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EXCLUSIVE OFFERING MEMORANDUM

IMPORTANT DISCLOSURES

This Offering Memorandum (the "Memorandum") has been prepared by
Seaport Commercial for informational purposes only. The information
contained herein is believed to be reliable, but no representation or
warranty, express or implied, is made regarding its accuracy, completeness,
or correctness. Prospective purchasers are encouraged to conduct their own
due diligence and consult with their advisors before making any investment
decision.

This Memorandum is not an offer to sell or a solicitation of an offer to buy
any securities or interests in the property. Any offering or solicitation will be
made only to qualified prospective purchasers pursuant to applicable laws
and regulations. The information contained in this Memorandum is
confidential and is intended solely for the use of the recipient. It may not be
reproduced or distributed, in whole or in part, without the prior written
consent of Seaport Real Estate Services.

Prospective purchasers should rely solely on their own investigation and
evaluation of the property and any investment decision should be made
based on the purchaser's own analysis. Seaport Real Estate Services and its
representatives make no representation or warranty, express or implied, as
to the accuracy or completeness of the information contained herein.

By accepting this Memorandum, you agree to the above terms and conditions.

213 BOSTON POST RD, WATERFORD CT 06385
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PROPERTY ADDRESS 213 BOSTON POST RD
C-G GENERAL

ZONING COMMERCIAL

LOT SIZE 3.06 Acre

FRONTAGE 310

TRAFFIC COUNT 15,800

ASKING PRICE $925,000




PROPERTY SUMMARY

The subject property is situated at 213 Boston Post Road, a
prominent commercial corridor in Waterford. This location offers
high visibility and accessibility, making it ideal for various
commercial ventures. The area is characterized by a mix of retail
centers, professional offices, and service-oriented businesses.
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Positioned within the Commercial General (C-G) zoning district, the
property benefits from flexible land-use regulations that support a
broad range of retail, office, and service uses. This zoning,
combined with the site's exposure and accessibility, provides an
outstanding opportunity for developers, users, and investors alike.

HIGHLIGHTS

« Strategic Location: Immediate access to [-95 and [-395 positions
Waterford at the commercial crossroads of New England.

« Strong Demographics: Consistent population growth, above-average
incomes, and a skilled labor force support long-term tenant viability.

+ Regional Economic Anchors: Presence of high-profile employers across
healthcare, defense, energy, and pharmaceuticals provides stability and
drives demand.

- Livability & Recognition: Recognized as a "Top 100 Place to Live in
Connecticut” for 2025, underscoring its appeal to professionals, and long-
term residents.

» Retail & Service Opportunity: High consumer spending and a growing

population signal opportunity for retail, office, and service-based tenants.
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SECTION 8 - GENERAL COMMERCIAL DISTRICT (C-G)

81

82

GENERAL

The minimum lot size in this district shall be 30,000 square feet subject to the lot design standards of
Section 3.34 of these regulations. The following shall be permitted uses within this district. (Amended
7/2/90, Effective 7/13/90)

8.11
8.1.2
8.1.3
8.14
8.1.5
8.1.6
8.1.7
8.1.8
8.1.9
8.1.10
8.1.11

8.1.12
8.1.13
8.1.14
8.1.15

8.1.16

8.1.17

One-family dwellings.

Retail stores and service establishments.

Business offices and professional buildings.

Restaurants. (Revised 08/15/94)

Taverns and night clubs, subject to the provisions of Section 3.23 of these regulations.
Post Office.

Public libraries and firehouses.

Financial institutions.

Printing and publishing establishments.

Veterinary hospitals.

Convalescent nursing home, places for assisted living, hospitals, medical clinics or medical
service laboratories. (Amended 8/19/08)

Funeral parlors and mortuary establishments.

Bowling alleys, theaters, assembly halls.

Private clubs and fraternal organizations.

Combined commerecial, retail, and wholesale operations shall be permitted in the same structure, in
those cases only, where the products offered for sale on a retail or wholesale basis, are the same.
(Amended 9/8/08, Effective 10/1/08)

ACCESSORY USES as defined in Section 1 herein and subject to the provisions of Sections 3.9

and 3.10 of these regulations.

Accessory Dwelling Units in accordance with Section 3.36 of these Regulations.

USES PERMITTED IN THE C-G DISTRICT SUBJECT TO THE APPROVAL OF A
SPECIAL PERMIT

The following uses may be permitted in the C-G District, if approved by the Commission in accordance
with the provisions of Section 23 of these regulations.

