The Victoria Inn, Hampton, NH

Located just a short walk from the ocean and public beaches, the Victoria Inn holds a unique position in the charming seaside community of Hampton.  Built around 1875, the inn offers a blend of old world elegance and modern amenities. Being one hour north of Boston, this location provides easy access to major cosmopolitan venues while providing the seacoast setting.  Each of the five guestrooms are uniquely appointed and include private baths, while the manicured grounds offer a lovely setting for special weddings and receptions.  This property is ideal either as a private residence or vibrant B&B.

Inn Profile

Set upon 5.6 acres of land, the Victoria Inn is actually composed of three separate structures.  The main inn, which includes the guestrooms and innkeeper’s quarters, is approximately 5500 square feet in size.  The backyard houses the carriage house and the wedding Garden Gazebo.  The carriage house includes a one bedroom apartment on the second floor (currently rented for $800/month) and a communal kitchen for caterers on the first level.  The Garden Gazebo is the focal point for wedding receptions.  This covered area of 30 X 48 square feet is ideal for warmer weather receptions.

The inn itself has been restored in a luxurious period manner.  The first floor encompasses a massive 32 X 13 foot living room with working fireplace, a grand entrance foyer, formal dining room, modern kitchen (equipped with a commercial stove), wraparound porch, and screened-in porch/dining area.  Each room is wonderfully furnished.

The second and third floors house the guestrooms; three on the second floor and two on the third.  The second floor rooms are called the Magnolia, Honeymoon, and Iris.  Each has either a queen or king-sized bed and the Honeymoon Suite offers an extra sitting room with private sun balcony.  The Peach Suite and Victoria Room are on the third floor.  There is also a small common balcony overlooking the back yard.  All the guestrooms have phones, TVs, air conditioning, ceiling fans, and private baths.

The grounds are an attractive asset giving the property solid curb-side appeal.  The entrance is U-shaped, paved, and with more than adequate off-street parking.  The basement is full sized and runs the length of the building.  The inn has earned a three star rating from AAA.

Innkeeper’s Quarters

An addition was added in 1999 which housed the innkeeper’s quarters.  The Victoria Inn offers spacious and private quarters for the owners including a Victorian style tower.  Located in the back of the inn, the first floor has a substantial living area, private lavatory and laundry, and a separate office space.  The second floor provides 2 bedrooms, private bath, and additional office/family space within the tower.  The total square footage for the innkeeper is approximately 1200.  This space is ideal for either a couple or small family.   

Business Analysis
The current owners have been innkeepers since 1999.  The income revenue since that period has increased dramatically under their management.  It is important to stress, however, that they never needed the Victoria Inn to become their major or sole source of income, and they managed it as such.  Only open from mid-May until mid-October, the inn has enjoyed revenue from three major sources; lodging, weddings, and the carriage house apartment.  For the year 2000, the B&B generated 64% of the revenue, the Weddings 34 % ( 18 functions), and the apartment just 2%.  (Due note, the apartment was only rented for two months.)   Revenue for 2001 is projected to increase in all areas with gross income up by 30-40%.  Net Operating Income (NOI) before debt service for 2000 was approximately $32,000.  This figure includes twelve months of expenses yet only five months of income generation.

Determining Potential

As a private home, the property offers wonderful access to the nearby ocean.  It would be simple to phase out the B&B/Wedding aspects of the Inn, and enjoy the space and privacy the property offers.  The carriage house can be used either as additional income or an in-law’s apartment.  

In its current configuration, the Victoria Inn offers an excellent opportunity to enjoy the lifestyle of innkeeping without the full-time burden of it.  As it is, the inn’s business is more than enough to pay for its expenses, and a large amount of the mortgage.  Being seasonal, at least half of the year can be allocated to personal interests such as travel and family.

Finally, the Victoria Inn offers great potential for those who are eager to develop a business and improve cash flow.  This can be done in several ways.

1.  Occupancy    A location such as Hampton offers a year-round market.  Besides the traditional B&B crowd that comes mostly in the high seasons of summer and fall, the inn could also be marketed to local businesses.  Inns in nearby Portsmouth and Dover enjoy occupancy rates of 50-60% range based upon a 365 day calendar.  With aggressive local marketing, the Victoria Inn could also generate similar data.  This would more than double current room revenue.

2.  Room Upgrades   The inn is tastefully furnished and easy to market.  There is a trend, however, for more amenities in the rooms such as jacuzzis and gas fireplaces.  These elements could easily generate an additional $20-$50/night in revenue.  Most of the rooms are large in nature and would easily embrace these changes.

3.  Increase the Number of Guestrooms   Presently the inn offers just 5 guestrooms.  There is a second bedroom in the innkeeper’s quarters that could easily be integrated into the mix.  If the innkeepers would consider living in the carriage house, numerous opportunities become available by utilizing the innkeeper’s quarters for commercial space.  

4.  Marketing   The inn is not marketed aggressively.  They do have an excellent website but additional links should be established.  Also, working with local businesses and generating more word-of-mouth would work greatly to improve occupancy.

5.  More Diversified Market   The special events at the inn are only weddings.  The property could easily cater to other special occasions such as showers, reunions, small business functions, etc..  

6.  Packaging   The current owners are not eager to package their weddings.  Future innkeepers have the option to provide the liquor (at a huge profit), do the cooking and  catering, and earn commissions from other services subcontracted.

Determining Fair Market Price

The Victoria Inn can be purchased either as a private home at $850,000 or as an ongoing B&B for $900,000.  The latter will include the inn’s furnishings, the established business goodwill and future consultations/support from the present owners.  The price of this property is heavy based upon its real estate value.  A local market value analysis was done via Historic Properties by using comparative sales and listings.  This approach is what was utilized to determine the price of $850,000.  (This Value Analysis is available for a buyer’s review.)

Summary

For further insights, please review the website of the inn; www.thevictoriainn.com.  For additional insights, you are most welcome to tour the property with one of our experienced sales agents.  All financial, tax forms, etc. are available to qualified buyers.
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