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Business Valuation Guide 

What Is a Business Valuation? 
A business valuation estimates the economic value of a business owner’s interest. It helps 

determine what buyers may be willing to pay—and what sellers may reasonably expect to 

receive—for the business. 

 

While there are several methods, the most common for small, owner-operated businesses is 

a combination of the market approach and income approach, which is the standard we use. 

The asset-based approach is less common and typically used in liquidation scenarios. 

Why Should I Get a Business Valuation? 
- Track Growth: A valuation helps you see how your business is progressing over time. 

- Plan for the Future: Whether you're considering expansion, succession, or retirement, 

knowing your business value is key. 

- Secure Financing: Lenders and investors often want to see a current, credible valuation. 

- Prepare for the Unexpected: Life happens—health issues, partnership changes, or offers 

you didn’t expect. Being prepared matters. 

What Does the Valuation Report Mean to You? 
This report provides a snapshot of the current market based on similar businesses for sale. 

It is not a guarantee of value, but a professional estimate based on available data. We do 

not audit or verify the financials provided by the owner—we rely on good faith. Buyers and 

sellers are encouraged to consult with attorneys, accountants, and other advisors. 

What Is FF&E? 
Furniture, Fixtures & Equipment (FF&E) includes the tangible assets used in the business. 

Keep in mind: 

- Equipment depreciates over time. 
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- Value is assessed based on current market relevance, not original purchase price. 

- We evaluate FF&E case-by-case, factoring in age, condition, and market demand. 

What Is Cash Flow? 
For valuation purposes, cash flow represents the net income that directly benefits the 

owner. We calculate an adjusted cash flow—also called Seller’s Discretionary Earnings 

(SDE)—by adding back items such as: 

- Owner’s salary 

- Personal vehicle and insurance expenses 

- Depreciation and interest 

- Travel, meals, and other discretionary expenses 

 

We assume the buyer will be an owner-operator. Therefore, salaries for managers or 

employees replaced by the buyer or a family member may also be added back. 

 

Reminder: We cannot include unreported or unverifiable cash. 

How Do We Select Comparable Businesses? 
We research similar businesses for sale in the same geographic region, using reputable sites 

such as: 

- BizBuySell.com 

- BizQuest.com 

- BusinessMart.com 

 

We only use listings that disclose gross revenue and cash flow. If local comparables are 

limited, we expand the region to ensure relevance. Final sales prices are typically 

unavailable, so we rely on listing data to assess trends. 

What Do We Need from You? 
To perform a valuation, we typically require: 

- Last three years of tax returns and profit & loss statements 

- Current balance sheet and list of business assets 

- Recent bank statements (preferably 12 months) 

- A copy of your lease (we will never contact your landlord without consent) 

- Employee details (roles, wages, hours, payroll reports) 

- Brief history of ownership and your reason for selling 

How Do We Maintain Confidentiality? 
Confidentiality is key. We advise not notifying landlords until an offer has been accepted, 

and not notifying employees – and even family members or friends – until after closing. 



Early leaks can lead to rumors or staff departures. 

 

- All listings are generic and require buyers to sign a Confidentiality Agreement. 

- Business names and financials are only shared after screening. 

- Buyers first visit as “secret shoppers” to maintain discretion. 

How Do We Find Buyers? 
We market businesses using: 

- The top online business listing sites 

- International portals 

- Our growing database of buyers and investors 

 

Western North Carolina and the Carolinas at large attract people from across the country—

and we know how to reach them. 

How Do We Qualify Buyers? 
We screen for: 

- Financial capacity 

- Relevant business experience 

 

Traditional financing is rare without real estate collateral. However, we work with lenders 

and investors to offer creative solutions when the fit is right. 

How Long Does It Take to Sell? 
Sales can close in 60 days, or take over a year—it depends on multiple factors. If your 

business hasn’t sold within six months, it’s usually due to one (or more) of the following: 

- Overpricing 

- Poor or outdated financial records 

- Unverifiable cash income 

- Excessive rent (especially over 10% of gross sales) 

- Cleanliness or poor business presentation 

What Is Our Role During & After the Sale? 
All communication flows through us to ensure professionalism and consistency. We 

coordinate visits, offers, and negotiations. Sellers often agree to train buyers post-sale for a 

short period. A Non-Competition Agreement is standard to protect the buyer. 



What’s Next? 
If you are ready to find out what your business might be worth, contact us today. A phone 

call is free! Call (828) 388-1465 or visit CarolinaInvestmentBrokers.com for more 

information. 
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