8.2.1

8.2.2
8.2.3

8.2.4
8.2.5
8.2.6

Radio or television antennae, flagpoles, towers, chimneys, water tanks, or standpipes, any of

which extend more than 40 feet above the ground or private antennae more than 20 feet above the
residential structure on which they are to be erected or more than 40 feet above the ground.

Cemeteries. Buildings and structures and sub-stations operated by utility companies, but excluding

service
yards and outside storage areas.

Private educational institutions.
Service stations and filling stations, subject to the provisions of Section 3.25 of these regulations.

Motels and Hotels.



8.2.7  Municipal, state, and federal facilities, including garages and firehouses.
8.2.8  Light manufacturing.

8.2.9  Commercially operated tennis courts and/or private tennis clubs, and similar facilities for
racquetball and paddle tennis.

8.2.10 Healthspasand gymnasiums.
8211 Skatingrinks.
8.2.12 Sportsarenas.

8.2.13 Marinas and boat yards.
8.2.14 Swimming pools and swimming clubs.

8.2.15 Establishments primarily offering electronic games.
(Effective Date: August 12, 1982)

8.2.16 NEIGHBORHOOD and COMMUNITY SHOPPING CENTERS as defined in Section 1of these
regulations.

8.2.17 Car Washes (Effective 11/1/2001)

8.2.18 School Bus Parking Facilities that include outdoor parking facilities for operable school busses
and not more than one administrative office and are subject to a contract with the Waterford Board
of Education or a contract with a Board of Education from an abutting municipality. (Effective
7/15/2018)

83 MINIMUM LOT FRONTAGE AND WIDTH

No lot in this district shall have less than 125 feet frontage on a public street, and each lot shall be at least
150 feet in width at the building line.

8.4 MINIMUM SETBACKS

8.4.1 FrontYard - 75 feet.
8.4.2  Side Yard - 30 feet.
8.4.3  RearYard - 50 feet.

8.5 BUILDING COVERAGE

The aggregate building coverage on any lot in this district shall not exceed 25% of the total area of said lot.
86 MAXIMUM BUILDING HEIGHT

No building in this district shall be constructed, reconstructed, extended, enlarged, moved, or altered in any

way so as to have a maximum building height in excess of 40 feet, except as provided in Section 3.6 of

these regulations.

OFF-STREET PARKING

8.7
Off-street parking spaces shall be provided for each lot within this district in accordance with the
provisions of Section 20 of these regulations.

88 SIGNS

All signs erected within this district shall conform to the requirements of Section 21 of these regulations.

213 BOSTON POST RD, WATERFORD, CT 06385



89 ENVIRONMENTAL PROTECTION
No development shall be undertaken on any lot within this district, nor shall the existing character,
including vegetation and topography, be disturbed from its natural state except in accordance with the
provisions of Section 25 of these regulations.

810  SITE PLAN APPROVAL
A site plan shall be submitted to the Commission in accordance with the provisions of Section 22 of these

regulations, and no building or structure, parking lot,  or outdoor use of land, except those used for a
one-family dwelling and their accessory uses, shall be used, constructed, enlarged, or moved until said site
plan has been approved by the Commission.

213 BOSTON POST RD, WATERFORD, CT 06385



C

- Zoning: C-G (Commercial General)
The C-G zone in Waterford is designed to accommodate a variety of commercial uses. However, the
proximity to a cemetery and gas station may impose certain restrictions. Permitted uses typically include:
» Retail Establishments: Clothing stores, electronics retailers, specialty shops
» Service Businesses: Salons, spas, dry cleaners, repair shops
» Professional Offices: Law firms, accounting offices, consulting agencies
e Medical and Dental Clinics: Outpatient services, urgent care centers
e Restaurants and Cafés: Sit-down dining, fast food (subject to specific regulations)
e Financial Institutions: Banks, credit unions, investment firms
Note: Specific uses are subject to approval by the Waterford Planning and Zoning Commission. It's

advisable to consult the latest zoning regulations and conduct due diligence regarding any potential use

restrictions due to neighboring properties.
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EXECUTIVE SUMMARY

Readco Acquisitions, LLC retained Bureau Veritas North America, Inc. (Bureau Veritas) to conduct a
Phase | Environmental Site Assessment (assessment) for the site of a Proposed Walgreen Store located
at 213 Boston Post Road at the northwest corner of Boston Pest Road and Tiffany Avenue in Waterford,
Connecticut (the “subject property”). The objective of the assessment was to provide an independent,
professional opinion regarding recognized environmental conditions, as definad by ASTM, associated
with the subject property. Bureau Veritas understands that this development project will be a “Turnkey
Ground Lease” with respect to the Walgreen Company. The planned use for the subject property is
development as a Walgreen retail drug store.

