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Introduction
According to industry sources, bed and breakfast inns are the fast-
est	growing	segment	of	the	lodging	business.	There	are	an	estimated	
200,000	in	the	United	States	alone.	Is	there	room	for	more?	Absolutely.	
In	a	fast-track,	24/7,	high-speed	world,	both	vacationers	and	business	
travelers	alike	are	growing	in	their	appreciation	of	the	home-away-
from-home	comfort	of	a	bed	and	breakfast	over	a	more	impersonal	
chain	hotel.	

To	open	your	own	inn,	all	you	need	is	to	find	your	niche	and	do	the	
work.	On	the	other	hand,	you	should	have	no	difficulty	buying	an	es-
tablished	inn	if	you	prefer.	Many	(but	not	all)	innkeepers	tend	to	get	
into	the	business	in	mid-life.	It	seems	almost	as	though	we	humans	
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have	an	innate	urge	to	escape	the	rat	race	when	we	hit	a	certain	age	and	
fulfill	our	fantasy	of	owning	a	little	piece	of	heaven.	

Then	there	are	those	who	have	retired	from	their	jobs	but	are	still	vital	
and	creative	and	want	a	second	career.	Because	these	people	get	into	
innkeeping	later	in	life,	they	tend	not	to	stay	in	it	for	decades.	Once	you	
start	checking	the	“inns	for	sale”	resources	you’ll	find	in	this	guide,	you	
are	likely	to	discover	that	nine	times	out	of	ten	the	reason	for	selling	is	
retirement.	Consequently	there	is	always	a	pool	of	good	inns	on	the	
market	waiting	to	fulfill	your	dream.
 
Since	you	have	an	interest	in	becoming	a	bed	and	breakfast	innkeeper,	
there	is	a	good	chance	that	sometime	recently	you	have	stayed	in	a	bed	
and	breakfast.	Perhaps	you	spent	a	romantic	weekend	in	an	enchanting	
“painted	lady”	Victorian	house	at	the	seashore.	Maybe	on	a	business	
trip	to	a	distant	city	you	opted	for	the	oasis	of	calm	provided	by	a	bed	
and	breakfast	over	a	noisy,	crowded	hotel.	

At	some	time	during	your	stay	–	while	being	served	a	delicious	home-
cooked	breakfast	in	a	dining	room	with	a	view,	or	sharing	a	glass	of	
wine	on	the	veranda	at	sunset	–	you	thought	to	yourself,	“This	is	a	great	
lifestyle;	I	could	handle	this.”	It	is;	and	you	could.	Many	people	with	
no	prior	experience	in	the	hospitality	business	have	made	successes	of	
being innkeepers. 

As	the	owner	of	a	bed	and	breakfast,	you	get	to	live	year	round	in	the	
lovely	home	that	as	a	guest	you	can	only	enjoy	for	a	few	days	at	a	time.	
Letting	out	rooms	can	enable	you	to	have	the	house	of	your	dreams	that	
you	may	not	otherwise	be	able	to	afford.	Not	only	do	you	work	out	of	
your	home,	you	are	also	your	own	boss.	Many	of	the	expenses	of	run-
ning	your	home	will	be	tax	deductible.	

You	get	to	host	a	constant	stream	of	interesting	visitors	from	all	parts	
of	the	world,	show	off	your	cooking	and	decorating	skills,	and	make	
money	doing	it.	Your	bed	and	breakfast	can	bring	tremendous	enjoy-
ment	to	many	travelers	and	a	great	deal	of	satisfaction	to	you.	
Depending	on	the	size	of	inn	you	opt	for,	you	could	run	it	alone	if	you	
are	the	independent	type.	Or	the	bed	and	breakfast	can	be	a	family	af-
fair,	with	everyone	–	even	the	kids	–	contributing	to	the	running	of	the	
business.	This	is	a	career	that	truly	is	open	to	everyone.
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How	much	money	are	you	likely	to	make?	That	depends.	Conventional	
wisdom	is	that	an	inn	with	less	than	five	guest	rooms	is	a	part-time	
business	for	a	couple.	This	means	that	perhaps	one	of	you	could	main-
tain	his	or	her	day	job	while	the	other	runs	the	inn.	Inns	over	five	rooms	
can	provide	a	fulltime	income,	but	also	likely	will	require	that	you	hire	
staff	to	help	with	the	work.	

Location	is	a	significant	factor,	too.	Some	inns	are	seasonal,	catering	
to	the	ski	crowd	or	summer	vacationers	(enabling	you	to	close	down	
and	travel	during	the	off-season,	if	you	want).	Others	are	open	year	
round.	This	will	also	dictate	whether	your	inn	provides	a	part-time	or	
full-time	income.	Remember,	though,	you	have	bought	a	property	and	
very	probably	will	be	acquiring	equity	in	it,	so	your	inn	is	also	a	good	
investment.	

Speaking	of	location,	there	are	opportunities	available	all	over	the	
country.	A	browse	through	one	of	the	inns-for-sale	websites	will	yield	
listings	from	Maine	to	California.	And	while	at	one	time	bed	and	break-
fasts	were	generally	thought	of	as	rural	establishments,	one	of	the	big-
gest growing sectors of the industry is city inns catering to both tourists 
and	business	people.	

No	particular	education	is	compulsory	for	becoming	an	innkeeper,	al-
though	there	are	some	very	good	seminars	available	if	you	choose	to	
take them, and that course of action is recommended by most experi-
enced	innkeepers.	You	can	also	get	hands-on	experience	of	the	business	
by	becoming	an	“inn	sitter”	before	you	take	the	plunge	with	your	own	
bed	and	breakfast.	You	do	need	to	have	some	business	savvy:	you’ll	
require	rudimentary	bookkeeping	skills.	Marketing	know-how	is	also	
very	important	and	there	are	many	resources	available	to	you	for	ac-
quiring	that	knowledge.	It	doesn’t	hurt	to	be	handy	around	the	house,	
either, so you can make minor repairs to maintain your home in perfect 
condition. 

Perhaps	the	most	important	thing	is	to	really	love	company	and	to	be	
excited	about	the	prospect	of	having	people	–	make	that	strangers	–	in	
your	home.	The	ambience	that	you	create	for	your	guests	will	make	
a	world	of	difference	both	in	your	own	enjoyment	of	the	job,	and	in	
whether	or	not	they	have	a	great	stay	that	will	prompt	good	word-of-
mouth and repeat business. 

