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Thorpe’s Personal Care Homes is comprised of two separate facilities, “Thorpe’s 
Personal Care Home” and “New Dawn Personal Care Home” in the Charleroi Borough, 
Washington County, Pennsylvania. 
 
THE FACILITIES ARE BOTH MARKETED UNDER THE NAME OF “THORPE’S 
PERSONAL CARE”.  
 
Charleroi is just 25 miles from Pittsburgh and is considered part of Metro Pittsburgh. 
 
The two facilities are: 
 
 #1. Thorpe’s Personal Care Home      (400 N. 4th St., N. Charleroi, PA 15022) 
   

  Total Licensed Beds: 44 Beds Licensed 
  Total Beds Used:  36 
  Total Units:   22 Rooms    
  Bathrooms:   22 Full 
 
 #2. The New Dawn Personal Care Home  (1275 Lincoln St., N Charleroi, PA 15022) 
              

  Total Beds:   30 Beds 
  Total Rooms:   15 Rooms   (all semi-private) 
  Bathrooms:   15 
 
The facilities are located one mile apart, just four minutes from each other. Being so 
close makes them easy to manage. 
 
The facilities are privately owned and managed. Each facility is owned by a separate 
LLC, however, they are being sold as a package. 
 
The facilities are well managed and meticulously maintained. 
 
The facilities have historically strong census’. 
 
The New Dawn has expansion potential as it sits on 3.67+/- acres. 
 
The ownership has been in the senior housing business since 1996. The “Thorpe’s 
Personal Care” brand enjoys a well respected reputation in the region. 
 
 

 THORPE’S PERSONAL CARE HOMES 

EXECUTIVE SUMMARY 
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THE SUBJECT PROPERTY— “Thorpe’s”  400 4th St., Charleroi, PA 15022   

Land 
“Thorpe’s Personal Care Home” site is an irregular shaped parcel with steeply sloping topography.  
It sits 1.5+/- acres.  
 
The building has street frontage on 4th Street. 
 
The driveway and parking area surround the buildings.  There are 18 total parking spaces. 
 
Personal Care is a conforming use in the zoning. 
 
The property sits outside the flood plain. 
 

Improvements 
The improvements consist of a 15,000+/  square foot  “H”  shaped assisted living facility.  
The building was built in 1938 as a school  It was converted to it’s current use of an assisted living 
facility in 1994.  There was an addition constructed in 2010. 
There are 22 resident units with a maximum capacity of 44 beds. However, the facility usually oper-
ates at 36 beds.   
All units have private baths. 
 
General Layout 
Total Licensed Beds: 44 Beds Licensed 
Total Beds Used: 36 
Total Units:  22 Rooms    
Bathrooms:  22 Full 
# Stories  3 
 
The first floor is used for common areas and administrative offices. 
Resident units are located on the second and third floors.  
 
 

There is a gazebo and two covered porches outside. 
 
The property is serviced by electric and gas. 
There is public water and public sewer. 
The facility has central air conditioning.   
 
 
 

Healthcare Nearby 
Monongahela Valley Hospital              4.2 Miles  Approximately 11 minute drive
                 
         

 THORPE’S PERSONAL CARE HOMES 

“THORPE’S” PROPERTY OVERVIEW 
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Year Built:   1938 - Renovations in 2010  
 

Foundation:        Concrete Stem Wall 
 

Structure Type:  Masonry 
 

Roof Type:   Gable 
 

Exterior Walls:  Siding with Brick Veneer 
 

Interior Partitions:  Latex Paint and Vinyl Sheet over Drywall 
 

Ceilings:   Latex Paint over  Drywall 
 

Lighting:   Incandescent and Fluorescent 
 

HVAC:   Central 
 

Elevator:   1 
 

Floor Covering:   Carpet and Vinyl Tile 
(Common Areas) 
 

Floor Covering:  Carpet 
(Resident Areas) 
 

Windows:   Wood Frame—Double Hung 
 

Security System:  All Units have 24 Hour Emergency Call Systems with Central  
    Monitoring. 
 

Smoke Detectors:  Yes 
 

Sprinkler System:  No 
 

  Zoning:   Yes 
   

  Flood Plain:   No  
 

  Dining Room:  Yes 
 

  Cable/Satellite TV:  Yes 
 

  Activity Rooms:  Yes 
 

  Arts & Crafts Room: Yes 
 

  Beauty Salon:  Yes 
 

  Kitchenettes:  Yes 
 

  Laundry:   Yes 
 

  Lounge Areas:  Yes 
 

  24 Hour Security:  Yes 
     

PERTINENT DETAILS OF THE IMPROVEMENTS 

 THORPE’S PERSONAL CARE HOMES 

“THORPE’S” PROPERTY OVERVIEW 
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THE SUBJECT PROPERTY— “New Dawn”  1275 Lincoln Ave., Charleroi, PA 15022 
  

Land 
The New Dawn site is an irregular shaped parcel with rolling topography.  It sits on 3.67+/- acres.  
The building has street frontage on Lincoln Avenue. 
 
