MapleHedge Bed and Breakfast, Charlestown, NH

Located in the Connecticut River Valley in the historic community of Charlestown, NH,  MapleHedge Bed and Breakfast is a distinctive five guestroom inn.  Built in 1820, MapleHedge displays the colonial charm that is so reflective of this community and area.  The inn is elegantly restored and was honored with a place on the National Historic Register.  The current owners have carefully blended 18th century charm with modern amenities.  Yankee Magazine was so impressed with the MapleHedge that it selected it as one of its ‘Editor’s Picks’.  

Inn Profile
The inn sits upon ½ acre of land and is a short walking distance to the center of town.  This home is part of the longest stretch of properties on the National Historic Register in the New Hampshire; 63 structures.  The location of the inn will satisfy a diversity of interests from romantic, peaceful escapes to gourmet dining and cultural pursuits.  Most visitors tour both NH and Vermont from this location.  It is a classic New England property, and is ideal for those looking for a more relaxed, small town lifestyle.

The Inn

The inn offers five guestrooms all with private baths.  The first floor accommodates an extremely large common area with working fireplace, dining area, and kitchen.  The guestrooms are located on the second and third floors.  The innkeeper’s quarters consumed the back of the inn and provide considerable space and privacy.  Although the inn’s lot size is ½ an acre, it feels much larger due to the distance to other neighbors and their well maintained sweeping lawns.

Each guestroom is unique and has its own identity.  The Beale, Cobalt, Butterfly Suite, Ellcee’s Boudoir, and Lt. R.A.D. Quarters rooms offer different themes.  Each room is sizeable and creatively furnished.  All beds are oversized with firm mattresses.  A unique attraction is that they use antique linens on their beds that have been freshly ironed by hand.  They offer turn-down service nightly and chocolate is left on your pillow.  An afternoon social hour is provided nightly including Californian wines, juices, teas, and New Hampshire cheese.  Room rates vary from $95-$155/night depending upon the season and room chosen.  A dozen fine restaurants are within twenty minutes of the inn.

Innkeeper’s Quarters

 MapleHedge offers highly superior privacy and space for the innkeepers.  Located in a wing off the back of the B&B, there is plenty of opportunity to have your own life without interference from the inn.  These quarters include a comfortable living room with 

woodstove, laundry room, ¾ bath, office, and two bedrooms.  The larger bedroom is 14’ by 19’ with a propane fireplace, full bath and many built in closets and storage spaces.  There is also garage/barn space, private patio and garden.

Physical Plant

The B&B itself is in wonderful condition.  Very rarely do we see a property that blends 18th century charm with 20th century amenities so well.  The home has been very well taken care of both inside and out.  It is meticulously cleaned and maintained.  Something that is very unique for a B&B of this vintage, MapleHedge has central air conditioning and is fully sprinkled.  The heat is oil fired, forced hot air with three zones, the electricity is 200 amp and was rewired in 1987, the hot water heater is just 5 years old, there are several oak floors, and storm windows are through out the house.  Also, the exterior has been freshly painted and the roofs and chimneys have been recently renewed.  

The present owners have spent the necessary funds to properly maintain this historic property.  It is a rare find that reflects the loving care the present owners have for the property.
Evaluating Business Income and Potential

As a five room B&B, the inn is presently not capable of providing adequate income to generate a substantial profit.  It is a venture that we would define as part-time; both in terms of income and effort put forth.  It is an ideal situation for a future buyer with other sources of income.  The inn currently earns enough income to cover operating expenses and provide some revenue to offset ones mortgage.

When evaluating the feasibility of this inn, MapleHedge has the potential for income growth.  Conservatively speaking, the inn runs between a 15-18 % occupancy rate based upon 365 days.  Inns in similar locations generate between 20-25% occupancy.  The inn is currently closed from January through March.  A more aggressive and diversified marketing strategy could raise those percentages.  Enlarging the inn would be difficult but there is an option for a sixth guestroom.  The inn’s Average Daily Room (ADR’s) are reflective of the area but perhaps could be increased slightly.

The inn’s market base varies from the season to season.  Similar to inns in that region, the summer and fall offer a predictable tourist base.  Being south of the popular Hanover destination, the inn offers a quieter, more affordable option.  There is also a strong support from within the local business community.  The internet is a major source of bookings.  Their website is www.maplehedge.com. .  More aggresssive positioning upon the internet is crucial to improve future bookings.

One crucial element to MapleHedge is that the owners, Joan and Dick DeBrine, have maintained steady, consistent management for over one and a half decades.

Determining Fair Market Price

The price of the MapleHedge Bed and Breakfast is $398,500.  When evaluating a property of this nature, several factors come into play when determining price.  Since it is not a full time business, we do not use the income approach to valuation.  Instead, the formula applied is real estate value + value of contents + business value + intrinsic values = fair market price.

The property has been assessed by the town at $275,800; $17,100 for the land and $258,700 for the building.  Additional renovations that aren’t reflective in this assessment add another $38,200 to that total.  These assessments do not give appropriate value to items such as central air conditioning, new wiring, sprinkler and alarm systems, and the age/quality of the exterior/interior cosmetics.  These intrinsic values add a minimum of $40,000 to the property.  The bed and breakfast comes as a fully functional turn-key.  The guestrooms will be appropriately furnished and basic commercial ingredients will be in place such as linens, soaps, towels, etc.  Finally, the business value is generally one half of a year’s gross income.  Since income has varied over the past three years, this figures equates to an average of $15,000.


Real Estate Value


$314,000


Contents



$50,000


Business Value


$15,000


Intrinsic Value



$19,500







_______


Market Price



$398,500

Odds and Ends

The inn offers adequate off street parking behind the property.  All necessary licenses and safely issues are properly in place.  Innkeepers will offer their services before/during/after the sale of the property to the future owners to guarantee a smooth transition.  The precise terms of this consultant are subject to negotiation.  The purchase 

price includes these services.  The current owners are the original owners.  A full breakfast is served daily including homemade and fresh foods.  

Summary

The MapleHedge B&B is a charming inn that offers small town charm with a gentle lifestyle.  Financial information is available to any qualified buyer.  Also, a tour of the property can easily be provided with advance notice.
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