FabJob Guide to Become a Bed and Breakfast Owner

8		     •     		fabjob.com		     •     		Copyright	©	2020	FabJob	Inc.

http://www.fabjob.com


Let	me	give	you	an	example	of	what	I	mean.	A	couple	of	years	ago,	
a	friend	and	I	took	a	vacation	in	New	England,	staying	in	bed	and	
breakfasts	all	the	way.	The	first	one	we	stayed	at	on	Cape	Cod	was	
a	beautifully	restored	building	furnished	with	antiques	and	high-end	
reproduction	furniture	including	four-poster	beds.	The	location	was	
also	impressive,	just	a	block	from	the	beach.	But	the	couple	who	ran	
the	place	seemed	almost	shy.	They	talked	in	monosyllables	and	volun-
teered no information other than the basics of where our room was and 
what	time	they	served	breakfast.	In	fact,	my	friend	and	I	were	there	
two	days	before	we	stumbled	across	a	sitting	room	open	to	guests!	Dur-
ing	breakfast,	guests	sat	at	separate	small	tables,	and	talked	in	hushed	
tones,	almost	as	though	they	were	afraid	of	disturbing	the	peace.	Then	
immediately	after	breakfast,	the	dining	room	was	locked.	

The	next	inn	we	stayed	at	on	the	north	coast	of	Massachusetts	couldn’t	
have	been	more	different.	The	delightful	owners	and	their	two	friendly	
dogs	met	us	at	the	door.	They	gave	us	the	grand	tour	of	the	inn,	and	
provided	us	with	maps	and	information	about	the	area.	They	explained	
that	the	kitchen	was	always	open	and	we	were	free	to	use	the	refrigera-
tor	and	microwave	if	we	wanted	to	fix	dinner.	In	the	evening,	they	lit	a	
fire	and	put	out	munchies	and	a	bottle	of	wine	for	guests.	Breakfast	was	
served	at	a	big	round	table	and	guests	chatted	and	exchanged	stories	
about day trips and sightseeing in the area. 

Although	the	inn	itself	was	not	quite	as	grand	as	the	previous	one,	it	
has	stayed	in	our	minds	as	the	“best	time”	of	our	vacation.	By	the	time	
we	left,	we	felt	as	though	the	innkeepers	were	friends,	and	we	have	ex-
changed	Christmas	cards	ever	since.	I	can’t	even	remember	the	names	
of	the	first	innkeepers.	Does	it	matter?	Well,	I	have	recommended	the	
second	inn	to	several	friends	visiting	that	area.	

My	impression	was	that	the	Cape	Cod	innkeepers	were	in	the	business	
because	they	wanted	to	restore	the	lovely	old	building	and	were	letting	
out	rooms	as	a	way	of	financing	that	endeavor.	And	that’s	a	worthy	
undertaking.	But	the	second	couple	gave	the	feeling	that	they	loved	
having	people	stay	and	really	enjoyed	being	hosts.	These	innkeepers	
struck	exactly	the	right	note	by	being	personable	and	available	but	not	
obtrusive.	“We	think	the	most	important	part	of	the	experience	of	the	
bed	and	breakfast	guest	is	their	perception	of	the	innkeeper,”	confirms	
John	Casey,	who	with	his	wife	Linda	Fay	runs	O’Casey’s	Bed	&	Break-
fast	in	San	Antonio,	Texas.	“So	it’s	really	important	for	that	person	to	be	
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relaxed,	open,	and	comfortable	about	the	accommodations	he	or	she	is	
offering.”	

Apart	from	being	a	“people	person,”	another	important	factor	to	con-
sider	about	being	an	innkeeper	is	that	it	puts	you	in	the	service	industry.	
Guests	will	be	paying	you	considerable	amounts	of	their	hard-earned	
money	to	spend	special	occasions	such	as	honeymoons	or	vacations	at	
your	inn.	They	will	expect,	and	deserve,	to	be	treated	well.	Some	may	
have	special	needs	or	requirements,	whims	even.	

Finally,	innkeeping	is	a	quite	an	exacting	job.	It	takes	a	fair	amount	
of	energy	and	physical	ability.	During	your	busy	season	you	might	be	
working	long	hours	seven	days	a	week.	Housework,	gardening,	haul-
ing	supplies,	cooking	and	tending	the	needs	of	others	can	be	tiring.	
Still,	not	only	do	young,	energetic	people	get	into	innkeeping,	but	
many	people	in	mid-life	and	beyond	–	even	retirees	–	make	a	go	of	it	
and	love	every	minute	of	it.	

Do You Have What It Takes? 

Do	you	have	what	it	takes	to	be	an	innkeeper?	See	how	you	do	with	
these questions. There are no right or wrong answers, but your re-
sponses	will	give	you	a	clue	as	to	how	well	suited	you	are	to	being	an	
innkeeper. 

By no means are these questions designed to deter you from your 
dream.	They	only	point	out	that	being	an	innkeeper	is	more	than	hav-
ing	a	lovely	home	and	baking	muffins.	As	an	innkeeper,	you’ll	do	best	
if	you	have	that	magic	combination	of	warmth,	tolerance,	professional-
ism,	and	above	all,	a	sense	of	humor!	

•		How	do	you	feel	about	getting	up	at	the	crack	of	dawn	every	day	
to	prepare	breakfast,	even	after	a	late	night	or	when	you	don’t	feel	
well?	

•	Are	you	up	for	cleaning	bathrooms,	unclogging	drains,	vacuum-
ing	the	stairs,	or	shoveling	snow	if	the	help	doesn’t	show	up	one	
day?	

•	Do	you	realize	you	likely	will	be	doing	laundry	and	making	beds	
almost	every	day?	
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•	Not	everyone	is	pleasant:	Some	guests	may	complain,	be	rude,	
and	even	steal	from	you.	Could	you	grin	and	bear	it?

•	Can	you	keep	your	cool	if	guests	say	they	will	be	there	at	5:00	
p.m.	but	don’t	show	up	until	10:00	p.m.,	and	then	claim	they	don’t	
like	their	room?	

•	How	will	you	deal	with	a	rowdy	couple	who	keeps	the	other	
guests	awake	at	night?	

•	What	will	you	do	when	you’ve	put	out	cereal	and	your	special	
home-made	coffeecake	for	breakfast,	and	a	guest	tells	you	he’s	on	
a	low-carb	diet	so	can	he	have	eggs?	

•	Will	you	comply	when	valuable	repeat	business	guests	say	they’d	
love	to	come	at	Christmastime	but	you	were	planning	to	close	and	
spend	the	holidays	with	family?	

•	How	will	you	handle	the	situation	when	a	guest	breaks	a	valuable	
item	in	your	home?	

•	What	would	you	do	if	you	smelled	marijuana	smoke	drifting	
from	under	a	guest’s	door?	

The	bottom	line	is	that	you	need	to	find	out	if	you	have	what	it	takes	
and,	more	importantly,	if	you	will	enjoy	what	it	takes,	before	you	invest	
in	an	inn	of	your	own.	The	most	obvious	way	to	do	that	is	to	learn	thor-
oughly	what	the	business	requires	of	you	on	a	day-to-day	basis.	There	
are a number of ways in which to do that. 

