

{1} Seepage T and B for the development and renovation activitkes on a consolidabed basis.
(2] Reprsents b snghe joint venluse with cwnerihip in Two

(3) We emered into & IV to purchase an existing operational T4-unit ALF/MC community. The nom-contraling partner contribated $919 of equity and we contributed $18.971 in cash. LTC's sconomic interest in the real estate IV
is appraximately B5%. 'We sccouni for the JW on a corsolidaied basis.




REAL ESTATE ACTIVITIES - DE NOVO DEVELOPMENT

(DOLLAR AMOUNTS IN THOUSANDS)

ESTIMATED
HENT COMTHACTUAL TOTAL TOTAL
INCEPTION  COMMITMENT " OF PROPERTY INITIAL CASH # BEDS/ INVESTMENT 1018 CAPITALIZED PROJECT BASIS HEMAINING
DATE VEAR LOCATION OPERATOR PROJECTS TYPE FIELD UMITS COMMITMENT"" FUNIDHNG  INTEREST/OTHER 0 DATE L
g 2018 Medion OR Fimkis i ALF A 185N, TH units 1 A8 108 3 1534 L] 145 i 6193 § 12080
gm0 ™ 2017 Codarburg, Wi Tealwood 1 ALFMC/ILE 7.50% 110 units. 22,471 2873 488 19,753 3,200
157T% 185 urts 5 405789 4 asar had 3 53 § 5952 3 15260

i1} ncludes purchase of and and iritial improveren Turding. @ applicable. and development commimant,
2y Remaining Commitment is calculated as follows: “Invesiment Commi@ment” less “Total Project Biasis™ plus “Total Capitalized Interest,/Other.”

(3 Comificate of OCCupancy was recaivid in st quartes 2019, In BCCOMSANcE with ENpIemanting this naw Mase BCcounling SLandard, wi debeeminad that, Tor This niw opEmLOn wi 00 Dot hilve thi kv of collpctibiity conainty
required by the standard to begin recording straightfine rent.

iy Additionally, we furded £2,450 on a propesty in Union, KY thai completed development this quarier, See Lease-Up on page &

Hamilton House
Cedarburg. Wi




<< REAL ESTATE ACTIVITIES - EXPANSIONS & RENOVATIONS

(DOLLAR AMOUNTS IN THOUSANDS)

OWNED
ESTIMATED COMTRAC TUAL TOTAL
RENT COMMITMENT FROJECT L PROPERTY INITIAL INVESTMENT 1018 FUNDED REMAINING
INCEFTION DATE YEAR TYPE LOCATION OPERATOR PROJECTS TYPE CASH YIELD COMMITMENT  FUNDING TO DATE COMMITMENT
. 2017 Renovatian Sparanburg. SC Adfinty Living Group 1 ALF/MC 7.25% s 1500 § 258 $ 1211 & 220
- 2017 Renovation Lo Vogas. NV Fundamental 1 o 9.00% 5,550 3 a50 4,700
2 ] 708 § M8 0§ 211§ 4929
1) Rent payment increases upon sach funding.
MORTGAGE LOANS
ESTIMATED CONTRACTUAL TOTAL
INTEREST COMMITMENT  PROJECT " OF PROPERTY INTTIAL INVESTMENT 1ne FUNDED REMAINING:
INCEPTION DATE YEAR PE LOCATION OPERATOR PROJECTS TYPE CASH YIELD COMMITMENT  FUNDING  TODATE  COMMITMENT
- " 2015 Expansion Rochester Hils . Mi Prestge Healtheare i SNF D41% $ 11500 $ 357 0§ 1825 8 0875
- " LG Henovation  Farminglon & Howed, MI Frestige Healthoare 2 SHF BA1% 5,000 43 3,680 1314
- ™ 2016 Renovation East Lansing, MI Praatign Healthian 2 SNF 241% 4,500 336 3,668 832
- " 2018 Renovation Steriing Heights. Mi Prostge Heathcare i NF & 6% 1,700 460 818 882
- " 2018 [Renowation Grand Haven, M Frestige Healthoare 1 SNF Sa1% 3,000 49 A5 2,981
7 $ 25,700 $ 1454  $ 10046 § 15,684

(1) Commmitenant & gt Of this 1001 Ian commilmnl Secunsd by 15 properies. in Mchighn opensted by Prestige Heathcans, INDiFes] payment intrenses upon aach funding.
(2} Commitment is part of the total loan commitment secured by 4 properties in Michigan operated by Prestige Healthcane. Intenest payment increases upon each funding,
{31 Interest paymeni increases upon sach funding,




@

REAL ESTATE ACTIVITIES - LEASE-UP

(DOLLAR AMOUNTS IN THOUSANDS)

DEVELOPMENT CONTRACTUAL

DATE DATE OCCUPANCY AT COMMITMENT PROJECT " o PROPERTY # BEDS/ INITIAL TOTAL
ACQUIRED  OPENED ' A/31/2019 YEAR TYPE LOCATION OPERATOR PROJECTS TYPE UNITS CASH YIELD INVESTMENT®
Oet-15 Dec-17 1% 2015 Cevsiopmen Glsrwiew, IL Artham ™ i [ 88 units - ® [ 16,467
Gor a6 Jun-18 4a% 2018 Devalopment Ok Lawer, IL Archam ™ 1 ME 6 units - = 14907
R AugdT 2% L) Acquistion "' Mansas City, MO Oxford Senior Living 1 ALF/ME 73 units, 7.00% 16,624
Jun T Apra? 5% A Acquiston ! Wost Chaster, OH  Theive Sonior Living ™ i ] 80 urits - = 18,909
Sep-16 Fabe19 11% 2016 Devalopmant Unizn, KY Caraspring i SNF 143 bwcts B.50% 21,300
] 265 units/ 143 beds ] 85,797

(1}
2

£

(L]

Represenis dabe of Certificate of Gooupancy.

