         Tuc' Me Inn Bed and Breakfast

Located in the beautiful lakefront town of Wolfeboro, NH, the Tuc' Me Inn B&B is a charming 1850 Federal/Colonial inn with seven guest rooms.   For eight years, innkeepers Terry and Ernie Foutz have developed an inn that has solid financials but also potential for additional growth.  This B&B is an excellent opportunity for someone who wishes an affordable B&B but also a location that is both economically dynamic, and socially and culturally fulfilling.

Inn Profile

Although it is grandfathered for eight guest rooms, the inn currently offers seven guest rooms; three with private baths and four sharing two baths.  At the present time, the innkeepers utilize two ground floor rooms for their private use.  All the guest rooms are on the second floor.  There is also a third floor space that offers two large rooms that are currently not utilized.  The lot size is 1/2 an acre which for its location is considered a double sized lot.  Located on N. Main Street (which hosts the major inns in town), the Tuc' Me Inn is a short walk to the center of town, Lake Winnipesaukee, and restaurants.  There is also a workshop and two car garage on the property.  

Business Analysis

There are many criteria we evaluate to determine the strength of a business which are Occupancy Rates, Average Daily Rates (ADR's), Location, Physical Layout, and Seasons.  The inn currently enjoys a 31-33% occupancy rate which is based upon 365 days.  Although income varies greatly from shared to private baths, the average annual income per guest room is over $9000.  ADR's are $85-95/night in the summer/fall and $75-85 in the winter.  Their intown location is a real asset since it allows for easy walking accessibility to the town's center and an excellent marketing opportunity for locally referred clientelle.  Wolfeboro itself is the inn's best marketing resource.  As a destination location with a long history of tourism (the Oldest Summer Resort in America), Wolfeboro naturally attracts visitors via its picturesque vistas and aggressive community marketing.  Net Operating Income (NOI) over the past four years has varied from $25,000 to $32,000.

Determining a Fair Market Price

The price for the Tuc' Me Inn is $369,000.  When we evaluate a property of this size and nature, we integrate three value factors to determine its price.  Since it is not a full fledged commercial venture, we do not use the Income Approach to determine most if its value.  Instead, we use the following formula for properties of this size and income; real estate value + value of contents + established goodwill (normally 1/2 of an annual gross income).


Real Estate Value

$300,000


Contents


$38,000


Goodwill


$31,000


Market Price


$369,000

Evaluating Potential

Due to the size and location of the Tuc' Me Inn, this B&B offers numerous options depending upon the income and personal needs of the future innkeepers.  


Maximizing Income

Since the inn is grandfathered for eight guest rooms and has the size/space to do so, it is suggested that the rooms be reconfigured to reach the total of eight.  The ground floor offers two excellent rooms (current innkeeper's quarters) that should be utilized.  One in particular is very large and could accommodate a jacuzzi, private bath, and fireplace.  This also could be modified for handicapped accessibility.  Secondly, all rooms need to be with private baths.  By changing some walls and using a porch area, private baths could be placed into each guest room.  A suite could also be created to cater to either families or upscale clientelle.  These changes would increase occupancy rates by a minimum of 5% and ADR's by $15-40 per room.  This would increase per room income from $9000 to $12,000-$15,000.  Since the operating expenses wouldn't change much, NOI would increase to $50,000+.  Innkeeper's quarters would utilize the two bedrooms on the third floor.

Having a 1/2 acre lot, it offers expansion possibilities.  With the necessary zoning variance, the B&B could easily be enlarged to 10-12 guest rooms and become a very dynamic business.


Maximizing Lifestyle

This is an excellent inn for those prospective innkeepers who place a higher priority on lifestyle vs. income.  Since 75% of the inn's income is earned from June through October, one could enjoy the lifestyle for half the year and still derive excellent income while using the remainder of the year to pursue other interests.  With this in mind, the inn could easily become an all-suite inn with high ADR's and low labor and maintenance.  

Potential Buyers' Profile

Since this B&B is affordable, it would be attractive to those without large sums of money but with energy and skills to develop a business.  If one was to have alternative incomes such as pensions, investments, etc.., the inn's revenue would be an excellent supplement.  

Innkeeper's Quarters

The current innkeepers use two ground floor rooms for personal use.  Depending upon how you utilize the space, innkeepers have options from as little as one bedroom to as large as four.

In-House Ghosts

The innkeepers have notified us that they believe the house has 'visitors'.  We can not comment on this except to make all potential buyers aware of this issue.  Should you wish to understand more, please talk with the innkeepers about this.

Summary

The Tuc' Me Inn B&B is a wonderful B&B at an affordable price.  Rarely does an inn combine solid financials, a charming location and potential for growth as this one.  For further insights, you would be most welcome to view the property.  All financials, tax forms, etc. are available to qualified buyers.  For further insights, their web page is www.worldpath.net/~tucmeinn/ .