About This Guide 

There	is,	though,	more	to	achieving	success	as	a	bed	and	breakfast	inn-
keeper	than	being	congenial	and	a	good	breakfast	cook.	That’s	where	
this	guide	comes	in.	It	will	help	you	decide	on	what	type	of	inn	you	are	
going	to	open.	Will	a	country	or	a	city	place	best	suit	your	style?	Do	you	
want	an	old	charmer	with	lots	of	ambience,	or	one	with	modern	facili-
ties	like	hot	tubs?	Would	you	like	to	take	over	a	thriving	concern,	or	
buy	a	suitable	home	for	converting	into	an	inn	and	start	from	scratch?	
Will	you	cater	primarily	to	vacationers	or	to	business	travelers?	Will	
you	offer	additional	meals	such	as	afternoon	tea	or	dinner?	Will	you	
cater	only	to	adults,	or	also	accept	children?	What	about	pets	(yours	
and	theirs)?	
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Being	a	bed	and	breakfast	innkeeper	is	an	exciting	and	lucrative	profes-
sion	and	lifestyle	all	in	one.	“I	cannot	think	of	any	other	‘job’	(and	this	
isn’t	really	a	job)	that	has	all	the	benefits	that	innkeeping	does,”	says	
Peggy	Egan,	who	with	her	husband	Brett	runs	The	Red	Brick	Inn	in	
Panguitch,	Utah.	“Yes,	it’s	a	lot	of	work	but	you	get	to	have	a	house	full	
of	happy	people	on	vacation	from	all	over	the	world,	many	of	whom	
become	friends	that	you	stay	in	touch	with.	If	you	ever	need	to	renew	
your	faith	in	mankind,	run	a	B	&	B.”

All	you	need	to	get	started	on	this	marvelous	career	is	right	here:	re-
sources,	case	studies	and	tips	from	those	who	have	already	made	a	
success	of	it.	There	is	information	on	finding	a	great	location,	getting	
startup	financing,	and	finding	the	right	employees.	When	you’re	ready	
to	start	taking	guests,	you’ll	find	help	on	marketing	and	running	your	
inn.	So	read	on,	hang	out	the	“vacancies”	shingle,	and	open	the	door	to	
a	fabulous	new	existence.	

NOTE: Before	you	do,	just	a	note	about	terminology.	There	is	no	
industry	standard	about	what	to	call	these	establishments.	
You	will	see	them	spelled	out	bed	and	breakfast;	bed	&	
breakfast;	B	and	B;	B&B;	sometimes	with	‘inn’	attached;	
sometimes	not.	All	of	these	variations	should	be	tried	if	you	
are doing any kind of web search for further information. 
For	the	sake	of	consistency,	I	have	stuck	to	using	the	term	
bed	and	breakfast	inn,	unless	a	specific	inn	or	association	
uses	a	different	form	in	its	name.	Whatever,	they	all	mean	
“welcome!”
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1.  Acquiring an Inn
While	your	interest	in	running	a	bed	and	breakfast	may	have	been	
sparked	by	visiting	an	inn	or	seeing	an	inn	for	sale,	most	aspiring	inn-
keepers	have	to	search	the	market	for	the	right	one	once	they	decide	on	
this	lifestyle	and	have	done	their	research	and	training.	There	is	no	one	
situation	that	is	best;	only	a	situation	that	is	best	for	you.

“The most important thing about the inn you open is that it has to be 
like	you,”	says	John	O’Casey	of	O’Casey’s	Bed	&	Breakfast	in	San	Anto-
nio,	Texas.	“Be	yourself	and	be	comfortable	with	the	bed	and	breakfast	
you	create.	By	all	means,	go	by	industry	guidelines	and	trends	too	if	
you	like,	but	make	the	place	your	own	—	a	place	you	like	to	be.”

Your	options	for	starting	a	bed	and	breakfast	include:

• buying an existing bed and breakfast inn

•	finding	a	property	that	has	the	potential	to	be	a	great	bed	and	
breakfast inn

• starting a bed and breakfast in your current home
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Some Bed and Breakfast Statistics

Performance (in medians):

•	Occupancy	Rate	 43.7%

•	Average	Daily	Rate	 $150

•	Revenue	per	Available	Room		 $58
 
About The Inns:

•	Typical	B&B	has	between	4	and	11	rooms,	with	6	being	the	
average

•	29%	were	in	rural	locations,	23%	were	urban,	5%	suburban,	
and	43%	were	village

•	94%	of	rooms	have	private	baths

•	36%	have	achieved	an	“historical	designation”	by	a	local,	
state	or	national	historic	preservation	organization

•	5,700	square	feet	is	the	average	size	for	a	B&B

•	93%	offer	free	high	speed	wireless	internet

•	Most	inns	provide	the	following	in	common	areas:	internet,	
magazines,	hot/cold	beverages,	board	games,	fireplace,	re-
frigerator,	newspapers,	telephone,	cookies/cakes/candies/
fruit,	fresh	flowers	and	televisions.

•	Most	inns	provide	the	following	in	guest	rooms:	internet,	
television,	luxury	bed/linens,	premium	branded	toiletries,	
robes,	fireplaces,	magazines	and	jetted	tubs.

About the Inn Owners: 

•	72%	of	inn	owners	are	couples,	18%	are	individual	females,	
5%	are	individual	males,	5%	are	non-couple	partnerships

•	79%	of	owners	live	on	premises

SOURCE:	PAIA	www.innkeeping.org/?The_Industry

FabJob Guide to Become a Bed and Breakfast Owner

14		     •     		fabjob.com		     •     		Copyright	©	2020	FabJob	Inc.

www.innkeeping.org/?The_Industry
http://www.fabjob.com


This	chapter	will	focus	on	the	steps	involved	in	acquiring	an	existing	
inn	or	finding	a	place	other	than	your	own	home	that	you	can	convert	
into	an	inn.	If	you	plan	to	use	your	current	home	for	a	bed	and	break-
fast,	you	will	likely	need	to	renovate	or	refurnish	it	—	topics	that	are	
covered	in	Chapter	3.	You	will	also	need	to	look	into	zoning	and	licens-
ing	that	are	covered	in	the	next	chapter.

1.1 Location
As	with	all	types	of	businesses	and	property	deals,	your	inn’s	location	
is	critical	to	its	success.	Put	simply,	your	bed	and	breakfast	needs	to	be	
in	a	place	that	people	want	to	visit.	Say	you	find	a	Queen	Ann	Victorian	
home	with	good	bones	going	for	such	a	steal	that	you	could	afford	to	
renovate	it	into	an	exquisite	inn;	it’s	no	bargain	if	it	is	in	an	unsafe,	run-
down	part	of	town	and	not	close	to	any	tourist	attractions	or	amenities.

Similarly,	that	charming,	sprawling	farmhouse	may	be	ideal	to	convert.	
But	not	if	it	is	so	isolated	that	guests	have	to	drive	miles	down	a	dirt	
road	before	they	hit	pavement	or	they	can’t	find	anywhere	locally	to	
dine.	That’s	not	to	say	that	a	remote	country	location	is	out	of	the	ques-
tion:	many	travelers	are	looking	for	peace	and	quiet.	At	the	very	least,	
you	want	it	to	be	close	to	the	main	road	to	somewhere.	The	other	pos-
sibility	is	that	it	is	close	to	a	large	urban	area	from	which	to	draw	week-
enders wanting a break from the city.

