Stafford’s in the Field, Tamworth, NH





Located in the historical town of Tamworth, NH , the Stafford’s in the Field Inn has a long history of providing superb cuisine with comfortable lodging.  Located on 25 picturesque acres, the inn’s location offers a blend of serenity with numerous amenities and services.  Dating back to the 1700’s the main building is a Federalist style with a large veranda added some years later.  Initially welcoming its first guests in the 1890’s, Fred and Ramona Stafford have carefully and skillfully catered to their guests since 1965.





Inn Profile





Set upon almost 23 acres of mostly open field, the property offers numerous physical amenities that make this inn so unique.  The focal point is the main inn which houses ten guest rooms, the innkeeper’s quarters, the dining room that is licensed for 49, and a small lounge.  There are also six cottages upon the property, four of which can be currently used for lodging.  Finally, there is the finished barn which is in superb condition and can accommodate up to 200 people for various functions.





The Inn





The inn offers a location that is a classic New England setting.  Sitting majestically upon a hill, it overlooks the forest and valley below.  Facing south, the front porch, with its rockers, is an excellent spot to relax and watch the sunset.  The inn currently houses 10 guestrooms in various locations within the building.  In the front of the inn, the second floor offers three guestrooms with two baths, and the third floor four guestrooms sharing one bath.  Towards the rear of the inn, there are three additional upscale rooms on the second floor each with private bath and one with an open fireplace.





Innkeeper’s Quarters





Located on the second floor, the current innkeepers utilize two rooms; one for a bedroom and the other as office space.  Each is spacious, private and functional.  There is a bath in each room and a separate staircase to these quarters.





The Restaurant





Licensed for 49 persons, the restaurant currently sits 40.  Centrally located within the inn, the environment is cozy and historically decorated.  An authentic tin ceiling and open fireplace accentuates this atmosphere.  As stated by Yankee Magazine, the Stafford’s in the Fields offers some of the ‘Best Dining in New England’.  Being such a culinary delight, AAA offered a four star listing for its dining.  This reputation is a superb marketing tool and of great value to the future owner.  The kitchen is fully commercialized and located conveniently next to the dining room.





The Cottages





Each of the six cottages offers a unique room configuration.  Three are fully operational, two have been winterized, two require minor attention and one needs to be fully renovated.  The finished cottages offer 1-2 bedrooms, living areas and private baths.  The charm to each is that they offer isolation and privacy, which is especially attractive to larger parties or guests traveling with children.  The one cottage that needs to be renovated currently is used as a storage area.  This could easily house 3-4 bedrooms within its two stories.





The Barn





This structure is truly one of the most unique barns in New England.  Fully renovated on two floors, the barn is a wonderful setting for any special occasion.  Over the years it has been the home of monthly contradances, rock concerts, and weddings.  There is a fully licensed bar within the barn plus his/her bathrooms.  It is currently licensed for 200 persons and includes the appropriate tables and chairs plus a performance stage.





Odd’s and Ends





The inn also offers sitting and living rooms with a working fireplace, and a reception/office room on the ground floor.  The basement is made of large granite blocks and is the storage area for maintenance items, the oil burner and tank, and liquor/wine.  There is a tennis court on the property  which does require a new coating.  The electrical service is a 200 amp circuit breaker with several subpanels.  The water supply is from two sources and there are a number of dry wells to provide on-site septic and leaching.





Determining Fair Market Price





The price for Stafford’s in the Field is $599,000.  When evaluating a property of this nature, there are several factors that come into play.  We normally use a commercial valuation to determine price which blends the following perspectives; cost, income and comparison with the bias towards the income approach.   Stafford’s in the Field, however, doesn’t easily contour to this definition.  Due to personal reasons, the innkeepers have not been as aggressive with the business as in years past.  This, of course, has hurt the inn’s Net Operating Income (NOI).  It has, however, a very strong financial and marketing history that has been documented over the past 20 years.  It is this history, the uniqueness of the property and location, and the superb real estate value that has influenced this price.




















Evaluating Business Income and Potential





The inn currently has an income level that is not as strong as it was just a few years ago.  There is enormous potential, however, to improve cash flow by utilizing all the components the inn offers.  





Lodging





Depending upon configuration and renovation, the inn could offer as many as 16 lodging units (a room or cottage is one unit).  When evaluating location, we emphasize two essential ingredients to a successful inn; occupancy rates and ADRs (Average Daily Rates).  Being in the White Mountains near North Conway,  one could utilize regional data of similar properties to make realistic and feasible projections (examples can be provided by the listing broker).  The occupancy rate in the North Conway region for B&Bs and Country Inns varies from 40-55% based upon a 365 days.  Although Tamworth is not North Conway, there is a marginal benefit being just 20 minutes away.  A conservative occupancy rate for Tamworth is 30% or approximately filling a lodging unit 100 times per year.  Current room rates vary from $60/night to $180 for a guestroom depending upon the season and the room’s amenities.





Inn Guestrooms





Under its current room configuration of 10 guestrooms and a projected occupancy of 30% and an ADR of $90, each room would generate an annual income of $9000 for a total of $90,000.  