The driveway and parking area surround the buildings.  There are 16 total parking spaces. 
 
The property sits outside the flood plain. 
 

Improvements 
The improvements consist of an 8,338+/  square foot assisted living facility.  
The building was purpose built in 2000.  
Significant renovations were made in 2010. 
 
General Layout 
Total Beds: 30 Beds 
Total Rooms: 15 Rooms   (all semi-private) 
Room Sizes: 225-300+/-sf 
Bathrooms: 15 
# Stories 1 
 
Administrative offices, dining room and most amenities are located near the entrance of the building. 
The resident rooms are located within two wings of the building. 
 
There is a covered porch located just yards from a stream. 
 
There is a 1,000+/-sf maintenance garage. 
 

 
The property is serviced by electric and gas. 
There is public water and public sewer. 
The facility has central air conditioning.   
 
 
 

Healthcare Nearby 
Monongahela Valley Hospital              3.4 Miles  Approximately 8 minute drive 
                
         

 THORPE’S PERSONAL CARE HOMES 

“NEW DAWN” PROPERTY OVERVIEW 
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Year Built:   2000 - Renovations in 2010  
 

Foundation:        Concrete Slab 
 

Structure Type:  Wood Frame 
 

Roof Type:   Hip 
 

Exterior Walls:  Vinyl Siding 
 

Interior Partitions:  Latex Paint over Drywall 
 

Ceilings:   Latex Paint over textured Drywall 
 

Lighting:   Incandescent and Fluorescent 
 

HVAC:   Central 
 

Floor Covering:  Carpet and Vinyl Tile 
 

Windows:   Aluminum Frame—Single Hung 
 

Security System:  All Units have 24 Hour Emergency Call Systems with Central  
    Monitoring. 
 

Smoke Detectors:  Yes 
 

Sprinkler System:  No 
 

  Zoning:   Conforming Use 
   
  Flood Plain:   No 
 

  Dining Room:  Yes 
 

  Cable/Satellite TV:  Yes 
 

  Activity Rooms:  Yes 
 

  Arts & Crafts Room: Yes 
 

  Beauty Salon:  Yes 
 

  Kitchenettes:  Yes 
 

  Laundry:   Yes 
 

  Lounge Areas:  Yes 
 

  24 Hour Security:  Yes 
     

PERTINENT DETAILS OF THE IMPROVEMENTS 

 THORPE’S PERSONAL CARE HOMES 

“NEW DAWN” PROPERTY OVERVIEW 



 THORPE’S PERSONAL CARE HOMES 

THORPE’S PHOTOGRAPHS 
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Studio Resident Room                                         Semi-Private Unit 

  

Beauty/Barber Shop                                                   Storage 

  

Commons/Activities Room                                        Street Scene 1 
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 THORPE’S PERSONAL CARE HOMES 

THORPE’S PHOTOGRAPHS 
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 THORPE’S PERSONAL CARE HOMES 

 THORPE’S PHOTOGRAPHS 

 

  

Front View/Signage                                                 Rear View 

  

Rear View                                                    Typical Corridor 

  

Main Dining Room                                                   Kitchen 
 



 THORPE’S PERSONAL CARE HOMES 

NEW DAWN PHOTOGRAPHS 
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 THORPE’S PERSONAL CARE HOMES 

NEW DAWN PHOTOGRAPHS 
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Signage                                                          Front View 

  

Side View                                                        Rear View 

  

Ancillary Building                                             Typical Corridor 



 THORPE’S PERSONAL CARE HOMES 

NEW DAWN PHOTOGRAPHS 

This information is believed accurate though subject to errors, omissions and changes without notice 

www.PrestigeGroupSeniorHousing.com                             The Premier Senior Housing & Health Care Broker 

 
 

  

Kitchen                                                            Laundry 

  

Typical Resident Room                                    Community Restrooms 
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 THORPE’S PERSONAL CARE HOMES 

2014 INCOME AND EXPENSE 

INCOME  

Thorpe’s 960,632 

New Dawn 639,647 

  

Total Income 1,600,279 

  