The	small	town	of	Ashland,	Oregon,	not	far	from	the	California	border,	
makes	a	great	case	study	for	location.	With	a	population	of	21,000,	it	
has	approximately	50	bed	and	breakfasts	and	country	inns	on	top	of	
the	usual	complement	of	hotels	and	motels.	Why	so	many?	Ashland	
hosts	the	Oregon	Shakespeare	Festival,	which	runs	from	February	to	
late	October	every	year	and	is	a	huge	draw	to	theater	fans	from	all	over	
the	country.	Despite	the	high	concentration	of	lodgings	available,	dur-
ing	the	festival	months	it’s	often	difficult	to	find	a	bed.	Additionally,	the	
area	has	wineries,	a	state	park,	and	white	water	rafting,	all	set	in	lovely	
countryside.	This	makes	Ashland	a	multiple	threat,	and	it’s	no	wonder	
there	is	a	cluster	of	successful	inns	there.	Take	a	look	at	www.el.com/to/
ashland	to	see	what	makes	Ashland	such	a	good	location.

At	the	other	extreme,	I	know	of	a	two-roomed	inn	in	Waterville,	Maine.	
It’s	the	only	one	in	town	and	it’s	located	close	to	a	private	liberal	arts	
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college.	The	inn	gets	almost	all	of	its	guests	from	the	college,	which	
sends	visiting	professors	and	parents	who	want	an	alternative	to	the	
“McHotels,”	which	are	the	other	option.	This	inn	doesn’t	even	have	a	
website	because	it	doesn’t	need	additional	marketing:	it	has	created	its	
own niche.

Both	of	these	demonstrate	the	principle	that	there	needs	to	be	a	reason	
for	guests	to	show	up	at	your	door.	There	is	a	range	of	possibilities	that	
could	contribute	to	a	great	location	for	an	inn	if	they	are	nearby.	Did	it	
ever	occur	to	you	that	the	Florida	Swamp	Cabbage	Festival	or	the	West
Virginia	Road-Kill	Cook-Off	could	be	a	draw?

You	can	usually	find	out	what	attractions	and	amenities	are	in	a	com-
munity	by	simply	doing	a	Google	search	on	the	city,	county,	or	state	
you	are	investigating.	You’ll	pull	up	chambers	of	commerce,	tourist	bu-
reaus,	and	town	booster	sites.	There	are	also	a	number	of	websites	that
can	help	you	with	specific	interests.	Use	this	checklist	to	discover	what	
potential	attractions	to	visitors	are	near	a	location	you	are	considering.

1.1.1	 Attraction	Check	List

Amusement Parks 
• Listing of Amusement, Theme, and Water Parks and Zoos 
http://themeparkcity.com/USA_index.htm

Arts	and	Crafts	Shows	
• Festival Network
http://festivalnet.com

Casinos 
• Native American Casinos 

www.500nations.com/Indian_Casinos.asp

• Casino Locator 
www.americancasinoguide.com/casinos-by-state.html

Convention Centers 
• Convention Centers 

www.conventioncenters.us
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Fall Foliage 
• A State by State Guide to Fall Foliage 
www.fs.fed.us/fallcolors/2012/index.shtml

Flea Markets 
• National Flea Market Association
www.fleamarkets.org

Food Fairs 
• Listing of Food Festivals 
http://www.foodreference.com/html/upcomingfoodevents.
html

Gay and Lesbian Events 
• Gay Cities 

www.gaycities.com/events

Halls of Fame 
• Sports Halls of Fame 
http://dir.yahoo.com/recreation/sports/history/museums_and_
halls_of_fame/

• Women’s Halls of Fame 
www.factmonster.com/ipka/A0906836.html

Military Bases 
• Military Bases in the Continental U.S. 

www.globalsecurity.org/military/facility/conus.htm

Museums 
• U.S. Museums by State 

www.museumlink.com/states.htm

• Canadian Museums 
www.museevirtuel-virtualmuseum.ca
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Music or Film Festivals 
• Guide to 2,500 US Music Festivals
www.festivalfinder.com

• Film Festival Locator 
www.filmfestivals.com/channel/festivals

National or State Parks 
• National Parks 
www.nps.gov/findapark/index.htm

• State Parks
www.touristinformationdirectory.com/parks/state_park.htm

• Canadian Parks 
www.greatcanadianparks.com

Outlet Malls 
• Guide to Outlets 

www.outletbound.com

Schools	and	Universities	
• U.S. Colleges and Universities 
www.utexas.edu/world/univ

• Canadian Universities 
www.aucc.ca/canadian-universities

Sports Arenas 
• North American Arenas 
http://dir.yahoo.com/Recreation/Sports/Stadiums_and_Venues/
Arenas

Wineries 
• North American Winery Locator 

www.wineweb.com/mapusa.html

Other	Attractions

•	Adventure	sports	(hang	gliding,	parachuting,	off-road	racing)
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• Antique center

• Beaches

• Bird watching

•	Concert	hall

•	Corporation	headquarters

• Ecotourism center

• Fishing

•	Seasonal	flowers	(bluebonnets,	cherry	blossoms,	
dogwoods,poppies)

• Ghost town

•	Golf	course

•	Government	offices	(local,	state,	federal)

•	Historical	neighborhood	or	site

•	Renowned	hospital

• Hot springs or spa

•	Natural	scenic	attraction	(nearby	mountains,	desert,	river,plains)

•	New	Age	center	or	spiritual	events

•	Outdoor	activities	(hiking,	mountain	biking,	rock	climbing)

•	Restaurant	row

•	Retail	shopping	district

• Theater or music district

•	Transportation	hub	(planes,	trains,	buses)

•	Spectacular	views

•	Water	sports	(water	skiing,	scuba,	snorkeling,	swimming)

•	Whale	watching

•	Winter	sports	(skiing,	snowmobiling,	skating,	snowboarding)

•	Large	place	of	worship
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1.1.2  Other Issues
There	are	some	other	more	localized	issues	to	consider	regarding	loca-
tion:

•	Is	the	inn	easy	to	find?	Even	though	many	people	use	computer-
ized	map	services	these	days,	it’s	still	easy	to	get	lost	in	confusing	
one-way	systems	in	the	city	or	on	inadequately	sign-posted	coun-
try roads.

•	Is	there	sufficient	parking	for	your	guests?	They	won’t	want	to	
haul	their	luggage	down	the	street.

•	Is	the	front	of	the	building	well	lighted	and	safe?

•	Are	there	shopping	and	dining	amenities	close	by?

•	Is	the	general	setting	picturesque?

•	Do	you	want	to	stay	open	year-round?	If	so,	you’d	best	avoid	
those	areas	that	come	to	a	halt	when	the	season	–	whether	ski	or	
beach	–	is	over	and	the	town	closes	down	for	six	months.