Totsl irestment for scquisfions include closing costs and total development costs.

Draing 2047, we Stoed & notice of defsull b Anthem resulting from Arhem's partial payment of minimum renl Anlhen opersles 11 memory Gae commmunilies under & master lesse. Anthem i paying & minimum of $7.5 millon of
ananual cash et thioughout Decembss 31, 2019, W recsiv regular Binancial perfommancs updates Fom Antham and continiss 10 monitor ANthEm's peomiance: cbigations undar th Master aso agreement,

Properiies were newly consirucied and purchased following issuance of final ceriificabe of eccupancy and lcensure.

Beginning in 2019, we placed Thrve on a cash basks due to short payment of contractual rent in Novembesr 2018 and non-payment of rent in December 2018 totaling $0.7 milion. During 2019, Thrive pald these smounts due plus
£1.4 million of dederred rent they owed us. Thrive has paid us properly 1ax escrows. however, ey have not paid lanuary through May 2015 rent. We have issued a resenvation of rights letier 1o Thrive and ane sxploring our cptions 1o
maximize the vahee of thess real estabe assets.




<< REAL ESTATE ACTIVITIES - LEASE-UP HISTORY

& OF MONTHS
PROPERTY PROJECT # BEDS/ DATE DATE DATE ™o
PROFERTY LOCATION OFERATOR TYPFE TYPE UNITS ACQUIRED OPENED STABILIZED STABILIZATION
Highline Place Littheton, CO Arithem LS Developmert. 60 units May 2012 bl 2013 Sep 2013 2
Willowkwook Pisce - Kipling Littistain, GO Artthem [+ Developmant: 640 wnits Sep 2013 Aug Hid Dec 2015 i6
Chelsea Place Aurora, 0O Arithem L Developmart. 48 unis Sep 2013 Dec 2014 Mar 2016 15
Gresnndge Place Westrminster, G0 Arithem ME Dervelopmant B0 s Do 3013 Feb 3015 Feb 2017 24
Hasrvesier Flace Burr Ridge, IL Apithem L Devalcpmant 36 units Oct 2014 Feb 2018 Fab 2018 24
Vinaryard Place Musrustas, CA Agilhaim LS Duarvasbeapatriared 66 s Sapt 2015 Aug FE Augl 2018 24
Parter Flace Tinkey Parrhe IL Ariihem L+ Developmant 5 unts May 2015 Ja 2018 Jd 2018 24
Cokdsgring Trarsitioral Care Canter Cold Spring. KY Caresprrg SNF Developmern. 143 beds Dec 2012 Row 2014 Jun 2018 i@
Hillsate Heights Rehabsitaton Sutes Amarila, TX Fundamantal SNF Redevelopmant 120 beds Oct 2041 Jai 2013 Aug 2013 i
Pavilion at Glecier Valley Sknger, Wi Fundamental SHF Redevolopment 1066 beds Feb 2015 Feb 2014 Feb 2016 24
Pavilion at Craakeood ™ SNF A RN 124 beds Fab 2016 Bl 2015 Fab 2017 i2
Carrnal Vilage Masory Cate Clowis. CA Gareislions MC/ILF A s £ 73 unis Jun 2047 Sep 2016 Jun P18 12
Carmal Vilage at Clovis. Clovis. TA Garsations ALF Acantimn 107 wnits Jun 2047 Nov 2014 Jun 218 12
ustang Crook Estatos Frisco, TX Mustang Cresk Mgmt ALF/MC Dervelopman. B} wnits Dec 2012 Oct 2014 Dec 2015 id
The Crdord Geard Wichita, RS Ondiord Senior Living ALF/MC Developmant: 7T wnits Oct 2042 Oct 2013 Sap 2014 14
Cuford Vila Wichita, K5 Oaford Senior Living ILF Development 108 units May 2015 Now 2018 Now 2018 24
Thrive a1 Deerwood Anckaanvile FL Thrivs Sersar Living L+ Acpusfn 60 units Sep 2015 ha 2015 Jd T 24
Thres &t Bachlery Croak Lowssvila, WY Theves Saveor Living LS Acrpamdan 60 s Api 2016 M 2016 Mas 2018 24
Thutve at Athens Athens. GA Thrive Sersor Living ALF/MC Acoumeian 70 units June 2046 May 2018 May 2018 24
Thiiwe at Cso Bay Cospus Chrsti, TX Thrrew Serior Living L5 Dervaslopmant. 58 wnits Fob 2015 May 2016 May 2018 24
Thrive at Prince Croek Murrslls inist. 3G Thrive Sersor Living ALF/MC Developmart. B9 units Feb 2015 Sep 2018 Sap 2018 24

(11 Reprasents date of Canifcas of Docupandy.




