
L T C P R O P E R T I E S , I N C .

2018
A n n u a l R e p o r t

L T C



(In thousands, except per share amounts) 



*Executive Officer 



 

 



This Annual Report on Form 10-K contains 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, adopted 
pursuant to the Private Securities Litigation Reform Act of 1995. Statements that are 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,” “expects,” “may,” “will,” “could,” “would,” “should,” “seeks,” “approximately,” “intends,” “plans,” 
“estimates” or “anticipates,” or the negative of those words or similar words. Forward-looking statements involve 
inherent risks and uncertainties regarding events, conditions and financial trends that may affect our future plans of 
operation, business strategy, results of operations and financial position. A number of important factors could cause 
actual results to differ materially from those included within or contemplated by such forward- looking statements, 
including, but not limited to, the status of the economy; the status of capital markets (including prevailing interest rates) 
and our access to capital; the income and returns available from investments in health care related real estate 
(including our ability to re-lease properties upon expiration of a lease term); the ability of our borrowers and lessees to 
meet their obligations to us; our reliance on a few major operators; our dependence on operators for revenue and cash 
flow; the bankruptcy, insolvency or financial deterioration of our lessees; potential limitations on our remedies when 
mortgage loans default; competition faced by our borrowers and lessees within the health care industry; regulation of 
the health care industry by federal, state and local governments; changes in Medicare and Medicaid reimbursement 
amounts (including due to federal and state budget constraints); compliance with and changes to regulations and 
payment policies within the health care industry; debt that we may incur and changes in financing terms; our ability to 
continue to qualify as a real estate investment trust; the relative illiquidity of our real estate investments; and risks and 
liabilities in connection with properties owned through limited liability companies and partnerships. For a discussion of 
these and other factors that could cause actual results to differ from those contemplated in the forward-looking 
statements, please see the discussion under “Risk Factors” contained in this report and in other information contained 
in this report and our publicly available filings with the Securities and Exchange Commission. We do not undertake any 
responsibility to update or revise any of these factors or to announce publicly any revisions to forward-looking 
statements, whether as a result of new information, future events or otherwise. 

  





Skilled nursing centers (“SNF”)

Assisted living communities (“ALF”)

Independent living communities (“ILF”)

Memory care communities (“MC”)



(dollar amounts 
in thousands)

Item 2. Properties

Item 2. Properties



Owned Properties.
(dollar amounts in thousands)

Item 2. Properties

  



Mortgage Loans.

(dollar amounts in thousands)





Overview 

Health Care Reform and Other Legislative Developments  



Reimbursement 



Fraud and Abuse Enforcement 





www.LTCreit.com.

www.sec.gov.

A Failure to Maintain or Increase our Dividend Could Reduce the Market Price of Our Stock.

We May Have Limited Access to Capital At Times, Which Could Cause Our Growth to Slow.

Income and Returns from Health Care Facilities Can be Volatile.



We Depend on Lease Income and Mortgage Payments from Real Property.

We Rely on a Few Major Operators.

We Depend on our Operators For Revenue and Cash Flow.

The Bankruptcy, Insolvency or Financial Deterioration of our Lessees Could Delay or Prevent Us From 
Collecting Unpaid Rents or Require Us to Find New Tenants to Operate our Properties. 

Our Remedies May Be Limited When Mortgage Loans Default.



Our Borrowers and Lessees Face Competition in the Health Care Industry

The Health Care Industry is Heavily Regulated by the Government

Item 1. Business—Health Care Regulation

Federal and State Health Care Cost Containment Measures Including Reductions in Reimbursement From 
Third-Party Payors Such as Medicare and Medicaid Could Adversely Affect Us and The Ability of Our Operators to 
Make Payments to Us.

.

Item 1. Business—Health Care Regulation

We Could Incur More Debt.



We Could Fail to Collect Amounts Due Under Our Straight-line Rent Receivable Asset.

Our Assets May be Subject to Impairment Charges.

A Failure to Reinvest Cash Available to Us Could Adversely Affect Our Future Revenues and Our Ability to 
Increase Dividends to Stockholders; There is Considerable Competition in Our Market for Attractive Investments.