Wages and Salaries 645,651 

Payroll Taxes 65,404 

AFLAC-Fringe Benefits 592 

Workmen's Comp 25,421 

Hiring Expense 1,738 

Contractor Services 8,600 

Food Cost 81,103 

Linen & Bedding Expense 1,183 

Small Tools & Equipment 366 

Insurance - General Liability 13,451 

Insurance - Fire 7,340 

Repairs & Maint - Facilities 4,836 

Repairs & Maint - New Dawn 4,568 

Repairs & Maint. - Equipment 6,316 

Repairs Equipment - New Dawn 608 

Property Taxes 37,848 

Pa Capital Stock Tax 1,000 

Monitoring Expense 240 

Monitoring Expense - New Dawn 295 

Licenses & Fees 790 

Utilities - Thorpe’s 51,200 

Utilities - New Dawn.  36,260 

Office Supplies & Expense 8,591 

Supplies 28,521 

Legal & Accounting 4,049 

Supplies - Resident Care -4,326 

Resident Activities 731 

Misc. Expense 50 

Advertising & Promotion 8,067 

Gas Expense 5,128 

Auto Expense 4,566 

  

Total Expenses 1,050,186 

NET OPERATING INCOME 550,093 
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 THORPE’S PERSONAL CARE HOMES 

2015 INCOME AND EXPENSE 

INCOME  

Thorpe’s 983,118 

New Dawn 715,012 

  

Total Income 1,698,130 

  

Wages and Salaries 662,680 

Payroll Taxes 98,055 

AFLAC-Fringe Benefits 555 

Workmen's Comp 17,879 

Hiring Expense 2,166 

Contractor Services 8,160 

Food Cost 84,578 

Linen & Bedding Expense 173 

Small Tools & Equipment 229 

Insurance - General Liability 14,367 

Insurance - Fire 17,397 

Repairs & Maint - Facilities 3,096 

Repairs & Maint - New Dawn 1,523 

Repairs & Maint. - Equipment 3,865 

Repairs Equipment - New Dawn 993 

Property Taxes 38,449 

Pa Capital Stock Tax 735 

Monitoring Expense 249 

Monitoring Expense - New Dawn 295 

Licenses & Fees 790 

Utilities - Thorpe’s  51,709 

Utilities - New Dawn.  33,784 

Office Supplies & Expense 6,615 

Supplies 28,335 

Legal & Accounting 3,563 

Supplies - Resident Care -4,458 

Resident Activities 940 

Advertising & Promotion 6,526 

Gas Expense 3,561 

Auto Expense 4,643 

  

Total Expenses 1,091,449 

NET OPERATING INCOME 606,681 
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 THORPE’S PERSONAL CARE HOMES 

2016 INCOME AND EXPENSE 

INCOME  

Thorpe’s  855,342 

New Dawn 603,660 

  

Total Income 1,459,002 

  

Wages and Salaries 695,341 

Payroll Taxes 69,295 

AFLAC-Fringe Benefits 555 

Workmen's Comp 25,169 

Hiring Expense 1,538 

Contractor Services 8,160 

Food Cost 75,691 

Small Tools & Equipment 287 

Insurance - General Liability 8,902 

Insurance - Fire 13,063 

Repairs & Maint - Facilities 6,725 

Repairs & Maint - New Dawn. 311 

Repairs & Maint. - Equipment 5,775 

Property Taxes 40,100 

Monitoring Expense 258 

Monitoring Expense - New Dawn 295 

Licenses & Fees 40 

Utilities - Thorpe’s  44,182 

Utilities - New Dawn 31,839 

Office Supplies & Expense 6,246 

Supplies 21,834 

Legal & Accounting 6,548 

Supplies - Resident Care -6,619 

Resident Activities 270 

Advertising & Promotion 2,564 

Gas Expense 3,369 

Auto Expense 14,714 

  

Total Expenses 1,076,449 

NET OPERATING INCOME 382,553 
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 THORPE’S PERSONAL CARE HOMES 

THORPE’S RENT ROLL 

Thorpe's Personal Care Home      

       

1st Floor       

Room # 1 1,932   Private-cannot be made into semi 

Room # 2 2,850   Private-cannot be made into semi 

       