<<< REAL ESTATE ACTIVITIES - CAPITAL RECYCLING

On average, LTC has sold approximately $20 million annually

Since 2000; + Total Sales Price of $344.1 million
+  Total Gain of $137.4 million

$98
$78

$58

Millions

§38

| . 1. . _x 1L

1$2]
2000 2003 2006 2009 2012 2015 ¥YTD
2019

mSales B Gain/(Loss)




<<< >. PORTFOLIO OVERVIEW

(DOLLAR AMOLINTS IN THOUSANDS)

TWELVE MONTHS ENDED
MARCH 31, 2019

# OF GROSS % OF RENTAL INTEREST % OF
PROPERTY TYPE PROPERTIES INVESTMENT INVESTMENT INCOME ' INCOME'™! REVENUES
Skilled Nursing o4 E 834,185 49.3% § 65042 § 28668 58.0%
Assisted Living 104 821,167 48 5% 67,636 - 41.4%
Under Development'”’ - 25,952 15% = = 0.0%
Other'" 1 11,087 0.7% 933 = 0.6%
Total 199 $ 1892371 100.0% $ 134511 § 28668 100.0%

1) Includes “cash rent,” "HITLIBJ‘HIM ent” and "amonization of lease incentives” and excludes rental income rom properties sold durﬂg thie twekve months ended March 31, 2019,
(21 Includes “intenest intome from morgage laans™ and excludes interest income from momgage loans that paid off during the twehve months ended March 31. 2018,

i3 ncludes two development projects: consisting of @ 110-urit ILF/ALF/MC community in Wiscorsin and @ 78-unit ALF/MC community in Oregon.

) Inchudes thies phrcels of land hakl-fof use and one behdnionsl heslh cane hospital,

199 Properties
2 Development projects
3 Land parcels

Loans Receivable
14.6%
$0.38
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PORTFOLIO METRICS

(TRAILING TWELVE MONTHS. THROUGH DECEMBER 31. 2016 AND SEPTEMBER 30. 20:18)

SAME PROPERTY PORTFOLIO STATISTICS '

ASSISTED LIVING SKILLED NURSING
2.00 100.0r% 2.00 100.0%
150 95.0% # 1.50 LT
Lo 008 g 1.00 oo §
) B50% 3 ) s
2 -
0.50 s00% = 0.50 00% 2
0.00 75.0% 0.00 60.0%
3018 4018 3Q18 4018
= MNormalized EBITDAR mENormalized EBITDARM  —e=—Occupancy ' Mormalized EBITDAR  EEEE Mormalized EBITDWRM  —e=—0Occupancy
STABILIZED PROPERTY PORTFOLIO !
TOTAL PORTFOLIC PAYOR SOURCE SNF PORTFOLIO PAYOR SOURCE
60.0% 50.0%
50.0% 40.0% 4
40.0%
30.0%
30.0%
1o i %
20.0% 20.0
10.0% H n 10.0%
0.0% 0.0%
IQis 4Q18 3Q18 4018
W Private Pay W Medicare W Medicaid B Private Pay mMedicare H Medicaid

(1)  Informadion s from propesty kel operator financial statemenis which are uraudited and harve not been independently verifled by LTC.



<<<@ PORTFOLIO DIVERSIFICATION ~ GEOGRAPHY

AS OF MARCH 31. 2049)

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.

30 % /
' 7 o /

@ skilied Nursing (34)
B AssistedLiving (104)

i | - / ‘ Othar * (1)
| V//f///é///////% W Under Development (21
; [\ tand@
* Bohavioral hoaith care hospital

// r
”//%j

] Represems 10 s180es with e highest in the BO+ wohom from year 2020 to year 2030

Source: The American Senior Housing Association, Winter 2018, Population Growth Forecast by State




<<<® PORTFOLIO DIVERSIFICATION - GEOGRAPHY

(A5 OF MAACH 34. 2010, DOLLAR AMOUNTS IN THOUSANDS)

# OF GROSS
STATE ¥ PROPS INVESTMENT % SNF % ALF % unp % oTtH %
Texas. 42 $ 292081 173%  § 216022 259% § 76088 9%  $ - - % - -
Michigan 22 247,718 14 6% 246,775 20.6% = = = - 843 B.5%
Wisconsin 10 146,750 BT% 13,948 1.7% 113,045 13.8% 19,759 76.1% = =
Colorado 16 114923 6.8% B,044 1.0% 106,879 13.0% - - - -
California 7 102,254 6.0% 22,130 2.6% 80,124 7% - - - -
INingis. 5 87,484 5.1% - - 87,484 10.7% - - - -
Ohio 9 86223 51% 54,000 6.5% 32,223 3.0% - - - -
Florida i1 72,152 4.3% 32,865 3.0% 39,287 4.8% - - - -
Kansas 11 71418 4.2% 14,111 1.7% 57,307 T.0% - - - -
Mew Jersey 4 62,106 37% - - 62,106 7.6% - - - -
All thers 62 408,252 24.2% 226,292 27.1% 166,643 20.3% 6,193 23.9% 10,124 91.5%
Total 199 $ 1,602,371 1000%  § 834,185  1000% § 821167 1000% § 25052  1000% § 11067  1000%
111 Due bo master leases with properies in multiple states, revenue by stale is not aailable.
121 Inchudes one Demanionasl haalth Carg RosDital Snd thitk DaNcets: of land.
GROSS PORTFOLIO BY MSA (1 AVERAGE PORTFOLIO AGE 'V
60.0% 49.6% 40
oow 23
19.5% 20.3% @ year
20.0% . g
- . . 3.1% = 12 years
0.0% b b 1 10
MSAs 1-31  MShs 32-100 MSAs > 100 Cities in Micro-  Cities not in .
MSA or Micro- 0
SA Skilled Nursing Assisted Living

(1) The MSA rank by population as of July 1, 2017, a5 estimated by the United States Census Bureau.
Approsimatily G9% of Gl propertios &n in e top 100 M3A3,

(1) As calculaied from corstnection date or major rendvadion,/expansion
date. Includes cwned portfolio and mongage kbans secured by 22
SNF properies in Machigan,




<<< PORTFOLIO DIVERSIFICATION - OPERATORS

(A5 OF MARCH 31. 2049, DOLLAR AMOUNTS IN THOUSANDS)