It is suggested, however, to reconfigure the rooms so that each has a private bath; the number one need of inn guests.  On the second floor, the front rooms would require one private bath installed so that each room will enjoy its own bath.  The third floor offers two options, creating two suites or taking one bedroom out of circulation so that private baths can be placed within it.  Either way, it is crucial to note that rooms with private bath normally have double the occupancy rate and much higher ADRs.  The lost room’s revenue will easily be compensated for by adding private baths.  This will create 9 improved guestrooms which should increase annual revenue to a modest $12,000-$15,000 per guestroom.  (Due note, high end rooms in comparable B&Bs in North Conway generate $18,000-$25,000 per year.)  Minimum projected income would be $120,000 based upon per room annual revenue of $13,500.  





Dining and Lounge





As occupancy rates increase, dining revenues will also increase.  Inns of this size often generate 30-50% of their gross revenue via dining.  With the reputation of this inn, that should be an easy goal to obtain.  Conservative revenue projections are between $50,000-$75,000.  This gross revenue from food and liquor is equated to historical data of the Stafford’s in the Field.








Cottages





The cottages are currently underutilized and not well marketed yet offer tremendous potential.  Being large and private, the cottages could easily surpass the average guestroom’s occupancy rate and ADRs.  At the nearby New England Inn and The Forest in Glen, NH, their cottages are the most demanded lodging unit they have.  Having working fireplaces and by adding jacuzzis and year-round improvements, these cottages could command ADRs well above $175/night.  With an occupancy rate of 30%, each cottage could generate an additional $17,000 per cottage.   The larger, two bedroom units could surpass annual income of $20,000.  The five cottages that are easily able to be utilized, four are single bedrooms with bath, living rooms and porches, and the fifth is with two bedrooms.  The sixth cottage is only a shell but could easily accommodate 3 bedrooms with living space or two separate units with at least one bedroom.





The Barn





With clever marketing, the barn could become the social and cultural center within the region.  With considerable open space, seating for 200 and a performance area, this barn could become the vehicle that fills the guestrooms and dining room.  In the past, the barn was host to numerous weddings, dances and special events.  Certainly in the warmer months  (which coincides with the high season), the barn should be utilized weekly especially on weekends.  Also, it offers excellent leasing possibilities to caterers, wedding consultants, and special event promoters.  





Seasons





As with any rural based inn, the Stafford’s in the Field is subject to fluctuating demand.  The peak seasons of summer/fall will generate maximum income from June til the end of October.  Winter business normally runs from mid December to the end of March.  Weekends and holiday weeks will dominate the occupancy period.





Financial Summation





With satisfactory cosmetic improvements and renovation, and with stable yet aggressive marketing, we project the following gross incomes within three years.





	Inn Room Revenue			$120,000





	Food and Drinks			$50,000





	Cottages (six)				$110,000





	Barn (via leases)			$10,000





It is crucial to stress that these income projections are conservative in nature.  The occupancy rates in the Mt. Washington Valley for a comparable property are much higher.  More importantly, with average operating expenses being approximately 60% (PAII Industrial Study), this will leave a Net Operating Income of well over $125,000.  With a Rate of Capitalization of 11% (the current industry norm), it will create a business value over a million dollars. (All financial projects are based upon regional norms but are subject to proper management, marketing, and innkeeping skills.  We do not in any way guarantee any of these projections.)





Marketing Strategies





The Stafford’s in the Field has established an excellent reputation by promoting itself via major newspapers and magazine articles (copies are available for your review).  This marketing energy needs to be pursued again.  The following marketing strategies are suggested to improve cash flow and image.





Advertising





The internet has become the dominate marketing tool for the inn industry.  This inn is not property represented on the web.  After updating and improving their web site; �hyperlink http://www.staffordsinthefield.com ��Error! Bookmark not defined.� , it is essential to general as many links as possible via the B&B on line services such as Bed and Breakfast.com and BandBonline.  Secondly, B&B and guidebooks still play a role in generating interest.  AAA and Mobil have excellent position within the industry.  Both regional and state guides have been effective since they represent their location.  They are also cost efficient.  Also, there are two local B&B organizations that market together.   They need to join them and work on referring with other inns.  Projected marketing cost is $7000-$10,000.





Promotion and Publicity





Stafford’s in the Field in still a very unique property.  With special events in the barn, this provides an excellent opportunity to have media attention.  Having been in business for over 35 years, the mailing list must be extensive.  This is a wonderful asset to use to generate new interest especially as changes take place.





Piggy Back Marketing





This term refers to marketing with other, much larger organizations such as ski clubs and outdoor groups.  With the barn, this inn is very well situated to offer special events and experiences such as seminars, workshops, unique outdoor experiences, etc..  By using larger organizations to do their marketing, the inn can fill their rooms without marketing expense.




















Innkeeper’s Quarters





This inn offers numerous options as innkeeper’s quarters.  If needs and space is minimal, it is logical to stay within the inn.  If larger space is required, the larger cottage should be used; thus, allowing the rooms in the inn to be put back into circulation.





Summary





The Stafford’s in the Field is a marvelous inn that offers numerous possibilities to those who wish the challenge of improving a business.  Financial information is available to any qualified buyer.  Also, a tour of the property can easily be provided with advance notice.




































































Prepared March 20, 2000 by


Greg Brown


New England B&B Consultants


30 McMahon Drive


Whitefield, NH 03598


603-837-9320
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