This assessment was performed under the conditions of, and in accordance with Bureau Veritas’
Proposal Number 0711.08.0423, dated April 24, 2008 and ASTM E1527-05, Standard Practice for
Environmental Site Assessments: Phase | Environmental Site Assessment Process. Any exceptions to,
additions to, or deletions from the ASTM Practice are described in the report. Details of the work
performed, sources of information, and findings are presented in the report. Limitations of the
assessment are described in Sections 1.1.and 1.2.

The subject property includes approximately 2.89 acres and is located in a residential and commercial
setting. A description of the current uses and improvemeni(s) (if any) at the subject property is
presented in the following table:

Parcel/Street Address Parcel # 132-0213 / 213 Boston Post Road, Waterford, Connecticut
(including known

historic address[es])

Owner: Mr. Edgar Russ, Russ Appraisal Services

Number and Size of A two-story, wood-frame, approximately 1,590 square foot, residence
Buildings: with a basement

Construction Date(s): 1810

Tenants: Vacant

Current Usage: Currently vacant. Formerly used as a residence.

The historical research presented in this assessment has established the obvious uses of the subject
property since 1893. In addition, information on historic uses of adjoining properties was also obtained.
Refer to Saction 4.0 of the report for further discussion of the history of the subject and adjoining
properties.

This assessment has revealed no evidence of recognized environmental conditions in connection with the
subject property.

Refer to Section 9.0 of the report for further discussion on relevant findings (if any) associated with the
subject property.

Based on the results of this assessment, no further environmental investigation of the subject property is
considered warranted at this time.

Howaver, Bureau Veritas recommends that the onsite AST be properly removed and disposed and that
the water supply well be properly abandoned both in accordance with applicable regulatory requirements.

S \WalgreenstPrejects\082211Ph *\watsorc ct-ph1-30may08.doc i Project Number 99008-008221.01
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MARKET OVERVIEW: WATERFORD, CONNECTICUT

Located in the heart of southeastern Connecticut, Waterford is a dynamic coastal municipality in New London County that combines a
high quality of life with access to major economic corridors. The town's strategic positioning near the Long Island Sound—paired with
direct access to Interstate 95 and Interstate 395—places it within a two-hour drive of both New York City and Boston, two of the largest
economic hubs in the northeastern United States. This accessibility enhances Waterford’s appeal for commercial activity, logistics,
and workforce mobility, making it an increasingly attractive market for real estate investment and business expansion.

Waterford’s infrastructure is robust, benefiting from proximity to multiple modes of transportation, including rail via Amtrak and
regional commuter lines, maritime access via the nearby Port of New London, and air travel through Groton-New London Airport and
Bradley International Airport. These multimodal connections support both regional commerce and quality-of-life amenities, ensuring
ease of access for businesses, residents, and visitors alike.

As of 2025, Waterford’s population is projected to reach 20,364, reflecting a healthy annual growth rate of 1.3% (Connecticut
Demographics). This steady demographic increase contributes to a stable labor pool and growing consumer base, further reinforcing
the town’s long-term economic outlook. The town's median household income and educational attainment levels continue to trend
above state averages, signaling a strong, skilled population and favorable conditions for commercial service providers.

Waterford's local economy is underpinned by a diverse set of industries including healthcare, education, retail, advanced
manufacturing, and energy—anchored by regional employers such as Electric Boat (a division of General Dynamics), Lawrence +
Memorial Hospital, and Dominion’s Millstone Power Station. Additionally, the nearby presence of the U.S. Naval Submarine Base in

Groton provides further economic stability and a consistent demand for housing, goods, and services.

With a balanced mix of steady population growth, strategic location, diversified economy, and strong community infrastructure,
Waterford stands out as a premier submarket for investors seeking long-term stability and growth potential in the Connecticut real
estate landscape.
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OVERVIEW

Stable Demand. Limited Supply. Strong Investment Fundamentals.

~/ Market Overview

Waterford's strategic location in southeastern Connecticut, combined with its robust infrastructure and

diverse economy, makes it an attractive area for commercial development:

e Transportation Access: Immediate access to 1-95 and I-395 facilitates connectivity to major cities

like New York and Boston.

e Economic Drivers: The town hosts a mix of industries, including retail, manufacturing, and energy,

with major employers like Dominion Nuclear Plant and Waterford Hotel Group.

e Retail Landscape: Despite challenges faced by traditional malls, areas like Crystal Mall and Waterford

Commons continue to serve as central retail hubs, indicating sustained consumer demand.

e Quality of Life: With attractions like Harkness Memorial State Park and Mago Point, Waterford offers
a blend of recreational and lifestyle amenities that enhance its appeal to both businesses and

residents.
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TRAFFIC COUNTS
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WATERFORD MARKET OVERVIEW