¥ OF ANNUAL GROSS
[:1] (1} Includes annualined GAAP rent for lepsed propeies, extepd fod Anthem,
OPERATORS PROPERTIES INCOME * INVESTMENT * Eanior Cam, Prefersd Care and Thiive as shad  and e
Prestige Hoathcase 24 $ 30554 18.4% £ 3 259907 15 4% intenest incomes Trom morngage kans culstarding as of March 31, 2019,
Swlor Lisuivle orpomtin ] aSa1e = 390,968 BLI% 3y i Doosmber 2018, Sansor Care Denlors and numeous of 13 ailates snd
Brookdale Senior Living ar 15,748 9.5% 126,991 75% subsidiaries (“Senior Care”] filed for chapter 11 bankruptcy resulting from
i lpase termiradions from ceriain ndionds and ongoing cpembicnal
Senior Care Centers = i1 14247 B.6% 138 109 B.2% challengss, Dus 10 the ity g 1 iAot
Anthem Mamary Cane 11 T.500 4.5% 136 307 Bi% pencess, the amourt reflects conractual arnual cash e,
- r
Praferred Care 24 12155 T7.3% 78.030 6% = & cuirslly for o & cash P & for
i g Hoalth Care A & 11,154 BET% 99997 5.9% At d BCkRU,
[Fumda I ) 7 4
il 5 B.ax ] 5503 = 4}  We have agreed to possibly release andf/or sell some of the properties.
Traditions Senior Management 7 £.265 5.0% TLE10 42% curmently cperated by Prfemed Care. Due to the untertainty reganding the
Genesis Healthcare 7 8,154 4.9% 53,404 1% timing and trarsition of properties to new opemtor(sy, this amount reflects
- arnual cash rent.
Al R b i 30,204 18.2% AG2. 046 27.3%
189 § 168200 100.0% 3 1692371 100.0% (5} Baginning Jarabry J019, Thete is being Bcounied fof of B cash hisis,
See page B for Theive disclosure.,
PRESTIGE

.......

(1) SENIOR LIFESTYLE ALF/ILF/MC/SNF

L
[L3] B&oo DAL E
All Others Sawiorn Livese
Prestige Healthcare
) SNF/ALF/ILF/MC ' @
Senior Lifestyle Privotely Held | onal Care & Rehap | 100 Properties 2 States
Brookdale
Senior Care ¥
=
Preferred Care ¥
Carespring !tp' SARSIvRiNg |
Fundamental ! SHE/MG
FUNDAMENTAL
i I P
Genesis

0.0% 10.0% 20.0%
3 SNF/ALF More than 400 5
R Senior Living Properties —




& PORTFOLIOMATURITY

RENTAL % OF INTEREST % OF ANNUAL % OF Near Term Lease Maturities:
YEAR INCOME'"" TOTAL INCOME'" TOTAL INCOME'®! TOTAL « Onein 2018 with an annualized GAE rent
2019 $ 2100 15% $ - - $ 2100 13% totaling $2.1 million
2020 14,537 10.6% 1,081 3.7% 15,618 9.4% = Five in 2020 with an annualized GAAP rent
2021 14.366 10.5% _ B 14,366 86% totaling $14.5 million

» Four in 2021 with an annualized GAAP rent

2022 771 0.6% - - 71 0.5% totaling $14.4 million
2023 3,332 2.4% - - 3332 2.0%
2024 4467 3.3% - - 4,487 2.7% As of March 31, 2019, approximately 96% of
2025 8,060 6.6% - - 9,060 5.4% owned properties are covered under master
Thereafter 88,257 B4 5% 28,238 B6.3% 116,495 T0.1% leases and approximately 95% of rental
Total $ 136,890 100.0% $ 29318 100.0% § 166,209 100.0% revenues come from master leases or cross-
default leases.
100.0% -
BO.O%
 Leases dLoans
[As a % of Total Annual Income)'t
B0.0% - 53.1%
40.0% -
20.0% 1 B.E% B.6%
. A 2.0% 27% 5.4%
1.3% 0.0% 6% 0.0% 0.5% g, ’ 0.0%
- d e 00 00 OO g
2019 2020 2021 2022 2023 2024 2025 Thereafter

(1) Inclutes annuiized GAAP rent for lessed properties. except for Anthem, Senior Care, Preferned Care and Thrive, and anmualized intenest income from maoetgage loans outstanding
a5 of March 31. 2019,




<<< ENTERPRISE VALUE

(AMIDUNTS. 1N THOUSANDS, EXCEFT PER SHARE AMOUNTS AND NUMBER OF SHARES)

AT MARCH 31, 2019 CAPITALIZATION

DEET

Bank borrowings - waighted average rate 3.8% § 146,900

Senior unsecured notes - weighted average rate 4.5% ' 528.900

Total debt - weighted average rate 4. 4% 675,800 271% CAPITALIZATION
EQUITY 03/29/19
No. of shares Cloging Price

Common stock 39,738,695 § 4580 ¥ 1,820,032 72.9%

TOTAL MARKET VALUE $ 2485832 100.0%
Total

Add: Non-gontrolling interest 8.382 0:":-_5;“

Less: Cash and cash equivalents {8.715)
ENTERPRISE VALUE $ 2497509
Debt to Enterprise Value 27.1%
Debt to Annualized Adjusted EBITDAe ™ 4.4x

i1} Represenis cutstanding balarce of $520,800, net of debi issue costs of $000.
2y Closing price of our common stock as reporied by the NYSE on March 29, 2019, the last irading day of first quarter 2018,
(3 Sea page 22 for reconcilation of annualized adjusted EBITDAMN,




