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This Offering Memorandum (the "Memorandum") has been prepared by
Berkshire Hathaway Commercial Division for informational purposes only. The
information contained herein is believed to be rel iable, 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 di l igence and consult with their advisors before
making any investment decision.

This Memorandum is not an offer to sel l  or a sol icitation of an offer to buy
any securit ies or interests in the property. Any offering or sol icitation wil l  be
made only to qualif ied 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 Berkshire Hathaway Commercial Division.

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. Berkshire Hathaway Commercial
Division 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.



T H E  O F F E R I N G
The Opportunity at a Glance

•60,143 SF mixed-use building on 1.61 waterfront acres — 0.2 miles from the Mystic Drawbridge
•MDD zoning supports residential conversion by-right; Multi-Unit Dwelling Conversion via Special Permit
•Two recently completed luxury condo projects in the immediate submarket — both fully absorbed
•Demonstrated market pricing: $624–$1,171/SF, with Central Hall averaging ~$997/SF at sellout
•Adaptive reuse is the path of least resistance — encouraged by zoning, supported by precedent

Offered at $20,000,000 AS-IS SALE ONLY

PROPERTY ADDRESS 12 Water Street. Mystic, CT

SQUARE FEET 60,143

LOT SIZE 1.61 AC

NUMBER OF UNITS 43 RES / 6 COMM

ASKING PRICE $20,000,000

ZONING MDD

FLOOD ZONE X
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C O M PA R A B L E  S A L E S

C e n t ra l  H a l l  —  2 2  We s t  M a i n  S t r e e t  ( B u i l t  2 0 2 2 )

• F u l l y  a b s o r b e d  —  M L S  s a l e s  p l u s  a d d i t i o n a l  o f f -
m a r ke t  t r a n s a c t i o n s
• P r i c i n g  a c c e l e ra t e d  f r o m  $ 74 3 /S F  ( f i r s t  c l o s e ,
N ov  2 0 2 3 )  t o  $ 1 , 1 7 1 /S F  ( J a n  2 0 2 5 )
• C o m p l e t e  s e l l o u t  i n c l u d i n g  o f f - m a r ke t  d e a l s
s i g n a l s  d e m a n d  exc e e d e d  a va i l a b l e  s u p p l y
• Ave ra g e :  ~ $ 9 9 7/S F  a c r o s s  a l l  M L S - d o c u m e n t e d
t ra n s a c t i o n s

T h e  S t a n d a r d  —  3  Wa t e r  S t r e e t  ( B u i l t  2 0 2 0 )

• F u l l y  a b s o r b e d ,  i n d e p e n d e n t l y  a n d  c o n c u r r e n t l y
w i t h  C e n t ra l  H a l l
• D i ve r s e  u n i t  m i x  f r o m  1 , 0 1 7– 1 , 8 4 0  S F ;  p r i c i n g
ra n g e  $ 6 24 – $ 8 07/S F
• P r ove s  m a r ke t  d e p t h :  t wo  p r o j e c t s  a b s o r b e d
s i m u l t a n e o u s l y  w i t h o u t  p r i c e  c o m p r e s s i o n
• Ave ra g e :  ~ $ 7 0 8 /S F  a c r o s s  a l l  M L S - d o c u m e n t e d
t ra n s a c t i o n s



I N V E S T M E N T  H I G H L I G H T S
The Location
•Mystic draws 4M+ annual visitors — a true destination, not just a market
•Nationally recognized Main Street; home to Mystic Seaport Museum and Mystic
Aquarium
•Walkable coastal village with historic character that has remained intact for 200+
years
•Strong second-home, retiree, and remote-worker buyer profile extending well beyond
CT
•0.2 miles to the Mystic Drawbridge — the symbolic and geographic center of the
village

The Site
•1.61 acres — waterfront parcels of this scale simply do not come to market in Mystic
•60,143 SF existing structure provides meaningful raw material for adaptive reuse
•4 stories of existing building = reduced construction risk vs. ground-up
•MDD zoning: 0 ft front setback, 65% max coverage, 50% parking reduction
•Height: 35 ft as-of-right / 45 ft with Special Permit (Section 9.4-6)
•Density: ~35 units as-of-right; up to ~70 units with full on-site parking compliance

The Zoning Advantage
•MDD is purpose-built for exactly this type of mixed-use residential redevelopment
•Parking requirements reduced 50% from standard; off-site and validation options also
available
•Multi-Unit Dwelling Conversion (Sec. 5.1-8.H) is exempt from certain standard MDD
conditions — added flexibility
•Zoning regulations explicitly encourage structural rehabilitation to preserve historic
character
•Broad permitted use table: multi-unit residential, hotel (SP), retail, restaurant,
professional office, and more

The Market
•Central Hall (22 W. Main St.) — fully absorbed, including off-market transactions
•Central Hall pricing: $743/SF at first close → $1,171/SF at final close — 58%
appreciation within a single sellout
•The Standard (3 Water St.) — separately absorbed at ~$708/SF average, concurrently
with Central Hall
•Two projects absorbed simultaneously in the same half-mile radius without price
compression
•12 Water Street enters an already-proven market with an established buyer pool
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S I T E  P L A N S  &  M A P S
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M Y S T I C ,  C T  

E X C L U S I V E  O F F E R I N G  M E M O R A N D U M

A Location That Cannot Be Replicated
Mystic is not a market — it is a destination. With
over 4 million annual visitors, a nationally ranked
Main Street, world-class maritime institutions,
and a walkable village core that has remained
largely intact for over two centuries, Mystic
commands a buyer profile that extends well
beyond southeastern Connecticut. Second-home
purchasers, affluent retirees seeking a walkable
coastal lifestyle, and remote workers drawn to
New England's authenticity converge here in a
way that very few markets in the region can
claim. At 0.2 miles from the Mystic Drawbridge,
12 Water Street sits at the literal and symbolic
center of it all .

Proven Demand, Validated by Recent Comps
The luxury residential condo market in Mystic
has been thoroughly field-tested in recent years,
and the results are unambiguous. Central Hall at
22 West Main Street achieved a complete sellout
— including off-market transactions — with
pricing that escalated from $743/SF to over
$1,170/SF as the project absorbed. The Standard
at 3 Water Street sold through its inventory
concurrently, averaging approximately $708/SF
across a diverse unit mix. Together, these two
projects established a market pricing range of
$650–$1,171/SF and demonstrated that the
market can absorb multiple projects without
compromise. A next-generation project at 12
Water Street enters this market not as a pioneer,
but as a beneficiary of the demand those
projects have proven and the buyer awareness
they have created.
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Berkshire Hathaway NE Properties | 35 Thorpe Ave. Wallingford, CT,
06492| 860-571-7405 | Brenda Maher-Broker REB.0424886
www.bhhscre.com

C O N T A C T  
D Y L A N  L A G R A N D E U R
S E N I O R  A G E N T
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R E S . 0 8 0 5 8 9 2

K Y L E  S C H R A D E R
S E N I O R  A G E N T
K Y L E S C H R A D E R @ B H H S N E . C O M
R E S . 0 8 0 8 7 5 4