2nd Floor       

Room # Bed A Bed B     

1 2,150  2,215      

2 2,200       

3 2,400  2,200      

4 2,600   Private-can be made into semi-private 

5 2,850   Private-can be made into semi-private 

6 2,600   Private-can be made into semi-private 

7 2,450       

8 3,119   Private-can be made into semi-private 

9 2,450  2,450      

Totals         $27,601      $6,865      

3rd Floor       

 Room #  Bed A   Bed B      

1 2,200      

2 2,928  Private-can be made into semi-private 

3 2,200 2,200     

4 2,450 2,200     

5 2,850  Private-can be made into semi-private 

6 2,958  Private-can be made into semi-private 

7 2,600  Private-can be made into semi-private 

8 2,850  Private-can be made into semi-private 

9 2,450      

10 1,800 2,400 This room is a 3 bed-one bed empty 

11 2,450      

12 2,450      

13 2,450 2,750     

       

Totals       $32,636        $9,550     

       

Total Rent Roll        $76,652.00 - Includes Beds  A & B  

       

January 2017  
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 THORPE’S PERSONAL CARE HOMES 

NEW DAWN MONTHLY INCOME 

The New Dawn      

       

Room# Bed A Bed B     

1 2,069 2,069     

2 2,450 2,450     

3 2,450      

4 2,450 2,450     

5 2,450 2,450     

6 1,910      

7 2,200 1,192     

8 2,200      

9 3,100  Private-can be made into semi-private 

10 2,200      

11 2,850  Private-can be made into semi-private 

12 3,050  Private-can be made into semi-private 

13 2,069 2,450     

14       

15 2,850  Private-can be made into semi-private 

       

Total $34,298 $13,061     

       

Total Rent Roll            $47,359 - Includes Beds A & B 

January 2017  
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 THORPE’S PERSONAL CARE HOMES 

THORPE’S INTERMEDIATE LEVEL FLOOR PLAN 
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 THORPE’S PERSONAL CARE HOMES 

THORPE’S SITE PLAN 
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Charleroi is a borough in Carroll Township, Washington County, Pennsylvania. Charleroi is situated along the Mo-
nongahela River. It is in the southeastern part of the state. 
 
Charleroi was born as an industrial town that revolved around the manufacturing of glass. The town was inhabited in 
1890 and incorporated in 1891. During this time glass was in a high demand in the country, and Charleroi thrived off 
this need. The town fueled the Industrial Era with it's glass productions. Just like many other counties bordering the 
Monongahela River the town's community was a melting pot of nationalities. With this growing population came a 
need for a retail segment in Charleroi. What started off as just a means to accommodate the workers and their fami-
lies, thrived into a massive commercial district that turned Charleroi into the Mid-Mon Valley area shopping center. 
Today the Charleroi Community continues to be a hybrid of Industrial, Residential, and Com-
mercial center in the Washington County. 

Charleroi is just 25 miles from Pittsburgh and is considered part of the Metropolitan Pitts-
burgh area. 
 
The Pittsburgh metropolitan area (also called Greater Pittsburgh, Southwestern Penn-
sylvania or the Pittsburgh Tri-State)[is the largest population center in both the Ohio River 
Valley and Appalachia. The metropolitan area consists of the City of Pittsburgh in 
the Commonwealth of Pennsylvania and surrounding counties. By many definitions the area extends into the U.S. 
states of West Virginia and Ohio. The larger "tri-state" region is defined by the U.S. Census as the combined statisti-
cal area (CSA) while definitions of the metropolitan statistical area (MSA) are within Pennsylvania. 

The area is renowned for its industries including steel, glass and oil; its economy also thrives on healthcare, educa-
tion, technology, robotics, financial services and the film industry. The region is an emergent area for oil and natural 
gas companies' Marcellus shale production. The city of Pittsburgh is headquarters to major global financial institu-
tions including PNC Financial Services (the nation's fifth-largest bank), Federated Investors and the regional head-
quarters of BNY Mellon.  

The region is also the 21st largest port in the United States with almost 34 million short tons of river cargo for 2011, 
the port ranked 9th largest in the U.S. when measured in domestic trade. Since 1954 suburban Boyers, Pennsyl-
vania has been home to one of the world's largest archives including CORBIS images, and Federal documents, since 
1998 Iron Mountain Incorporated has used the complex as its main facility. 

Washington County has several economic development organizations including the Washington County Chamber 
of Commerce and the Washington County Council on Economic Development. They and other organizations are en-
gaged in public/private partnerships to forge business growth and expansion. They offer services to help companies 
site selection, finaincing and incentive assistance.  “Pennsylvania Works!” is a unique program which provides com-
mercial loans in the qualified “Investment Area” which includes Washington County. Thre purpose of this financing is 
enhance the creation and growth of firms that have a customer base outside the gegion and  bring in new revenue to 
the local economy. 

Charleroi is serviced by the “Mid Mon Valley Transit Authority” with daily routes into Pittsburgh. There is east access 
to the Greyhound Bus Terminal and AMTRAK. 