50.0%
40.0%
30.0
20.0%
10.0

0.0

DEBT METRICS

(DOLLAR AMOUNTS IN THOUSANDS)

LINE OF CREDIT LIQUIDITY

$E00,000
$500,000
$400,000
$300,000
$200,000

$100,000

u Balance

LEVERAGE RATIOS

37.6% 7.1%
36.4% 35,09 31

Debt to Gross Asset Value

28.0% 28.0%

24.9%, 27.1%

Dabt 10 Total Enterprise Value

m2018 w2017 w2018 w1019

20186 2017

8.0

6.0

4.0

20

0.0

2018 1019

8 Available

COVERAGE RATIOS

S 40x 47, 49 52400 47 45

I 1

Adjusted EBITDAre/ Adjusted EBITDAre/
Interest Incurred Fixed Charges

A2y 44x 430 44x

i

Debt to
Adjusted EBITDWre

m2016 m2017 B2018 B 1019 Annualized




4@ DEBTMATWRTY

UNSECURED SENIOR DEBT STRUCTURE
LINE OF UNSECURED % OF
YEAR CREDIT NOTES ' TOTAL TOTAL Unsacured Line of Credit
2019 s - $ 29500 § 29,500 4.3% 21.7%
2020 = 40,160 40,160 5.9%
2021 - 47,180 47,160 7.0%
2022 146,900 48,160 195,080 2B.8%
2023 - 49, 160 49,160 7.3%
2024 - 49,160 49,180 7.3%
2025 - 49,500 49,500 7.3%
Thereafter - 217,000 217,000 321%
Total $ 146900 $ 520800 @ § 78700 7 100.0%
$600,000
$500,000
H Unsecured Line | Senior Unsecured Notes
$400,000
$300,000
$217,000
$200,000 1 $146,900
$100,000 1 $29.500 $40,160 $47.160 $48,160 $49,160 $49,160 $49,500
o | S O N O N N O %
2019 2020 2021 2022 2023 2024 2025 Thereafter

(1) Reflects scheduled principal payments.
(2} Eschades debt issue costs which are included in the senior unsecwed noles balance on our Consolidated Batance Sheets shown on page 24,




FINANCIAL DATA SUMMARY

(DOLLAR AMOUNTS IN THOUSANDS|

«

Gross real estate assets
Net real estate investments
Gross asset value

Total debt '*!
Total liabilities

Total aquity

3/31/19 12/31/18 12/31/17 12/31/186
$1692,37T1 51666842 $1,618,284 $1833.679
$1,365459 $1,349,520 $1,309,996 $1,255,503
$1.823478 $1,831.070 $1,774.024 $1673.238

$675,800 $645,029 $667,502 $609,391

$708,213 $880,649 $706,922 $654,848
£788,153 $832871 $758,648 £740,048

11) Represents outstanding batance of gross bank borrowings and senior unsecuned notes, net of debl issue costs.

NON-CASH REVENUE COMPONENTS

i 1) B +1] (1) Feor leases and loans i place st March 31, 2049, assuming mo renewals,
019 201¢f mﬂ‘ 4Q19' lQN F S or and no new are added bo our portiolo
Strasght-hne rent $ 1238 $ 1049 $ 1011 % 808 5 990 gl Rl year 2019 Wask exterdions noted on page 17 and comgkted
. ) developments. in 2019 and 2020. Addtionally, the table reflects the changes as o
AOMTIR Ofksas Mot (87) 4 97 (87) 1103} rosut of implemeniing ihe new lease accourding standard. In accondance with the
Effective interest 1415 1418 1412 1,352 1,300 tranition guidance on January 1. D010, we wrols off straightfing renl and ease
incentives related 10 COTtEIN CDOTAONS O 10 SUT ASSESSMEnt that i s not probabls
s 3 2508 3 2is % aoe 3 dom 8w that we will coliect suszantisiy ol of the lease cbAgation through maturty.
COMPONENTS OF RENTAL INCOME (1) Decreased due to mcognsion of $3,600 of cash renl recsived Trom Anthem, Prafemed
THREE MONTHS ENDED Care, Senior Care and Theive a8 contra-eapenss tilled “Recovery of wriliben-off straight-
: in 2015, partisily offset by et fram and capial
2018 2018 mprovement projects.
Cash rent ] 24464 ¥ g 31605 (21 Par the provislons Of Khe rw bedrks SLANCAN], BNy WAS0r 081, paad By the kasor and
& reimbursed by the lessee, must be included as lease payment. We have sdopted the
Revenue related 10 real es1ale taxes teimbursed by the operstor 4,335 - — fagadsa il Sy 1 g,
Straight-line rera 1238 ™ 3440 Accordingly, we e not recuined 0 fepon this revenue stream for periods prioe 1o
Straight-ing rerd write-off (1.926) " - . {::"’ 1 2319. . o ot the me o . "
: . . i k1] Base s dus to adegition new lease standard, U which we wiote
Amastizetion f lesss incentives 87) 1840) strightdine rent and lease incentives related 1o certain operaloes dus to our
Toial rental income $ 28024 $ 34,505 BESAREMENT ThAL 1L & Nol probabile (il we will CoBSCt substantially &l of the beass
waibligation through maturity.
(41 Represents the write-off of siraight-line rent du 1o & leasa termination and transition of

fwo senions housing communites. (o a new operator.




