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Sent Via Electronic Mail 

February 25, 2010
Richard F. Lane, Esquire
Elkins Lane Realty Advisors
Weichert Commercial
121 N. Pitt Street
Alexandria, VA 22314
Re:
Proposal for Puckett & Faraj, PC to lease office space at King Street Station I, 1800 Diagonal Road, Alexandria, Virginia 22314

Dear Rick:

Thank you for your client’s interest in King Street Station I, 1800 Diagonal Road, Alexandria, Virginia.  

BUILDING:
King Street Station I, located at 1800 Diagonal Road, Alexandria, VA  22314, consists of 149,080 rentable square feet (“Building”).

This Class A six story building is located directly across from the King Street Metro and the Virginia Railway Express and is centrally located to the rich amenity base of Old Town.  King Street Station I features terrific views provided by a rooftop terrace for tenant’s everyday use. Dutch Touch Deli on the first floor offers a full service menu serving breakfast and lunch.  Joe Theismann’s Restaurant serves lunch and dinner daily. Preferred Office Suites is located on the sixth floor and offers an experienced work staff that will suit your business needs, such as a conference center, offices or a complete menu of administrative and technical services.

King Street Station I is one of four properties adjoined by a courtyard plaza, featuring numerous restaurants and a coffee shop. Nearby are several hotels including the Embassy Suites, The Hilton, Hyatt, Courtyard Marriott and the Westin Hotel; all of which are within walking distance.   

Tenants in King Street Station I may have access to a power buying program set up exclusively for tenants in Carr Properties’ buildings.  Through CARR ADVANTAGE, Tenants have access to discounts of up to 65% on numerous products and services, such as moving and relocation services, cabling, telephone systems, furniture, catering, office supplies, plant services, art and picture framing, water and coffee delivery, and painting services.
On behalf of the owner, King I, LLC, we are pleased to offer the following proposal to Puckett & Faraj, PC (“Tenant”) for consideration to lease office space at the property:

TENANT:
Puckett & Faraj, PC
DEMISED PREMISES:

Landlord offers to lease to Tenant approximately 2,231 rentable square feet comprised of Suite 170.

LEASE AND RENT COMMENCEMENT DATE:

The Lease Commencement Date shall be May 1, 2010.
LEASE TERM:

Five (5) years from the Lease Commencement Date.

RENTAL RATE/BASE RENTAL ESCALATION:

The full service base rental rate for the Premises shall be Thirty-Five and 50/100 Dollars ($35.50) per rentable square foot, escalating Two and One-Half  percent (2.5%) on the first anniversary of the Lease and Rent Commencement Date and each anniversary thereafter. The Landlord shall abate the first nine months of Rent.
OPERATING EXPENSES AND REAL ESTATE TAXES:

Beginning with the second lease year, Tenant shall be responsible for paying Tenant’s share of taxes and operating expenses over a base year.  The base year for operating expenses and real estate taxes shall be 2010.  If at any time the building is less than 100% occupied the operating expenses and real estate taxes shall be grossed up to a 95% occupancy level.  Increases in controllable expenses shall be capped at a maximum of 5% per annum.  Tenant shall have the right to audit Operating Expenses and Real Estate Taxes.
TENANT IMPROVEMENTS:

The Premises shall convey in its “as is” condition.  Landlord shall, at its sole cost and expense, paint the Premises and install new carpet using building standard selections (colors selected by Tenant). 
PARKING:

Tenant shall be entitled to rent from Landlord’s operator up to three (3) unreserved covered parking spaces per 1,000 square feet leased within the garage.  

SIGNAGE:

Landlord will provide Tenant with building standard signage in the Building lobby directory and at Tenant’s suite entry.
BUILDING SERVICES:

Access
The building shall be accessible to Tenant twenty-four (24) hours per day, seven (7) days per week through the building’s card-key security system.  At least one (1) elevator will be in service at all times.  

Building Hours of Operation

The present King Street Station I operating hours are:

8:00 am until 6:00 p.m., Monday through Friday 

8:00 am to 1:00 p.m. on Saturday.  

Landlord will provide a list of holidays on which the building will not operate. 

HVAC Service

HVAC will be provided within the Premises during normal Building hours of operation.  At Tenant’s request, the Landlord will provide HVAC service at times other than those specified at standard hourly rates which are currently $75.00.  
Cleaning

All tenant and common areas of the building shall be cleaned five nights per week in a manner customary to first class office buildings in Northern Virginia.  A copy of the cleaning specifications shall be attached as an Exhibit to the Lease.
SECURITY DEPOSIT:

The security deposit shall be determined after Owner’s review of Tenant’s audited financial statements.
BROKERAGE:

Landlord shall pay a commission in accordance with a separate agreement.

Elkins Lane Realty Advisors, LLC/ Weichert Commercial represents and warrants to Landlord and Landlord’s successors and assigns, that they have been authorized as Tenant’s sole Real Estate Broker to negotiate the Lease on Tenant’s behalf and that no other broker or person on behalf of Tenant is or will be entitled to any commission for bringing about this transaction.  Elkins Lane Realty Advisors, LLC/ Weichert Commercial agrees to indemnify, defend, and save Landlord from and against all claims of any other brokers in connection with this lease.

Carr Properties, Inc. and Cassidy & Pinkard Colliers, LLC are acting as the Landlord’s broker in connection with this transaction.
CONDITIONAL NATURE:


This proposal is contingent upon and subject to (i) Landlord’s review and approval of Tenant’s financial statements for the previous three-year period; (ii) Landlord’s withdrawal or prior leasing without notice and at Landlord’s sole discretion; (iii) the full execution and delivery of a mutually agreed to Lease document.  
This proposal is effective until the end of the day March 5, 2010.  This proposal is intended solely as a preliminary expression of general intentions and is to be used for discussion purposes only.  The parties agree that this proposal is not intended to create any agreement or obligation by either party to negotiate a definitive lease agreement and imposes no duty on either party to continue negotiations.  The parties intend that neither shall have any contractual obligations to the other with respect to the matters herein unless and until a definitive lease agreement has been fully executed, delivered and accepted by both parties.  Prior to delivery of a definitive executed agreement, and without any liability to the other party, either may (1) propose different terms from those summarized herein, (2) enter into negotiations with other parties, and/or (3) unilaterally terminate all negotiations with the other party hereto.  

We appreciate the opportunity to submit this proposal for your consideration.  Please let us know if we can be of further assistance.
SUBLEASING AND ASSIGNMENT
Tenant shall have the right to sublease or assign all or any portion of the premises, subject to Landlord’s consent, which consent shall not be unreasonably withheld, conditioned, or delayed.  Any profit shall be split evenly between Landlord and Tenant.

Renewal:  Tenant shall have the right to renew its lease for an additional five year term upon 90 days written notice to the Landlord.  The rent shall be the then market rate taking into account market concessions.  If the parties cannot agree on the market rent within 30 days of tenant’s notice to Landlord, the market rate shall be determined by the three broker method, the cost of which shall be split 50/50 between Landlord and Tenant.
We look forward to working with you to accommodate Puckett & Faraj PC’s space needs.  
Sincerely,
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AGREED TO AND ACCEPTED:
Puckett & Faraj PC
By: ____________________________________

Date: ___________________________________
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