The Interstate Highway system is minutes away. 

The Pittsburgh International Airport is 30 miles from Charleroi. 
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New Dawn and Thorpe’s 
are located just 4minutes 
from each other. 

New Dawn 

Thorpe’s 

Charleroi 
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PROPERTY ADDRESS:  1275 Lincoln Ave. & 400 4th St., Charleroi, PA 15022 
 
The Offering Memorandum being delivered in connection with this agreement has been prepared by Prestige Group and, 

does not purport to be all-inclusive or to contain all of the information prospective investors may need or desire. All projec-

tions have been developed by Prestige Group, the Owners and designated sources and are based upon assumptions relating 

to the general economy, competition and other factors beyond the control of Prestige Group or the Owners, and therefore 

are subject to variation. No representation is made by Prestige Group or Owners as to the accuracy or completeness of the 

information contained herein or the performance of the Property. Further Prestige Group, Owners and its employees dis-

claim any and all liability for accuracies, representations and warranties, expressed and implied, contained in, or for omis-

sions from Offering Memorandum or any other written or oral communication transmitted or made available to the recipient 

and expect prospective purchasers to exercise due diligence in verifying all information. The Offering Memorandum does 

not constitute a representation that there is has not been any change in the business or affairs of the Property or the informa-

tion contained in the Offering Memorandum. 
 

The Owners reserve the right, in their sole discretion, to reject any and all expressions of interest or offers regarding the 

Property at any time with or without notice.  The Owners shall have no legal commitment or obligation to any entity making 

an offer to purchase the Property unless and until a written agreement for the purchase of the Property has been fully exe-

cuted, delivered and approved by the Owners and its legal counsel, and any conditions to the Owner’s obligations have been 

satisfied or waived.  Prestige Group is not authorized to make any representations or agreements on behalf of Owners. 
 

The Offering Memorandum and its contents, except such information, which is in or becomes part of the public domain 

other than as a result of a violation of this agreement, matter of public record or is provided in sources available to the pub-

lic are of a confidential nature. By accepting the Offering Memorandum, Buyer agrees (I) to hold and treat it in the strictest 

of confidence, (II) not to disclose the offering Memorandum or any of its contents to any other entity (except outside advi-

sors retained by you, if necessary, for your confidentiality) without the prior written authorization of the Owners or Prestige 

Group (III) not to use the Offering Memorandum or any of the contents in any fashion or manner detrimental to the interest 

of the Owners or Prestige Group. Any copies of the Offering Memorandum and its Contents that are retained as permitted 

hereunder will remain confidential, subject to the terms of this agreement. 
 

In consideration for this introduction, Buyer agrees that should Buyer enter into negotiations or agreements with respect to 

the Property the same shall be done through Prestige Group. In the event that Buyer violates this Agreement, both Prestige 

Group and Owner(s) shall be entitled to all remedies provided by law, including, but not limited to, injunctive relief and 

damages. In the event that Buyer disclosed the availability of above to a third party and this third party or the Buyer pur-

chases the above Property without Prestige Group, then Buyer in addition to the remedies specified herein, will also be re-

sponsible for the payment of Prestige Group’s commission. 
 

Buyer acknowledges that they are working with Prestige Group as Exclusive Broker and are not represented by any other 

real estate broker or agent. Buyer also agrees that they will not contact Owner directly or indirectly under any circum-

stances. Additional information and an opportunity to inspect the Property will be made upon request to Prestige Group. 
 

Prestige Group, on its own behalf by its acceptance hereof, understands and acknowledges that if the Potential Buyer is a 

“publically traded company” on the New York Stock Exchange, and that the existence of discussion regarding Potential 

Buyer’s interest in the Potential Buyer interest in Potential Transaction may be material non-public information about Po-

tential Buyer. Prestige Group, Owner and their respective affiliates and Representatives will comply with all federal and 

state securities laws as they relate to the purchasing or selling of securities of Potential Buyer after receipt of material non-

public information about Potential Buyer.  
 

ACKNOWLEDGED, AGREED AND ACCEPTED this _____________ day of _______________, 2017, by 
 

___________________________________   ____________________________________ 

Buyer’s Signature     Buyers Company (Print) 

                                                                         ____________________________________ 

Buyer’s Name (Print)     Buyer’s Email Address (Print)  

___________________________________   ____________________________________ 

Buyer’s Mailing Address (Print)    Buyer’s Cell Number (Print) 

___________________________________   ____________________________________ 

Buyer’s Office Number     Buyer’s Fax Number& Health Care  
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CONFIDENTIALITY DISCLAIMER 