•	Are	there	stores	nearby	where	you	can	get	the	staples	you	need	
for	running	your	inn?

•	What	are	crime,	traffic,	and	pollution	statistics	like	in	the	area?	
Check	with	the	local	police	station	and	chamber	of	commerce.

The	final,	and	perhaps	most	crucial,	consideration	is	that	your	inn	
should	be	located	somewhere	you’d	want	to	live.	Give	due	consider-
ation	to	the	following	factors:

Climate

I	myself	dislike	muggy	environments;	I	find	them	enervating	and	can’t	
stand	the	bugs	which	hot,	humid	weather	tends	to	spawn.	I’d	rather	
live	in	a	cool	damp	climate	or	even	shovel	snow	than	have	to	deal	with	
summers in Louisiana. You, on the other hand, may get depressed by 
rainy weather or the short days of a Northern winter. If you are consid-
ering	a	move	to	a	climate	very	different	from	where	you	live,	try	to	visit	
there	on	a	couple	of	occasions	at	the	worst	time	of	year.	Also,	there	are	
climate	charts	you	can	look	at	to	see	the	average	temperature,	humidity	
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levels,	and	precipitation	throughout	the	year.	One	such	service	is	avail-
able	at	www.usclimatedata.com.

Size of Community

It’s	easy	to	romanticize	living	in	the	country,	but	if	you	are	used	to	big	
city	amenities,	your	dream	could	soon	start	to	feel	like	a	nightmare	of	
deprivation.	You	simply	cannot	expect	the	same	level	of	convenience	
and	service	in	a	remote	village.	Think	long	and	hard	about	what	you	
would	miss	(lattes,	overnight	dry	cleaning,	pizza	delivery,	even	mail	
delivery?)	and	how	central	they	are	to	the	quality	of	your	life.

Culture

If	cultural	pursuits	are	important	to	you,	consider	a	college	town.	Even	
in	a	small	community,	a	nearby	college	will	often	provide	a	venue	
for	foreign	movies,	concerts,	literature,	and	an	active	arts	scene.	And	
speaking of art scenes, if this is your interest, you might want to check 
out	the	book	The	100	Best	Art	Towns	in	America	by	John	Villani.

Proximity	to	Family	and	Friends

One	of	the	big	attractions	of	owning	an	inn	is	to	get	away	from	the	rat	
race	and	find	a	little	corner	of	heaven	somewhere	remote.	But	that	also	
often	means	leaving	behind	your	support	network.	If	that	is	important	
to	you,	perhaps	you	should	look	for	an	inn	close	to	home.

Style and Character

Choose	a	location	that	matches	your	own	in	this	respect.	If	you	have	
Christian	values	and	want	to	attract	a	like-minded	clientele,	you’d	best	
avoid	places	that	have	a	“sin	city”	reputation.	If	you’d	like	to	attract	
a	young,	lively	crowd,	you	probably	won’t	be	happy	in	a	retirement	
haven.	The	feel	of	a	community	is	very	important.	Walk	and	drive	the	
neighborhood,	read	up	on	local	politics	and	history,	if	at	all	possible	
attend	some	functions	or	meetings	in	the	area	and	meet	some	local	resi-
dents.

Let	people	know	about	your	interest	in	buying	an	inn.	I	have	a	friend	
who	vacations	in	Colorado.	She	told	me	about	Georgetown,	a	place	I’d	
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never	heard	about.	When	I	took	a	look	at	the	town’s	website	(www.
georgetowncolorado.com),	I	realized	it	would	be	a	great	location	for	a	
bed	and	breakfast.	There	are	tourist	attractions,	beautiful	scenery,	loads	
of	preserved	turn-of-the-century	houses,	and	currently	not	a	lot	of	inns.

At a dinner party, I sat next to an Oregonian, and spoke of how much I 
like	Ashland.	The	other	guest	said,	“Ashland	already	has	a	ton	of	inns;	
check	out	Jacksonville,	the	next	town	over.”	He	was	right;	Jacksonville	
(www.jacksonvilleoregon.org)	is	delightful.	

The	moral	of	the	story	is:	insider	information	is	invaluable,	so	ask.	
Where	do	people	come	from?	Where	do	they	vacation?	What	is	their	
favorite	part	of	the	country?	What	do	they	look	for	when	taking	a	trip?	
Where	have	they	noticed	a	lack	of	lodging	facilities?	A	little	bit	of	infor-
mal	market	research	and	anecdotal	information	can	go	a	long	way	in	
helping	you	discover	possible	locations.	

If	you	settle	on	a	location	that	is	some	distance	from	where	you	cur-
rently	live,	familiarize	yourself	with	the	region	as	much	as	possible.	
Subscribe	to	local	newspapers	and	regional	magazines,	get	a	detailed	
street	map,	add	the	official	city,	chamber	of	commerce,	and	tourist	bu-
reau	websites	to	your	“favorites”	list	and	use	these	sources	to	get	an	
arms-length	sense	of	the	place.	It	goes	without	saying	that	you	should	
not	put	in	an	offer	on	an	inn	in	a	place	you	have	never	visited.	Try	to	
visit	a	location	of	interest	several	times	–	in	different	seasons	–	before	
you	take	the	plunge.

As	you	can	see,	there	is	the	potential	to	find	the	perfect	location	in	ev-
ery	corner	of	North	America.	Some	would-be	innkeepers,	however,	are	
looking	further	afield.	Many	Americans	and	Canadians	are	opening	
inns	in	places	like	Mexico,	Spain	and	France.	Foreign	countries	all	have	
very	specific	requirements	and	conditions	regarding	residency	and	do-
ing business for foreigners. It is way beyond the scope of this guide to 
cover	them.	However,	there	are	two	very	useful	organizations	that	pro-
vide	assistance	to	those	interested	in	opening	an	inn	in	another	coun-
try.	Both	have	extensive	information	about	relocating,	tax	implications,	
buying	foreign	property,	and	real	estate	listings	—	often	including	inns	
for	sale.
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• Escape Artist
Escape	Artist	has	thousands	of	articles,	contacts,	resources,	
links	and	tools	for	finding	overseas	real	estate,	hidden	en-
claves,	artist	havens,	unique	destinations,	offshore	invest-
ments,	and	the	requirements	 for	 living	an	 international	
lifestyle.
www.escapeartist.com

• International Living
International	Living	has	a	useful	newsletter	and	conducts	on-
site	seminars	on	real	estate	purchasing	and	conducting	busi-
ness	in	popular	overseas	locations.
www.internationalliving.com

1.2  Size of Inn
The	size	of	the	inn	you	want	to	operate	will	depend	on	a	number	of	fac-
tors.	Are	you	a	single	person?	Are	you	a	couple	with	no	kids?	Are	you	a	
family?	In	each	of	these	instances,	you	will	need	to	find	an	inn	that	has	
appropriate	owner’s	accommodation	in	addition	to	the	rentable	rooms.