Our Failure to Qualify as a REIT Would Have Serious Adverse Consequences to Our Stockholders.

Recent Changes to the U.S. Tax Laws Could Have a Significant Negative Impact on the Overall Economy, Our 
Tenants, Our Investors, and Our Business. 



Provisions in Our Articles of Incorporation May Limit Ownership of Shares of Our Capital Stock.

Our Real Estate Investments are Relatively Illiquid.



We are Subject to Risks and Liabilities in Connection with Properties Owned Through Limited Liability 
Companies and Partnerships.

Risks Associated with Property Development that Can Render a Project Less Profitable or Not Profitable, and, 
Under Certain Circumstances, Prevent Completion of Development Activities Undertaken.





Here and throughout this Annual Report on Form 10-K wherever we provide details of our properties’ bed/unit 
count, the number of beds/units applies to skilled nursing, assisted living, independent living, memory care and 
behavioral health care properties only. This number is based upon unit/bed counts shown on operating licenses provided 
to us by lessees/borrowers or units/beds as stipulated by lease/mortgage documents. These numbers often differ, usually 
not materially by property, from units/beds in operation at any point in time. The differences are caused by such things 
as operators converting a patient/resident room for alternative uses, such as offices or storage, or converting a 
multi-patient room/unit into a single patient room/unit. We monitor our properties on a routine basis through site visits 
and reviews of current licenses. In an instance where such change would cause a de-licensing of beds or in our opinion 
impact the value of the property, we may take action against the lessee/borrower to preserve the value of the 
property/collateral.

Owned Properties.
dollars amounts in thousands



(dollars amounts in thousands): 

Mortgage Loans.
dollars amounts in thousands



Market Information 

Holders  

Dividend  

Issuer Purchases of Equity Securities 



Stock Performance Graph 

The stock performance graph shall not be deemed incorporated by reference into any filing by us under the Securities 
Act of 1933 or the Securities Exchange Act of 1934 except to the extent that we specifically incorporate such information 
by reference, and shall not otherwise be deemed filed under such Acts. 
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(In thousands, except per share amounts) 



Business and Investment Strategy 



Portfolio Overview 

dollar amounts 
in thousands

Item 2. Properties

Update on Certain Operators



Update on Certain Operators 



2018 Transactions Overview 

(dollar amounts in thousand): 

Investment in Owned Properties 

 
 

 

Sold Properties 

Development Projects 
 

Completed Developments 

Investment in Mortgage Loans 

 



Investment in Unconsolidated Joint Ventures 

 

Investment in Notes Receivable 

  



Key Performance Indicators, Trends and Uncertainties 

Concentration Risk.

(gross investment, in thousands): 

 



Credit Strength.
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re
re

re

re

re





Year ended December 31, 2018 compared to year ended December 31, 2017 (in thousands): 



Year ended December 31, 2017 compared to year ended December 31, 2016 (in thousands) 



unaudited, amounts in thousands, except per share amounts

Item 8. FINANCIAL STATEMENTS—Note 2 Summary of Significant Accounting Policies

Sources and Uses of Cash 

Debt Obligations



Equity 

in thousands

Debt Obligations 

Bank Borrowings.  



 

Senior Unsecured Notes. 

(dollar amounts in thousands): 

(in thousands):

Equity 

Common Stock. 

Non-controlling Interests.  



in thousands

Stock Based Compensation Plans.

Restricted Stock and Performance-based Stock Units.

 
 



Stock Options.

Contractual Obligations   

in thousands

in thousands

Off-Balance Sheet Arrangements: 

You are cautioned that statements contained in this section are forward looking and should be read in 
conjunction with the disclosure under the heading “Cautionary Statements” and the “Risk Factors” set forth above.









(In thousands, except per share amounts) 

  

See accompanying notes



(In thousands, except per share amounts) 

Earnings per common share: 

Weighted average shares used to calculate earnings per common share:

Note 10

See accompanying notes



(In thousands, except per share amounts) 

See accompanying notes



(In thousands) 

See accompanying notes



Basis of Presentation.