Key Demographics
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. Demographic Snapshot (Waterford, CT)

Population: 20,364 (2025 projection) connecticut Demographics
Median Household Income: $73,156

Median Family Income: $93,933 niche +1

Per Capita Income: $114,645

Median Age: 46.1 years crgov

Education: A well-educated population with a significant percentage holding bachelor's degrees or

higher
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213 BOSTON POST ROAD

Location 213 BOSTON POST ROAD Mblu 132//601//
Acct# 00060000 Owner RUSS EDGAR B EST & DIANA P
Assessment  $211,110 Appraisal  $301,590
PID 601 Building Count 1

Current Value

Appraisal
Valuation Year Improvements Land Total
2022 $165,560 $136,030 $301,590
Assessment
Valuation Year Improvements Land Total
2022 $115,890 $95,220 $211,110

Parcel Addreses

Additional Addresses

No Additional Addresses available for this parcel

Owner of Record

Owner RUSS EDGAR B EST & DIANA P Sale Price $0
Co-Owner Certificate
Book & Page 1694/0174
Sale Date 02/10/2021
Instrument 10

Ownership History

Ownership History

Owner Sale Price Certificate Book & Page Instrument Sale Date
RUSS EDGAR B EST & DIANA P $0 1694/0174 10 02/10/2021
RUSS EDGAR B & DIANA P $0 0267/0477 00 10/29/1982

Building Information

213 BOSTON POST . WATERFO




Fin Bsmt Qual

Bsmt Access Hatchway

Extra Features

Extra Features Legend

No Data for Extra Features

Land
Land Use Land Line Valuation
Use Code 101 Size (Acres) 3.06
Description Res Dwelling Frontage 310
Zone C-G Depth 0
Neighborhood 600 Assessed Value  $95,220
Alt Land Appr No Appraised Value $136,030
Category

Outbuildings

Outbuildings Legend

No Data for Outbuildings

Valuation History

Appraisal
Valuation Year Improvements Land Total
2023 $165,560 $136,030 $301,590
2022 $165,560 $136,030 $301,590
Assessment
Valuation Year Improvements Land Total
2023 $115,890 $95,220 $211,11
2022 $115,890 $95,220 0
$211,11
0

(c) 2024 Vision Government Solutions, Inc. All rights reserved.

WATERFORD, CT 06385




213 BOS

Building 1 : Section 1

Year Built:
Living Area:
Replacement Cost:

Building Percent Good:

1810
1,598
$258,690
64

Building Attributes

Field Description
Style Multi Fam 2-4 Units
Model Residential C+ 2 2
Grade: Clapboard
Stories
Occupancy Gable Asphalt
Exterior Wall 1 Drywall
Exterior Wall 2
Roof Structure Hardwood
Roof Cover
Interior Wall 1 Electric Elec

Interior Wall 2

Baseboard 0 4 2 0

| Interior FIr 1 0 8 Average
| Interior FIr 2 Average200000
Heat Fuel Stone/Brick 0100
Heat Type: 0.000

AC %

Red
otal-Bedrooms:

Rth
Bthrms:

Half Baths:

Extra Fixtures

Total Rooms:

Bath Style:

| Kitchen Style:

Num Kitchens

Fireplace(s)

Extra Opening(s)

Gas Fireplace(s)

% Attic Fin

LF Dormer

Foundation

Bsmt Gar(s)

Bsmt %

SF FBM

SF Rec Rm

WATERFOR

Building Photo

Building Layout

(https://images.vgsi.com/photos/WaterfordCTPhotos//Sketches/601_601.jp

(https://images.vgsi.com/photos/Waterford CTPhotos/A00\00\80\36.JPG)

Building Sub-Areas (sq ft) Legend
Code Description (j::: L:::'ag

BAS First Floor 799 799
FUS Finished Upper Story 799 799
BSM Basement 729 0
CRL Crawl Space 70 0
FEP Finished Enclosed Porch 78 0
FGR Garage 180 0
UsT Unfinished Utility Area 234 0
WDK Deck 56 0
2,945 1,598



https://images.vgsi.com/photos/WaterfordCTPhotos///00/00/80/36.JPG
https://images.vgsi.com/photos/WaterfordCTPhotos//Sketches/601_601.jpg

Town Of Waterford

15 ROPE FERRY ROAD

Town Of Waterford

WATERFORD, CT 06385

860-444-5816

Bill Information *202301 0007244*

Taxpayer Information

Bill # 2023-1-0007244 (REAL ESTATE) Town Benefit

Unique ID 00060000 Elderly Benefit

District/Flag

Name RUSS EDGAR B EST & DIANA P Assessment 211,110
Care of/DBA Exemption 0
Address Net 211,110
Detail Information 213 BOSTON POST ROAD Mill Rate  1oWn22.30

