








The Wakefield Inn, Wakefield, NH








Built in 1804, the Wakefield inn is nestled in the quiet, historic village of Wakefield Corner.  Conveniently located among the lake-district of New Hampshire, the inn offers a centralized base to explore the White Mountains to the north, the Maine shore to the southeast and the numerous nearby lakes including Lake Winnipesaukee.  Each of the seven guestrooms are uniquely appointed to blend 19th century charm with modern amenities.  Wakefield Corner is a classic New England town of historical homes, picket fences and white steepled churches. 





Inn Profile





Sitting upon 4 acres of land, the inn offers seven large guestrooms (including two suites) which are located on the second and third floors.  Each room is furnished uniquely and given identities that reflect local history such as the Whittier, Thompson and Frost rooms.  Except for one room with twin beds, the guestrooms offer either double or queen beds; all with private baths.  The common areas are the heart and soul of this B&B especially the grand room towards the rear of the inn.  Being 23 by 36 feet in size, it houses a three- sided fireplace, sitting area and dining/function space.  The most unique feature in the inn is the spectacular free-standing wooden spiral staircase which gracefully spirals to the third floor without a center pole of support.  The grounds are landscaped with a tasteful blend of lawn, flowers, greenery and sitting areas, and are an excellent location for special events such as weddings.





Kitchen





The Wakefield Inn is a very unique property in that it offers a commercial kitchen.  Although it is not necessary for a B&B, the kitchen offers numerous options such as dining, catering, and serving public functions.  The equipment includes numerous appliances for cooking, refrigeration and washing.





Innkeeper’s Quarters





Located on the first floor, the innkeepers utilize two rooms; one as a bedroom and the other as living/office space.  Each is spacious, private and functional.  They have their own private bath and utilize the inn’s kitchen for themselves.


























Business Analysis





When we evaluate the strength of an inn’s business, we use several criteria to determine its vitality including Occupancy Rates, Average Daily Rates (ADRs), Location, Physical Layout and Seasons.  The Wakefield Inn has solid financials that reflect a well-marketed and managed inn.  On a year-round basis, the occupancy rate is approximately 30% with Average Daily Rates of almost $70/night.  (It is important to note, that this occupancy rate also includes periods in which the inn is closed.)  With seven guestrooms, the cash flow is an average of  $8000/per room annually.  The demand for rooms is seasonal with maximum occupancy in the summer and fall months.  The current innkeepers have utilized special events such as theme weekends to supplement occupancy during the slower periods.    Net Operating Income (NOI) over the past two fiscal years is $30,000/year. 





Evaluating Potential





In its present form, the inn offers modest economic potential.  Unless a sizeable downpayment were to be made, the current cash flow can not support a large mortgage.  With this in mind, this is an excellent inn for those looking more for a lifestyle change.  It is a wonderful opportunity for those with additional income to enjoy the life of innkeeping without the excessive burdens and pressures of a larger inn.





Realizing the Inn’s Potential





Utilizing the current occupancy and room rates for the Wakefield Inn, the inn would have to be enlarged to become self-sustaining.  With 8-10 guestrooms, the cash flow would allow a greater opportunity for profit.  This can be accomplished in two ways; renovating over the kitchen and/or an addition.  Above the kitchen area is a space currently used for storage.  If renovated, it could easily (and cheaply) become the innkeeper’s quarters.  This would allow the ground floor innkeeper’s quarters to be converted into two additional guestrooms (one could be handicapped accessible).  A third option is the front common area.  It is currently used as meeting space.  The large back common area is more than sufficient to satisfy the needs of communal space.  Estimated cost of renovating the innkeeper’s quarters, 3 new guestrooms plus furnishings, and 3 new baths is $40,000.





With room rates of $70-$80/night, the Wakefield Inn offers excellent value.  With room prices at comparable inns well above their rate, there is certainly room for an increase.  During major weekends and foliage, rates could easily be increased by 20-30%.  Suites need to be offered and defined as such, with market rates of $109-129.





Finally the inn is blessed with a wealth of chimneys and fireplaces.  At the present time, they are cosmetic.  One could easily install gas fireplaces in several rooms which would enhance the marketability of the inn and raise ADRs.  














Income Projections





Integrating the suggested renovations into the business plan, the Wakefield Inn would enjoy considerable increases in gross and net incomes.  Three additional guestrooms would increase gross revenues by 35-40%, increased ADRs would add another 10%, and improved amenities such as queen/king beds and gas fireplaces an additional 10-15%.  This would generate the following projected financials;





		Gross Income				$75-85,000





		Operating Expenses			$30-35,000





		Net Operating Income			$45-55,000





It is important to stress that improvements in NOI also increase the value of the business.  (These projections are estimations only.  We do not in anyway, guarantee these financials.)





Maximizing Lifestyle





As with any New Hampshire B&B, business is seasonal.  The Wakefield Inn offers an excellent and affordable opportunity for those who long for the lifestyle qualities of innkeeping.  Using the substantial cash flow of the summer and fall months to supplement one’s income, the low season allows for the pursuit of other interests and activities.  (New England B&B Consultants can offer numerous examples of this scenario.  Call for details.)





Determining Fair Market Price





It is often a dilemma to determine a fair price for a B&B of this size and income.  Normally, we use the Income, Cost and Comparison Approaches to determine value.  In this case, however, we apply different criteria to determine price; Real Estate Value, Contents, and Established Good Will.  This formula makes the Wakefield an excellent value.





			Real Estate Value		$275,000





			Contents (10 total rooms)	$25,000





			Business Value		$25,000





			Price				$325,000














It is very important to stress that the Wakefield Inn offers excellent value.  Comparable inns are generally priced $50,000-$150,000 higher.





 Marketing Opportunities





Over the past several years, the inn’s marketing budget has been approximately $1200/year.  We would suggest to increase this amount to $3-4000 annually.  This would allow for a great internet presence to improve linkage via B&B websites such as B&BonLine and the B&Bchannel.  Secondly, there are several regional and state guides that are excellent marketing sources.   Finally, the inn has marvelous common space for many different functions such as the small business meeting or community gatherings.  Aggressive promotion would further utilize the inn especially during shoulder and slower periods.





Summary





The Wakefield Inn is a lovely, turnkey opportunity at a very affordable price.  For further insights, you would be most welcome to tour the property.  All financials, tax forms, etc. are available to qualified buyers.  For further insights, you may review their webpage at �hyperlink http://www.wakefieldinn.com ��Error! Bookmark not defined.�. 
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