<<< FINANCIAL DATA SUMMARY

(DOLLAR AMOUNTS IN THOUSANDS)

RECONCILIATION OF ANNUALIZED ADJUSTED EBITDAre AND FIXED CHARGES

THREE MONTHS ENDED FOR THE YEAR ENDED

3731419 12/31/18 12/31/17 12/31/16
Net income % 20,427 % 155.076 E 87,340 $ 85,115
s Gady on S8k of fesl SS0ate, Pt = (T0.682) 3.814) 13.582)
Add: Impainment changes - - 1880 ® 766 =
Add: Interest experas 1467 30,196 29,949 26,442
Add: Depreciation and amortization 9607 a7 EBEE AT 810 A5932
EBITDre: 37,501 152,145 152,965 144 573
(Lessyadd Non-recurrng Rems 576 ' B.o74) ™ Baz) ™ -
Adjusted EBITDAre 3 38,077 § 149071 $ 152,123 $ 144673
ISt g rebe: $ 7467 $ 30.196 H 29,949 $ 26,442
Asd: Captalzed intarest 260 1.248 908 1,408
Interest incurred $ 7,727 ] 31,444 $ 30,857 $ 27850
Fixed charges ] 7.727 $ 31444 $ 30,857 [] 27850
Annualized Adjusted EBITDAe 5 152,308
Annualized Interest Incurred 5 30.008
Annuakzed Fixed Charges 5 30,508
Debt (net of debt issue costs) 3 B75,800 5 G45,029 ¥ BET. 502 3 G08.391
Dt to Adjusted EBTDA® 4dx* 435 445 42
Apsted EBITDA 10 Interest ncurred 49 * 47x 4.9% 525
Aspsted EBITDA® 1o Feed Charges 49 * 475 a9 5.2x

* Represants anousited 1015 meuls

(1) FRepresents ret weite-off of $1.880 of straight-line rent and other receivables, relatesd 1o two properies.

(21 Impairment charge related 1o an assel sold in 2017.

i3 Repmsents el wrile-off of sden-oul lishilties. and the related lease incenlives.

() Reprasents $1.350 delermed Ml MpEETGNt FOM AN opEter and 1926 wite-off of SUTAEN-ING rent dus 10 B MaSE LETRNAGCH ANd ITARSRIN of Two BENITE
houseng communities 10 8 new openaton.




& INSOMESTATEMENT DAT

THREE MONTHS ENDED

MARCH 31,
2019 2018
funaudted)
Revenses
Rental mcome (see page 21) 5 26024 3 34 505
Irflarasl mcome o moriage kans 7311 6816
Ierest and other income 821 455
Total reveres 36 856 41810
Expanses
Recovery of writhen-off siraight-line rent recenable 18.600) =
IrfErest & e T.487 TA28
Depreciation and amortaaton 2607 @444
Provsion for doutitfid accounts 83 B
Transaction costs. - 4
Property Lax expends [ee page 21) 4 380G -
General and sdministrative Sxpenses 4571 4.71a7
Total experses. 16514 F2.083
Oparating income 10,342 18728
Income from unconsoldated joint ventures 1,085 531
Met Income 20427 20,388
Income allocated to non-cantroling interests B1) -
M incomss aNAbUtahle 10 LTC Propsies, Inc 20,345 20.358
Imcome allocated 1o partcpating secunties 82) (58]
et income avaiable 1o common stock holders L] 20,754 3 20271
Eafnings per comman shane:
Hasc 5 051 5 251
Dbt 5 D51 5 051
Weighted average shares used to calculaie samings
EET COMMan Shana:
Basa 35,532 3451
Dehinteg INET4 FBAS4

Dnvidends. declared and paid per common shans 13 057 5 o587




«

CONSOLIDATED BALANCE SHEETS

(AMIDUNTS. IN THOUSANDS, EXCEFT PER SHARE AMOUNTS)

ASSETS
Inrvesiments:
Land
Buiklings and improvements
Accumulated depreciation and amortizaton
Operating real estate property, net
Propenies held-for-salke, net of accumulated depreciation: 2019-51 916, 2018-§1 916
Feeal property invest ments, net

Morigage loans receivabile, net of loan ks reserve: 201932 461 201852 447
Real estate irvestments, net
Noles recewvable, net of loan loss reserve; 2019-3198; 2018-%128
Investments in unconsolidated joint ventunes.
Investments, net

Dther assets:
Cash and cash equivalents
Restricted cash
Debt msue costs related to bank borrowings
Interest recenable
Straight-line rent receivable, net of aliowance for doubtful accounts: 2019-80; 20185746
Lswse moentives
Prepaid expenses and other assats
Total assets
LIABILITIES
Bank barrowings
Senior unsecured notes. net of debt issue costs: 2015-$500; 20185538
Accried inferest
Accrued expenses and other habilties
Total labilties
EQUITY
Stockhalkders' equity:
Common stock: $0.01 par value; 60,000 shares authonzed; shares ssued and outstanding. 2019397349 201639 657
Capital in excess of par value
Cumulative net incoma
Cumulative distnbutions.
Total LTC Properties. Inc. stockholders” aquity

MARCH 31. 2019

DECEMBER 31, 2018

furaudited) (uditea)
3 1258098 125,358
1,313,952 1.200, 352
(322,535) (312.959)
1,117,315 1,102,751
3,830 3,830
1,121,145 1,106, 581
244314 242, 930
1,365,459 1,340,520
18,558 12,715
27,515 30,615
1412532 1.392 850
6,715 2,656
2,108 2,108
2775 2,980
22176 20,732
42,455 73,857
2,263 14,443
5,342 3,945
$ 1,496,366 1,513,620
] 146,900 3 112,000
528.900 533.029
41953 4,180
28,220 31.440
Tos.213 GHO.BA5
307 30T
BE2ATE BE2.T12
1.233.302 1.3255.764
(1.316.314) (1.283.383)
TTE.TEL B25.490




<<< FUNDS FROM OPERATIONS

(UNAUDITED, AMOUNTS IN THOUSANDS, EXCEFT PER SHARE AMOUNTS]