Volume/Page

Bill Information As of03/17/2025

Installment Inst # Due Date Town Total Due
Inst #2 07/01/2024 2,353.88
INSt#3 ISt #4 | 01/01/2025 2.353.88 VY e o (P 0.9
Total Adjustments Interest Due 0.00
Total Installment 4 Adjustment

i 0.00

0.00 Lien Due
4,707.76 B e 0.0

Total Payments 4,707.76 Total Due Now 0.00

Balance Due 0.00

*** Note: This is not a tax form, please contact your financial advisor for information regarding tax reporting. ***

Payment History

Payment Date | Type Tax/Principal/Bond Interest Lien Fee Total
TI712/2024 PAY 2.353.88 0.00 0.00 0.00 2,353.88
077172024 PAY 2,353.88 0.00 0.00 0.00 2.353.88

Total 4,707.76 0.00 4,707.76

*** Total payments made to taxes in 2024 $4,707.76
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of the Town of Ilnurlou. len.r of New London and Stata of
Connecticut, whose maillng addross isy P, O, Box 1, Waterford,
Connecticut 063

Y. -——H'

cone hundred f1fzy (158) feet to the northeast corner

theresd; and th.ace ruanlng

BORTHWZSTEILY, bounded on tM south by sald Elliot land

ena hundred fifey (150] feet to land now or formarly of

Ldgar B. Puss; and thence running .

HORTUDASTERLY, boonded westerly by sald premises of Edgar §

B. Russ two hundred twenty (220) foet, mOre or less, to the

intersection of the southwest corner of Lot 10 and the {

ar of Lot O on "Plan of Bullding Lots on |

rive and "tll’any Awvenue, Town of Warerford,

Ca:: owmed & Developsd by C. P. Harrls, Scale 1" = 50°, l‘ ] -
|

wie, grani, bargein el amd wams the sand Edgar B. Russ an l
mas ided h tlg‘lu:hu} ! and unto the said Diana P,
Russ an undivided one-tenth (L/10th) lntu—ug in and to ;Iur. certain
tract of land with dwelling house and i
on the north side of tha Boston Post Road, formerly known as tha
Ly=a Turnpike, in the Town of Waterford, County of New London and
Szate of Connecticor, sometimas known as 213 Boston Fost Road,
bounded and described as follows
Beginning on the uor:h-uto:ly highway limit of ﬂn
Boston Pest Road at corner of
oow or formerly of l:m M. Ellict; and thence running
NORTHEASTERLY, boundad on the wese by said Elller l.lM ]
1
|

Jily 1952, Zemess L. Ceshefy, Susveyor, New Lenden,
id plan being reccrded in Map Book 13, l‘lql 40
terford Land Records; and thesce running
RLY, by the 1y line of said Lot 10 being
premises row or formerly of Jaces and Mary I. Francase
| and mtlnu;rg in che sazme course by premizes now or
formarly of Albien F, aond Mary I. Holmes, presises now

or Zormerly of Charles J. Savite, Jr. and Judich J,
£ . precises now or forzmerly af Alfred J, and Mvnrlr
J, Ballestrial znd premises now or formecly of Ernest
Emily E. Czplneza, a wotal distance of four hundred

32} feex, Eore or less, to the westerly highway

any Avenue; and theace running l
¥, bounded on the east by Ti!t:ny Avenue in
parz, and in part by premises now or formerly of Hattie
dackenzie throe hundred twelve (312) feee, more or less,
to the Eald northeasterly highway limit of tha Boston Pose
Rosd; and thence running
EORTHWISTLALY, by sald highway limie three hundred elghteen
i {318} feex, more or less, eo the polnt and place of beqg

i Intending hereby to convey the full interest and the full
quantity or amcunt of the premises of tha grantors herain
located gensrally noreheasterly of the Boston Post Road and

southeascerly of presises of Fasc Brook Driva.

Eaing presises described in deed from Mary Mellamara to
Clarence P, Harris and Dorothy M. Harris and the survivor i
l":curgn Voluma 97, Page 723 of the Waterford Land %

cords. l

i b | ‘J’. 4 Conveyance Tax recelved

i gl R iy l .[
Town Clark of Waterloeg®  J

213 BOSTON POST RD, WATERFORD, CT 06385
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Tim Bray Kim Casey
Tbray@seaportre.com Kim@seaportre.com
860-912-7137 8060-941-4842