Gain on sale of real estate, net
Gain on sale of real estate, net

Going Concern.  
Presentation of Financial Statements— Going Concern (Subtopic 205-40) Disclosure of Uncertainties about an Entity’s 
Ability to Continue as a Going Concern.

Use of Estimates.

Cash Equivalents.

Restricted Cash.  Restricted Cash

 



Owned Properties.

Business Combinations (Topic 805): 
Clarifying Definition of a Business

Other Income-Gains and Losses from 
the Derecognition of Nonfinancial Assets.



Consolidation.  



Mortgage Loans Receivable, Net of Loan Loss Reserve.

Mezzanine Loans.

Investment in unconsolidated joint ventures.

Consolidation

Investments – Equity Method and Joint 
Ventures (Topic 323): Simplifying the Transition to the Equity Method of Accounting. 

Allowance for Doubtful Accounts.



Debt Issuance Cost. Interest – Imputation of 
Interest (Subtopic 835-30): Simplifying the Presentation of Debt Issuance Costs.

Presentation and Subsequent Measurement of Debt Issuance Costs Associated with Line-of-Credit Arrangements 
(Amendments to SEC Paragraphs Pursuant to Staff Announcement at June 18, 2015 EITF Meeting)

Accrued incentives and earn-outs. 

Impairments.

Fair Value of Financial Instruments.



Note 15. Fair Value Measurements

Revenue Recognition.



Revenue from 
Contracts with Customers: Topic 606

Principal versus Agent Considerations (Reporting Revenue Gross versus Net),
Identifying Performance Obligations and Licensing, Narrow-Scope Improvements and 

Practical Expedients.

Leases. Leases (Topic 842)



Leases - Targeted Improvements

 Narrow-
Scope Improvements for Lessors, 

Federal Income Taxes



Concentrations of Credit Risk. , Measurement 
of Credit Losses on Financial Instruments 

Note 3. Major Operators

Properties held-for-sale.



Net Income Per Share.

Stock-Based Compensation.

Segment Disclosures.



Owned Properties.

in thousands





Acquisitions.
(dollar amounts in thousands): 

Note 10. Equity

Note 10. Equity

Note 10. 
Equity



Developments and Improvements.
(in thousands)

Completed Projects.
(dollar amounts in thousands): 

Properties held-for-sale
(dollar amounts in thousands): 

  



Property Sales
 (dollar amounts in thousands): 

 

Mortgage Loans.  

Item 1. Business. Portfolio



(in thousands)

(dollar 
amounts in thousands)

(dollar amounts in thousands):



 (in 
thousands): 

in thousands

in thousands



(in 
thousands): 

(in thousands)



Bank Borrowings.   

Senior Unsecured Notes

(dollar amounts in thousands): 
 

 



(in 
thousands): 

 

Scheduled Principal Payments.

in thousands

Common Stock.



Non-controlling Interests. 

in thousands

Shelf Registration Statement.

Distributions.  (in thousands)



Stock Based Compensation Plans.
. 

Restricted Stock and Performance-Based Stock Units.



 
 

Stock Options.



(in thousands): 
 

Note 5. Real Estate Investments

Note 5. Real Estate Investments
Note 6. Investments in Unconsolidated Joint Ventures

Note 7. Notes Receivable



unaudited

(in thousands except per share amounts)



(unaudited, in thousands except per share amounts)



in thousands



Real Estate.  

 

Debt:

Equity:



(in thousands) 



(in thousands) 



(in thousands) 



(in thousands) 



(in thousands) 



(in thousands) 



(in thousands) 















This certification is not deemed filed with the Securities and Exchange Commission and is not to be 
incorporated by reference into any filing of the Company under the Securities Act of 1933 or the Securities Act of 1934 
(whether made before or after the date of the Report), irrespective of any general incorporation language contained in 
such filing.



2829 Townsgate Road, Suite 350
Westlake Village, CA  91361

(805) 981-8655
www.LTCreit.com  