RECONCILIATION OF FFO AND FAD
THREE MOMTHS ENDED
MARCH 31,
2019 2018
GAAP net income o 3 20,254 3 20271
Add: Deprecetion and amorEaton 9,607 9444
NAREIT FFO attributable 1o common stockholders 29,861 29.715
Less: Mon-recuming items 578 v@ -
FFO attributable to axciuding non g tems § 30437 $ 29715
MAREIT FFO attributable to commaon stockholders H 0,861 3 29.715
Hor-cash incoma:
Leas: SUaight-line renlal meame (see page 21) (1.238) (3.440)
Add: Amortization of lease incenties (see page 21) BT B4
Add: Othar non-cash contra-revenue "' 1.926 -
Less: Effective interest income from morgage oans (1.415) (1.404)
Less: Deferned income from unconsobdated joim veniures 7l (31}
Total Non-cash income (647 14,335)
Mon-cash expense:
Add: Nor-cash compensation charges 1,680 1376
Add: Nor-cash intenest related 1o sam-out Eabiities - 126
Less: Capitalized interest (260) (253)
Total Non-cash expanse 1.429 1,243
Funds avaikable for dstribution (FAD) 30843 26,623
Less: Non-recurmng income 11.350) -
Funds avaiable for detribution (FAD) excluding non-recurring items 3 29,293 $ 26,623
HAREIT Diluted FFO attributable to common stockholders per share 3 o075 $ 075

(1) PRepresants $1026 wite-lf of straght-Fr neel dui 10 B leass DEMination and [FansRion of lwd S6NION HOusing CoMMUnities. 10 & New OpEnsor.
(2] Represants $1,350 deferred rert rEpaymeEnt 1Tom an operaton.




<<< FUNDS FROM OPERATIONS

(UMALIDITED, AMDUNTE IN THOUSANDS, EXCEFT FER SHARE AMOUNTS)

RECONCILIATION OF FFO PER SHARE

FFO FAD
FOR THE THREE MONTHS ENDED MARCH 31, 2019 2018 2019 2018
FFQ/FAD attributable to common stockholders § 29.861 § 29718 £ 30643 $ 26623
Non-recurming one-time tams 576 'Y = (1,350) = -
FFOyFAD attributable to common steckholders excluding nan-recurning income 30,437 29,715 29,293 26,623
Effect of dilutive securities:

Participating securities a2 88 a2 88
Dilted FFO/FAD assuming conversion § 30529 § 29803 § 29385 $ 26711
Shares for bask FFO/FAD per share 39,532 39,451 39,532 39,451
Effect of dilutive securities:

Stock aptions 4 3 4 3

Performance based stock units (MSU) 181 - 181 -

Participating securites 157 1489 157 149
Shares for diluted FFO/FAD per share 39.874 39,603 39,874 38,603

(1) Ropeessnts $1,.350 dahemed ment mpdayman Fom &0 operater and § 1,936 wiile-of of Saight-ind el due 10 8 I6ase Memrenation &nd REton of te SN0 housrg communilies
B0 & NEw ODErtor.
(2} Repressris §1,350 defermed reni repayment from an operaior.




GLOSSARY

«

Assisted Living Communities ("ALF"z The ALF portlolio consists of assisted living. independent
living, and/ar memary care properties. (See Independent Living and Memory Care) living

Gross Investment: Oviginal price paid for an asset plus capital improvements. funded by LTC. without any

properties are seniors housing properties serving eldery persons who require assistance with
activities of daly living. but do not require the constant supgrvision skilled nursing properties
prowide, Services are usually available 24 hours & day and include personal supervision and
assistance with eating. bathing, grooming and administening medication. The facilities provide a
combination of housing. supportive services, personalized assistance and health care designed to
respond to individual needs.

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

Enrmings Before Interest, Tax, Depreciation and Amortization for Real Estate ("EBIMDAR"E As defined
bry the Mational Association of Real Estate Invesiment Trusts [“"NAREIT"). EBITDAse is calculated as net
income avai to common s i e wee with GAAP) exchuding (i) interest
expends, (il income lax expense, (i) real estale depreciation and amorlization, (i) 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 ventures.

Funds Available for Distribution ("FAD": FFO excluding the effects of straight-ling rent, amontization of
lease costs, effective intevest income. deflered income from unconsoldated joint ventures, non-cash
companaation dhangess, capitalized irlsnst and non-cash inlerest changes.

Funds From Operations (“FFO": As defined by NAREIT, net income to

{eomputed in accordance with US. GAAP) exchuding gains or losses on the sake of real estate and
impairment write-downs of depreciable real estate plus real estate depreciation and amortization, and
after adjustments for uncorsolidated partnerships and joint ventures.

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

GAAF Rent: Total rent we will receive as a fised amount over the instial term of the lease and
recognized evenly over that term. GAAP rent recorded in the early years of a lease is higher than the
cash rent received and during the later years of the lease, the cash rent received is higher than
GAAF rent recognized. GAAR rent is commonly referred to as straight-line rertal income,

Groas Asset Value: The carrying amount of tolal assets after adding back accumulated depreciation
and loan loss reserves, as reparted in the compamy’s consolidated financial statements.

on deductions. Gross Investment is commondy referred 1o as undepreciated book value.

Independent Living Communities (“ILF*); Seniors housing propesties offering a sense of community and
numerous levels of service, such as |aundry, housekeeping dining options/meal plans, exercise and

pragrams, ran ion, social, cultural and recréational activities, on-gite security and emergency
response programs.  Many offer on-site conveniences like beauty/barber shops, fitness facilities, game
rooms, libraries and activity centers. ILFs are also known as retirement communities or senions apariments.

