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REAL ESTATE + BUSINESS OFFERING

MAGIC VALLEY
MANOR

BEHAVIORAL HEALTH ASSISTED LIVING
& HART FACILITY

Wendell, [daho




MAGIC VALLEY
MANOR

il

ES

BEHAVIORAL HEALTH ASSISTED LIVING
& HART FACILITY

By accepting this Offering Memorandum,
vou agree to keep all information confidential
and use it solely for the purpose of evaluating

the potential acquisition of the Property.

CONFIDENTIALITY
AGREEMENT

The information contained in this Offering Memorandum is proprietary
and confidential. It is intended solely for the recipient’s evaluation of
the potential acquisition of Magic Valley Manor (the "Property”).

This Memorandum and the information contained herein are not to
be used for any other purpese or made available to any other person
without the prier written consent of the Seller or its authorized
reprasentatives,

By accepting this Memorandum, you agree to hold and treat all
information in the Memorandurm in the strictest confidence, to limit
your use of the information to evaluating this investment opportunity,
and to return this Memorandum and any related materials upon

ribcyLIE 5t

This Memorandum contains select information pertaining to the
Property and does not purport to be all-inclusive or to contain all of
the information that a prospective purchaser may desire. All financial
projections are provided for general reference only and are based on
assumptions relating to the general economy, market conditions, and
other factors beyond the control of the Seller and are therefore
subject to material variation,

The information contained herein has been obtained from sources
Believed to be reliable; however, the Seller does not make any
representation or warranty, express or implied, as to the accuracy or
completengss of any information contained hergin.

RECIPIENTS ARE ENCOURAGED TO COMDUCT THEIR OWN
IMDEPENDEMT DUE DILIGENCE




INVESTMENT
SUMMARY

Magic Valley Manor presents a rane opportunity to acquire o
will -gstablished behavioral health assisted lhving and HART

facility, along with the underlying real estate, in the growing
Wonoed], kaaha manket,
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COFFERING TYFE

ASHING PRICE

BUSINESS + REAL ESTATE)

PROPERTY ADDRESS

FACILITY TYP

YEAR BUILT / EXPANDED

RECENT IMPROVEMENTS

BUILDING CONFIGURATION

BUILLHNG SLEE

LAND SIZE

CREDENTIALING

CWHERSHIF STATUS

Heal Estate 4
Dperating Business

$2,950,000
210 N idaho St

Wendell, Idaho B3355

Behivioral Hoalth Asskted
Living & HART Facility

1909 [ Expanded &
Renovated 2010
2022=2025

C-apatal Imgronsarmisnts

Histonc hMain Facility
+ 3 Qutbusldings

Approx, 16,000 SF Main Floor
+ Additional Structuiag

+ 1.65 Acres

+ 16 HART Dosignated Bed:

& U Assagted | .'.';'l_'il'.!'

it Assisted Living Licenss
HART Dessgnated Facility
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HART designation provides an
imgsartant reimburssmant sdd-an
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wilth stabie
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VALUE-ADD i
OPPORTUNITY ‘wstigs

A well-established behavioral health asset with strong community

relationships and operational infrastructure, offering meaningful
value for a new owner-operator.

MAINTAIN ESTABLISHED MAINAGED CARE
REFERRAL NETWORK EXPANSION

Existing relationships with hospitals, Opportunity to evaluate additional \ I " H!': |
psychiatric providers, crisis centers, managed care relationships,

and community partners including Molina,

throughout ldaho, o

F T
OPERATIONAL EFFICIENCIES MNDRAPL GRET L RRDNE ATTRACTIVE
Streamline staffing, scheduling, s VA LU E' h D D

and overhead while maintaining HART designation provides

quallty of care. additional reimbursement support OPPORTUNITY

through Idaho Medicaid.
— i —

Leverage an established operating
platform, experienced staff, and

EXPERIENCED MANAGEMENT HART CREDENTIALING

TEAM Credentialed as a HART facility

Current management is interested through Magellan, under the longstanding referral relationships
. s " State of Idaho.

h I A

in n_.-ma;ms : l::l-ugh a l:annmn HART line item pays $62.40 to drive long-term success.
period of up 1o two years. add-en per day.

MAGIC VALLEY MANOR DFEFFERING MEMORANDUM




MAGIC VALLEY MANOR

Financial Summary

Consistent performance and strong margins demonstrate the stability and cash flow potential of Magic Valley Manor.

P =y - b " -

2025 ADJUSTED EBITDA 2025 EBITDA MARGIN 3-YEAR AVG. EBITDA MARGIN
% V%
$404,614 31.9% 34.0%
2025 2023 Last three years average
- ™

Based on year-lo-date performance through April 2026

Al Rgures are adiusted and provided for general reference only.
Financial projections are subyect fo matenal vanahon, Recipients are encouraged (o conduc! indepandant due dilgense.
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CAMPUS
OVERVIEW

The campus layout includes multiple interconnected

buildings, outdoor gathering areas, mature landscaping,
and supporting operational structures that create a more
private and community-criented environment compared
to traditional institutional behavioral health facilities.
The property’s historic architecture and campus-style
configuration provide a distinctive setting for long-term

respdential behavioral health services.

CAMPUS SITE PLAN
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WHY IDAHO

o

Idaho continues to face a growing behavioral health erisis,
with limited access to specialized care and a significant
shortage of residential treatment and assisted bving
aptions for individuals with Serious and Persistently
Mantally Il (SPMI) conditions

Magic Valley Manor is strategically pesitioned in Wendall,
Idaho—an underserved market with strong referral
relationships and a pressing need for quality behavioral
health services.

HIGH AND
GROWING NEED

LIMITED
SUPPLY

STROMNG
FUMNDAMEMNTALS
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Lol HISTORIC CAMPUS &
CAPITAL IMPROVEMENTS

19019 19205 1950 1971 20002

WENDELL NN S WALEMTINES HOSPITAL ALCOHCL REHABSLITATHON FACILITY SEILLED MURSING FACILITY ASSISTED LIVING CONYERSION
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MAMDR EXPANSION & RENOVATION ACCIUIRED BY CURRENT OWNERSHIP SIGHIFICANT CAPITAL IMPROVEMENTS

Major renovaleon and Acquired and aperated by Extenive capital impscadmants
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MARKET

Wondedl, aho 15 a '.!.'['I-!‘:{.:-'.'r'u-!'lg COMIMmUNTY 1IN the naart al
thé Magic Valley, offering a pasceful small=town
amvinonment with comvenient acoets o major negicnal
amenithes, Located just 10 miles from Jerome, Wendell
provides the ideal balance of rural tranguility and

proximity to healthoars, retail, and service providers,

The Magic Valley region is home 1o @ stable and growing
population, supported by strong agriculiure, food
processing. and light manufacturng industries. With o
limited supply of behavioral health assisted living
facilities in the area, Magic Valloy Manaor is will

postioned 1o maet the increasing demand for

specialized SPMI services across Idaho
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A RARE OPPORTUNITY.
A LASTING IMPACT.

Valley Mancr offers the next owner a unique chance to

build upon a foundation of care, stability, and community service
ed for continued growth.
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We invite qualified buyers and operators 1o explore the patential af

Magic Valley Manor and continue its legacy of compassionate care,

AM TO LEARN MORI

CONTACT US

I B |

Paul Pursell Kaitlin Baca Ben Bach
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