Do	you	see	this	as	being	your	primary	source	of	income?	Will	this	be	
a	supplementary	source	of	income?	Can	you	support	yourself	and	the	
running	of	the	inn	until	it	is	solvent?	A	very	general	rule	of	thumb	is:

•	One	or	two	rooms	provide	a	supplemental	income	for	one	person.

•	Two	to	five	rooms	can	be	a	full-time	business	for	one	person	or	
provide	a	supplemental	income	for	a	couple.

•	Six	rooms	and	up	can	be	a	full-time	business	for	a	couple.

To	sum	up:	the	bigger	the	inn,	the	bigger	the	potential	gross	profit.	
There	are	some	variables,	of	course.	One	is	whether	you	can	expect	to	
stay	open	year	around.	Say	your	inn	is	located	on	the	coast	of	Maine:	It	
might	have	100	percent	occupancy	in	summer,	but	then	have	to	close	
down	during	the	winter	months.	In	this	eventuality,	a	seven	or	eight	
room	inn	might	still	only	provide	a	partial	income	for	a	couple.

Another	consideration	is	how	much	work	you	can	do	yourself,	and	
how	much	help	you	want	to	hire.	If	you	don’t	want	to	get	into	being	an	
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employer,	you	might	want	to	opt	for	a	smaller	property	that	you	or	you	
and	your	spouse	or	family	can	manage	alone.

When	talking	about	rooms,	we	are	referring	to	bedrooms.	Additional	
rooms	will	include	bathrooms,	a	kitchen	and	common	rooms	such	as	
dining	room,	living	room,	possibly	a	den	or	games	room	and	outdoor	
areas	like	patios	and	decks.	Then	there	are	the	innkeeper’s	quarters.	So	
bear	in	mind	that	a	five-room	inn	is	actually	quite	a	large	establishment	
when	deciding	how	big	a	place	you	can	manage.

There	are	issues	regarding	various	governmental	regulations	when	it	
comes	to	size.	For	example,	bed	and	breakfast	inns	with	five	or	fewer	
rooms	are	exempt	from	having	to	make	the	inn	accessible	to	people	
with	disabilities.	The	bigger	the	inn,	the	more	bureaucracy	you’ll	deal	
with.

1.3		 Turnkey	or	Start-Up
One	of	the	decisions	you’ll	be	making	is	whether	to	buy	an	established	
inn	or	purchase	a	property	that	is	suitable	for	converting	into	a	bed	and	
breakfast.

1.3.1  Turnkeys
When	looking	at	ads	for	going-concerns,	you’ll	often	see	the	term	
“turnkey”	used.	This	means	that	the	owners	are	selling	the	inn,	the	
furnishings,	future	bookings,	and	the	inn’s	reputation.	In	other	words,	
you	would	get	into	the	business	with	your	wheels	rolling.	

TIP:	 Turnkey	situations	usually	do	not	include	the	owner’s	per-
sonal	furnishings;	you’d	still	have	to	equip	your	own	accom-
modations.	In	other	cases,	the	inn’s	furniture	and	fixtures	
might	be	offered	as	a	separate	and	optional	deal.	You’ll	
sometimes	see	this	when	antiques,	which	have	an	intrin-
sic	value,	are	involved.	Then	you	have	the	option	of	buy-
ing	them	or	refurnishing	and	redecorating	the	inn	yourself.	
Make	sure	you	are	absolutely	clear,	and	have	in	writing,	just	
what	the	turnkey	sale	includes.	If	one	of	the	big	attractions	
of	an	inn	is	its	collection	of	vintage	jukeboxes,	for	example,	
make	sure	they	are	included	in	a	turnkey	sale.

FabJob Guide to Become a Bed and Breakfast Owner

24		     •     		fabjob.com		     •     		Copyright	©	2020	FabJob	Inc.

http://www.fabjob.com


Advantages of Turnkeys
There	are	a	number	of	advantages	to	buying	an	established	inn:

•	All	zoning	and	permits	are	in	place.

•	The	house	is	likely	to	be	a	building	of	character	with	an	estab-
lished	garden.

• You stand to make money from the outset.

•	Some	sellers	will	help	with	financing	by	carrying	back	a	mort-
gage.

•	Some	sellers	will	mentor	or	advise	you	until	you	get	into	the	
swing of things.

•	It	probably	has	suitable	owner’s	quarters.

•	There	is	less	work	involved	when	you	are	in	that	early	learning	
curve.

•	You	won’t	have	to	market	your	inn	cold,	and	will	even	have	fu-
ture	bookings	in	place	when	you	take	over.

•	By	examining	operating	statements	and	tax	returns,	you	will	have	
a	better	idea	of	what	you	are	getting	into.

Disadvantages of Turnkeys
Possible	disadvantages	are:

•	The	inn	will	be	more	expensive	to	buy	than	a	start-up,	and	you’ll	
probably	have	to	come	up	with	a	bigger	down	payment.

•	Mortgage	rates	are	usually	higher	for	commercial	real	estate.

•	You	will	have	to	live	with	someone	else’s	vision	(unless	or	until	
you	can	afford	to	redecorate).

•	If	the	inn	has	not	been	well	maintained	or	is	due	for	repairs,	you’ll	
pay	a	higher	purchase	price	and	still	have	to	invest	in	rehab.

•	You	may	have	to	rectify	the	previous	owner’s	bad	management	
mistakes or poor reputation.

•	You	may	lose	some	business	if	the	previous	owner	was	very	pop-
ular	and	had	a	personal	following	of	repeat	guests.
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Buying	a	turnkey	is	a	good	way	to	go	for	your	first	excursion	into	own-
ing an inn. Just make sure you do your homework before taking the 
plunge.	Find	out	why	the	previous	owners	are	selling.	More	often	than	
not,	the	reasons	will	be	personal.	In	many	cases,	it	will	be	because	they	
have	the	“B&B	bug”	and	are	upgrading	to	a	larger	inn,	because	they	are	
retiring,	because	they	are	in	poor	health,	or	for	family	reasons.	

Be	sure	that	they	are	selling	not	because	the	region	has	become	eco-
nomically	depressed	and	business	is	falling	off,	that	the	area	has	be-
come	saturated	with	inns	and	there	isn’t	enough	business	to	go	around,	
or	because	the	state	is	running	an	eight-lane	highway	past	the	door	
next	year.	This	is	the	kind	of	research	it	is	imperative	to	do,	because	it	is	
all	too	easy	to	decide	to	buy	an	inn	on	an	emotional	response.