Interest income: Represents interest income from mongage loans and other notes.

Licensed Beds/Units: The number of beds and/or units thal an operator s authorized 10 Operate Al Seniors
housing and longtesm care properties. Licensed beds and/or wnits may differ from the numbes of beds
and/or units in service at any gven time.

Memory Care Communities ["MC”): Seniors housing properties offering spedialized oplions for seniors with
Alzheimer's disease and other forms of dementia, These facilities offer dedicated care and specialized
programming for varous conditions relating 10 memory 0S8 in & secured environment thal is typécally
smaller in scale and more residential in nature than raditional Assisted living Tacilies. These faciites
harve stafl available 24 hours a day 10 respond to the unique needs of their residents,

Metropolitan Statistical Areas (“MSA™: Based on the LLS. Census Bureau, MSA is 8 geographic entity
defined by the Office of Management and Budget (OMB) for use by Federal statistical agencies in
collecting, tabulating. and publishing Federal statistics. A metro area containg a core urban area of 50,000
of mare population. MSAs 1 10 31 have a population of 20.3M - 2.1M. MSAS 32 1o 100 have & population
af 2.1M - 06M. M3AS less than 100 have a population of 0.5M - GEH. Cities in @ Micro-SA have a
population of 216K - 13K, Citkes not in a M5A has population of less than 100K,

Mezzanine: I certain circumstances, the Company strategically allocates a portion of its capital
deployment toward mezzanine loans to grow relationships with operating companies that have not typically
utilized sale leaseback financing as a component of their capital structure. Mezzanine financing sits
between Senior debl and common eguily in the capital stnucture, and hpically s used 1o finance
development projects or value-add opportunities on existing operational properties. We seek market-based,
risk-adjusted rates of return typically betwean 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 morigage, pledge of equity interests and personal/conporate guarantees. Mezzanine loans
can be recorded for GAAP purposes as cither a loan of joint venture depending upon specifics of the loan
tenms and related credit enhancemants.

| L wmoommomemcms SN



GLOSSARY

«

Micropolitan Statistical Areas ("Micro-SA":  Based on the US. Census Bureau. Micro-Sh is a
gecgraghic entity defined by the Office of Management and Budget (OMB) for use by Federal

istical agencies in collecting. V. and g Federal statistics. A mecro area contains
an urban core of at least 10,000 population,

Martgage Loan: Momgage flinancing is provided on propenies based on our established |nvestment
underwriting critesia and secured by a first morgage. Subject 10 undeérwriling, additional credit
enhancements may be required including. but not limited to, persenal/corporate guarantees and detit
service reserves, When possible, LTC atlempis to negatiate a purchase option 1o acquire the property
at a future time and lease the praperty back to the bormowes.

Met Real Estate Assets: Gross real estate investment less accumulated depreciation. Net Real Estate
Ass8l is commonly refermed 1o a8 Nel Book Value ("NBV)L

Mon-cash Rertal Income: Stragghtding rental income and amortization of lease nducement.
Mon-cash Compensation Charges: Vesting expense relating to stock options. and restricted stock,

Mormalized EBITDAR Coverage: The trailing twelve menth's eamings from the operator financial
statements adjusted for non-recurring, infrequent, or unusual items and before interest, tanes,
depreciation, amortization, and rent divided by the operator's ual bpase rent. M

fees are imputed 8t 5% of revenises.

Mormalized EBITDARM Coverage: The trailing twelve month's earnings from the operator financial
statements adjusted for non-recurring, infrequent. or unusual items and before interest, tanes,
depreciation, amorization, rent, and management Tees divided by the operator's contraciual lease
rent.

Oecupancy: The weighted average percentage of all beds and/or units that ane cocuied al & gven
time. The calculation uses the trailing twelve months and is based on Boensed beds and/or units
which may differ from the number of beds and/or units in service at any given time.

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

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

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

Purchase Prices Represents the fair valee price of an asset that is exchanged in an crderly transaction
between market participants at the measurement date. An orderly transaction is a transaction that assumes
exposure 1o the market for & period prior 1o the measurement date to allow for marketing activities that ane
usual and customary for transactions involving such assets: it is not a forced transaction (for example, &
forced kquidation or distress sale),

Rentalincome: Represents GAAP rent net of amontized lease inducement cost,

Same Property Porifolio ("SPP°):  Same propery siatistics allow for the comparative evaluation of
performance across a consistent population of LTC's leased property portfolio and the Prestige Healthcare
maorntgage loan portfolie. Our SPP Is comprised of stabilized propemies occupled and cperated throughout
the duration of the quarter-aver-quarer comparison perods presentad (excluding assets soid and assets
held-for-salel Actordingly, & property must be occupied and stabilized for & minimum of 15 months 1o be
included in our SPP,

Skisled Mursing Properties ["SNF7): Seniors housing properties providing restorative, rehabilitative and
nursing care for people not requiring the mone e and i tr at acute care
hospitals. Many SMNFs provide ancillary sendces that include occupational, speech, physical, respiratory and
IV therapies, as well 88 sub-acute care sérvices which are paid either by the patient, the patient's family,
private health ingurance, or through the federal Medicare or slate Medicaid programs,

Stabllized: Properties are generally consldered stabilized upon the earber of achéeving certain cccupancy
thresholds (e.g. B0% for SNFs and 90% for ALFs) and, as applicable, 12 months from the date of scquisition
ar, in the event of a de novo T WL, major ror ions or addition, 24 months from the
date the property s first placed in of returned to service, of issuance of certificate of occupancy for properties
acquired in leassup,

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



