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EXCLUSIVE OFFERING MEMORANDUM

IMPORTANT DISCLOSURES

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 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 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.

12 WATER STREET, MYSTIC, CT

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

INVESTMENT OVERVIEW



THE OFFERING

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
eAdaptive reuse is the path of least resistance — encouraged by zoning, supported by precedent
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Offered at $20,000,000 AS-IS SALE ONLY

COMPARABLE SALES

PROPERTY ADDRESS 12 Water Street. Mystic, CT
Central Hall — 22 West Main Street (Built 2022)
SQUARE FEET 60,143 *Fully absorbed — MLS sales plus additional off-
market transactions
*Pricing accelerated from $743/SF (first close,
Nov 2023) to $1,171/SF (Jan 2025)
SO HEUALS eComplete sellout including off-market deals
signals demand exceeded available supply
*Average: ~$997/SF across all MLS-documented
NUMBER OF UNITS 43 RES / 6 COMM transactions
The Standard — 3 Water Street (Built 2020)
ASKING PRICE $20,000,000

Fully absorbed, independently and concurrently
with Central Hall

eDiverse unit mix from 1,017-1,840 SF; pricing
ZONING MDD range $624-$807/SF

*Proves market depth: two projects absorbed
simultaneously without price compression

*Average: ~$708/SF across all MLS-documented
FLOOD ZONE X transactions




INVESTMENT HIGHLIGHTS

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: O 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

=
Ll
>
x
Ll
>
o
-
z
L
>
-
(%]
Ll
>
z




SITE PLAN

SITE PLANS & MAPS
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TO: LAWYERS TITLE INSURANCE CORPORATION,
WASHINGTON TRUST COMPANY
FACTORY SQUARE, LLC, AND 1TS"
'SUCCESSORS AND ASSIGNS.
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SITE PLAN & MAPS
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 Property Survey and Existing Buikding Location Survey, pon
f tho locus parcel on the plans referenced in Note #2. This survey
A-2 Horizontal Accureey Standa
2. Reference is heraby made to the following plons:
) Site Plan  Steriin Properties _ Renovation
12 Water Street e, CT.
Cale: 1* = 20 ft. Dote: 12-21-73
Victor G. Zacker, Architect
8) Connecticut State Highwoy Department
Right of Way Map
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Route No. 215 _Number 58-23
Dole: 3-31—38 Sheet No. 1 of &
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Right of Way Map
Town of Groton
Boston Post Road
From Baptist Hil Easterly to the Mystic River
Route US. 1 Numbsr 58-25
Dote: 7-31~3¢  Shest 1 of 1
D) Connecticut State Highway Department
Right of Way Wap
Town of Groton
On Boptist Hill _ Shore Line Road
From Bank Straet Westerly To Orehard Lane
Route No. 1 Number 6
“3-27  Scale: 1" = 40"
Shest 1 of 1
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well and_ Paul Connor
From The Estate Of Besse P. Dougherty
Lenard Engineering, P.C.

Storrs, CT.  Job Number 74-14
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' 100"
Dote: April 1974 Drawing No. 74=14
Revised: 5-24-74
F) Boundary Plan
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~ Bontiey ~ Weling Engr's
Groton — Norwich, CT.

High Street ic, CT.
1 Prepared By George Dieter

Reference is hereby made to Town of Groton Land Records at Book 59|
regarding inciusion of lands shown hereon.
. The lands shown hereon may benefit from an easement for the instalio

mitenance, repair and replocement of drainage pipe over property of
Mystic Art Association as describe lume oge 30. The
o is described 0s G 15 wide egsement s shown on the pio
NI TE, Dpon revew ot e’ Nt 18 lan. the locat
s uncertain.

e

Feferenced in
the sasement
5. The subject parcel benefits from o lease agreement made by and
2 The Mystic Art Association, Inc. and Factory Square Corporatiof
doted October 20, 1995 for 111 ron exclusive parking spoces.
6. Bearings are referenced to the plon in Note 2A.
7. The property shown hereon fs zoned WDD.
8. The property shown hereon is lies entirely within Zone C (an area of
riinimal flooding) s shown of the Flood Insurance Rate Map fot the
Town of Groton, Connecticut, Community~Panel Number 0900970010
Revised: August 15, 1984
9. The property shown hereon is serviced by muni
10. The property shown hereon lies in @ WOD Zome District. {

ipal water and sewer.
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AREA OVERVIEW &

DEVELOPMENT POTETIAL
MYSTIC, CT

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.

AREA OVERVIEW
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