1.3.2		 Start-Ups
If	you	decide	you	would	rather	start	from	scratch	and	look	for	a	prop-
erty	that	has	the	potential	to	be	a	great	bed	and	breakfast,	you’ll	be	
taking	on	more	work	but	will	have	the	satisfaction	of	bringing	your	
own	dream	to	life.	Start-ups	are	usually	large	private	houses	with	some	
individuality	and	charm,	and	located	in	suitable	areas.	Naturally,	they	
will	need	several	bedrooms	and	bathrooms,	or	have	the	potential	for	
remodeling.	With	such	a	growth	spurt	going	on	in	the	bed	and	break-
fast	sector,	savvy	real	estate	people	are	recognizing	the	possibilities	in	
many	nontraditional	buildings.	When	you	scan	the	ads,	you	will	see	
brick	schoolhouses,	old	warehouses,	railway	stations,	lighthouses,	even	
river	boats	being	offered	as	potential	inns.	You	can	let	your	imagination	
run riot.

Advantages	of	Start-Ups
Some	advantages	of	buying	a	start-up	are:

•	You	can	probably	find	a	property	for	less	money	than	an	operat-
ing inn.

•	You	will	likely	get	a	more	favorable	mortgage	rate.

•	You	can	name,	decorate,	and	furnish	your	inn	exactly	how	you	
want.

• You can spot an up-and-coming region, say an urban area under-
going	gentrification,	and	get	in	on	the	ground	floor.
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•	You	can	choose	a	location	that	is	ideally	suited	to	your	own	inter-
ests	or	your	family’s	needs.

Disadvantages	of	Start-Ups
Some	possible	disadvantages	are:

•	Even	though	you	might	pay	less	for	the	building,	you	probably	
will	have	to	remodel,	redecorate,	and	furnish	the	house,	and	do	
landscaping.	You	may	spend	more	in	the	long	run.

•	If	you	need	to	borrow	money	to	finance	your	new	business,	you	
might	find	it	difficult	to	do	so	with	no	track	record	in	the	bed	and	
breakfast industry.

•	You	will	have	to	attend	to	all	the	zoning	and	regulatory	issues.

• Experienced innkeepers say it can take a year or two to become 
established,	which	means	you’ll	have	to	have	another	source	of	
income	during	that	time,	enough	savings	to	see	you	through,	or	
one	partner	may	need	to	keep	their	day	job.

•	You	will	have	to	market	and	publicize	your	inn	from	a	cold	start.

•	You	will	be	learning	the	business	as	you	go,	and	likely	to	make	
rookie mistakes.

1.4  Finding an Inn
The	Internet	can	be	an	invaluable	tool	when	it	comes	to	looking	for	an	
inn	to	buy.	There	are	numerous	websites	that	operate	along	the	lines	of	
multiple	listing	services	for	inns.

• Bed & Breakfast for Sale
Bed	&	Breakfast	for	Sale	is	a	particularly	easy	to	navigate	site	
as	inns	are	listed	by	state	and	then	either	by	town	or	size	of	
inn.	You	can	check	out	those	with	five	or	fewer	rooms,	six	to	
ten	rooms,	and	larger.	Each	listing	has	photos,	detailed	de-
scriptions,	and	links	to	the	realtor	handling	the	sale.
www.bedandbreakfastforsale.com
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• Bed & Breakfast Inns Online
Bed	&	Breakfast	Inns	Online	has	listings	by	state	and	Canadi-
an	province.	One	nice	feature	is	that	they	also	have	a	separate	
list	of	inns	put	on	the	market	in	the	last	30	days.
www.bbonline.com/forsale

• BB-4-Sale
Listings	on	BB-4-Sale	are	broken	down	by	region:	click	on	
the	map	or	a	pull-down	menu	to	find	inns	in	that	part	of	the	
country.	Regions	include	Canada	and	the	Caribbean.	There	
is	also	a	separate	listing	of	start-up	opportunities.	This	site	is	
particularly	strong	on	featuring	financial	data	about	the	inn.
www.bb-4-sale.com

• The B&B Country Inn Marketplace
The	B&B	Country	Inn	Marketplace	has	one	of	the	most	ex-
tensive	listings	of	inns	for	sale,	and	each	listing	has	very	thor-
ough data on the area and photographs of the inn. They are 
listed	by	state,	so	you	can	scroll	through	them	all	to	find	an	
area of interest.
www.innmarketing.com/index.php

• Bed&Breakfast.com
Bed&Breakfast.com	has	listings	by	state.	Inns	are	listed	with	
a	thumbnail	photo,	number	of	rooms	and	price,	and	then	you	
can	click	on	the	listing	for	further	details.
www.bedandbreakfast.com/InnsForSale/default.aspx

• Commerce Team
Commerce	Team	lists	inns	by	state.	One	good	point	is	that	
they	include	the	date	of	the	listing,	so	you	know	which	are	
recent.
www.commerceteam.com/innsforsale.html

As	you	cruise	through	these	listings,	you	will	see	quite	a	bit	of	overlap:	
some	inns	appear	on	many	of	the	sites.	Also,	the	listings	are	sometimes	
not	updated	as	often	as	they	could	be,	and	it’s	frustrating	to	find	an	inn	
that	sounds	promising	only	to	discover	it	was	sold	months	ago.	How-
ever,	it’s	well	worthwhile	spending	time	on	these	sites	for	the	informa-
tion	you	can	glean.
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You	can	get	to	know	what	the	market	is	like	in	various	regions	of	the	
country.	You	will	soon	discover,	for	example,	that	inns	in	California	are	
very	expensive.	Many	cost	upwards	of	a	million	dollars.	Should	that	be	
out	of	your	reach,	you	will	find	that	inns	in	Oregon	and	Washington	
are	generally	better	priced	if	your	heart	is	set	on	the	west	coast.	Sur-
prisingly,	you	can	get	good	bargains	in	parts	of	Texas	and	upstate	New	
York,	but	North	Carolina	and	parts	of	Michigan	tend	to	be	pricy.	

Another	thing	you’ll	learn	on	these	sites	is	what	types	of	inns	are	
available	where.	If	you	yearn	to	own	a	perfect	“painted	lady”	Victo-
rian,	you	will	find	them	all	over	the	country,	but	there	are	particularly	
great	buys	in	the	Midwest;	there	are	breath-taking	examples	in	Indi-
ana	and	Iowa.	If	you	find	that	style	fussy	and	not	to	your	liking,	take	
a	look	at	what’s	available	in	New	Mexico,	where	you’ll	find	spacious	
adobe	inns.	In	Arizona	and	Nevada,	you	can	often	find	inns	fashioned	
after	Old	West	saloons.	In	the	Deep	South,	there	are	antebellum	hous-
es	and	Greek	revival	mansions;	in	Colorado	and	Idaho,	log	cabins.	By	
looking	at	the	copious	pictures	on	these	sites,	you	will	soon	find	what	
makes	your	pulse	race.

Once	you	have	an	idea	about	where	and	what	interests	you,	these	list-
ings	will	often	provide	links	to	realtors	and	inn	brokers.	This	is	a	quick	
and	easy	way	to	make	contact	with	people	who	specialize	in	inn	sales.	
Some	also	advertise	on	the	web	pages.	Drop	and	email	to	property	spe-
cialists	in	areas	that	appeal	to	you	and	let	them	know	your	specifica-
tions.	That	way,	they	will	contact	you	if	something	suitable	comes	on	
the market. 

Many	of	the	state	and	local	bed	and	breakfast	associations	also	pro-
vide	a	for-sale	service	for	their	member	inns.	There	is	an	extensive	
list	of	these	associations	in	the	resources	section	of	this	guide.	Also,	
network	with	people	you	have	met	at	seminars	and	conferences.	In	
their	own	search	they	may	run	across	something	suitable	for	you,	and	
vice-versa.

If	you	are	really	adventurous,	you	could	take	a	non-traditional	route.	
It’s	not	uncommon	to	see	inns	being	auctioned	on	eBay!	At	the	time	of	
writing	this	guide,	there	was	a	10-room	inn	in	Texas	on	the	block	with	a	
starting	bid	of	$225,000.	On	two	occasions,	I’ve	seen	inns	being	offered	
as	raffle	prizes	with	tickets	costing	$100	each.	Obviously,	there	must	
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be	reasons	why	these	inns	are	not	selling	by	traditional	means,	so	the	
caveat	emptor	(“Let	the	buyer	beware”)	rule	applies.

1.5  Buying an Inn
If	you	are	thinking	about	buying	an	inn,	you	may	already	own	a	house	
and	so	are	familiar	with	the	process	of	buying	property,	including	cred-
it	checks,	mortgage	applications,	property	inspections,	and	tax	implica-
tions. If you do need some basic information on buying property and 
mortgages,	here	are	some	sites	to	help	you.

• Fannie Mae
Fannie	Mae	is	a	private,	shareholder-owned	company	that	
works	to	make	sure	mortgage	money	is	available	for	people	
in	communities	all	across	America.	Their	site	has	loads	of	use-
ful	information.
www.fanniemae.com

• The Wall Street Journal has	excellent,	up-to-date	general	data	on	
property	and	money	trends;	visit http://online.wsj.com/public/
page/news-real-estate-homes.html.

Even	if	you	are	well	versed	in	property	buying	and	selling,	there	are	
some	specific	factors	attached	to	buying	an	operating	bed	and	break-
fast.	This	is	another	good	reason	for	taking	a	seminar	(see	section	5.1.1),	
especially	one	that	covers	buying	an	inn.

When	buying	a	home,	you	can	often	get	away	with	anywhere	from	a	
5 to 20 percent down payment. But when buying an inn you may be 
expected	to	put	down	more	like	25	percent,	sometimes	as	much	as	40	
percent.	This	is	because	as	well	as	real	estate,	you	are	also	paying	for	
intangible	assets	like	good	will	and	reputation,	on	which	a	lender	won’t	
be	able	to	recoup	its	money	should	you	default.	While	home	appraisals	
run	to	a	few	hundred	dollars,	inn	appraisals	fall	into	the	category	of	
commercial	appraisals	and	can	be	more	like	three	to	four	thousand	dol-
lars.	Look	for	scenarios	where	the	seller	is	agreeable	to	financing.	This	
often	occurs	when	the	seller	is	retiring.	But	it	is	improbable	if	the	seller	
is	moving	on	to	another	inn	or	business.	
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It’s	a	good	idea	to	get	pre-qualified	for	a	loan	before	starting	your	
search.	Some	sellers	and	brokers	won’t	even	show	inns	to	people	who	
aren’t	pre-qualified.	The	bottom	line	is	that	you	should	get	yourself	into	
a	position	where	you	are	fairly	liquid	and	can	move	quickly	to	have	the	
best	chance	of	getting	the	inn	you	want.	

As	well	as	having	your	own	paperwork	in	order,	the	prospective	inn	
also	needs	to	have	done	that,	too.	You	shouldn’t	even	think	about	pur-
chasing	an	existing	bed	and	breakfast	without	seeing	the	financials	on	
the	inn	for	all	the	years	that	it	has	been	in	business.	In	any	event,	you
will	need	this	information	in	order	to	get	financing.	Some	of	the	points	
you	and	a	potential	lender	will	be	looking	at	are:	

•	Occupancy	rate.	This	should	be	in	the	form	of	a	percentage,	and	
means	how	many	days	a	year	the	rooms	are	full.

•	Average	daily	rate	(ADR).	This	is	an	average	of	the	room	rates.	
If	the	inn	has	three	rooms	at	$65,	$70,	and	$100	per	night	and	all	
three	rooms	are	occupied,	the	ADR	would	be	$78.30.

•	Annual	gross	revenue	per	room.	The	$70	room	might	have	an	
occupancy	rate	of	50	percent,	making	its	annual	gross	revenue	
$12,775.

•	Gross	revenue	from	inn	sales.	This	is	how	much	the	inn	takes	in	
annually	before	expenses.	In	addition	to	room	revenues,	it	might	
include	meals	other	than	breakfast,	souvenir	sales,	weddings,	etc.	

•	Growth	or	decline	of	business	over	the	inn’s	years	in	existence.	

•	Annual	property	taxes.

•	Utility	costs.	What	is	the	monthly	outgoing	for	electricity,	natural	
gas,	water,	sewer,	and	trash	pick-up?	If	the	property	is	in	a	remote	
area,	costs	might	include	a	septic	system	and	fuel	delivery.	

•	Insurance.	What	did	the	previous	owner	spend	for	insurance	 
coverage?
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Working with Agents

Inn	hunting	on	your	own	can	put	you	at	a	disadvantage.	Most	
inns	are	listed	with	a	broker	(brokers	are	licensed	by	the	state	to	
conduct	real	estate	business;	agents	represent	them).	If	you	have	
a	buyer’s	agent	working	for	you,	you	can	often	hear	about	inns	
before	they	hit	the	multiple	listing	service.	An	agent	may	even	
go	out	looking	for	an	inn	for	you.	An	agent	will	also	help	you	
negotiate	the	deal	once	you	have	found	an	inn	you	want	to	buy.

Since	specialized	inn	brokers	are	much	thinner	on	the	ground	
than	“regular”	home	or	commercial	brokers,	you	may	not	have	
a	choice	which	to	use	in	a	particular	area.	You	will	see	inn	bro-
kers	advertising	on	the	inns-for-sale	sites	above.	Also	try	con-
tacting	a	local	inn	association	for	recommendations.	Once	you	
find	a	broker,	ask	them	to	put	you	in	touch	with	recent	clients	
for references.

TIP:		 Inn	brokers	usually	command	a	higher	commission	
than	real	estate	brokers.	So	it	might	be	to	your	advan-
tage	to	shop	for	inns	for-sale-by-owner	as	you	might	
get	a	better	deal.	But	do	get	a	buyer’s	agent	or	attor-
ney	to	look	after	your	interests.

You have reached the end of the free sample of the FabJob Guide to 
Become a Bed and Breakfast Owner. To order and download the com-
plete guide go to https://fabjob.com/program/become-bed-breakfast-
owner/.
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