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May 27, 2004 
 
 
 
J. Composto 
Brigadier General, USMC (Ret.) 
Director, Security and Installation 
  Operations Directorate 
4600 Sangamore Road 
Bethesda MD 20816-5003 
 
RE: Commonwealth Centre 
 
Dear Sir,  
 
On behalf of Crescent Resources, LLC (Crescent) we are pleased to propose the deal structures outlined below under 
which Crescent would be agreeable to entering into an option agreement with the National Geospatial Intelligence 
Agency (NGA) for the 101.4 acres Commonwealth Centre site in Westfields (Chantilly), Virginia.  This site, located at 
the northeast corner of the intersection of Route 28 and Westfields Boulevard, is zoned I-3 and has been grandfathered 
to allow up to 2.2 million square feet of office building development (FAR).  There are currently no buildings or 
encumbrances on this site. 
 
These proposed structures are subject to Crescent Board of Directors review and approval.   
 
1. SITE PURCHASE: 
 

A. Provided that Crescent retains the right to be NGA’s preferred project developer for the 
contemplated facility, Crescent is agreeable to selling the site for $20.00 per FAR foot, or $44 million.   

 
B. In the event that NGA prefers to purchase the site without providing Crescent the preferred right to 

act as project developer for the contemplated facility, Crescent is agreeable to selling the site for 
$25.00 per FAR foot, or $55 million. 

 
2. LEASE OF TURNKEY BUILDINGS: 
 

Based upon a minimum initial development of 1.2 million square feet, the annual rental rate per square foot for 
the turnkey buildings will be equal to an amount based upon the total project cost per square foot times eleven 
percent (11%).  This rental rate is exclusive of all operating costs, real estate taxes and building reserves.  The 
lease term will be twenty (20) years from substantial completion.  The basic rent will be escalated by two 
percent (2%) annually.  Included in the turnkey building costs will be a development fee equal to three (3%) of 
all costs exclusive of land value, which will be based upon $20.00 per FAR foot. 

 
3. PURCHASE OF TURNKEY BUILDINGS: 
 

NGA shall have the one time right to purchase the turnkey buildings upon completion of construction 
based upon a per square foot purchase price determined by capitalizing the rental rate outlined above by eight 
percent (9%).  By means of example, if the turnkey per square foot cost to build the contemplated buildings 
(including land value) totals $250.00, the per square foot annual rental rate exclusive of all operating costs, real 
estate taxes and building reserves will be $250.00 multiplied by eleven percent (11%), or $27.50 per square foot.  
The per square foot purchase price will then be $27.50 divided by .09, or $305.56 per square foot.  In the event 
NGA does not elect to exercise its right to purchase the turnkey buildings after being given notice by Crescent, 
Crescent will then have the right to sell the turnkey buildings to a third-party purchaser.  
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4. OPTION TERMS: 
 

In all proposed structures the annual cost to NGA for Crescent to remove the property from the market is $5 
million.  The option agreement will have a term of one (1) year, renewable for one (1) additional year only.  
The annual cost of the option agreement will not be a part of any purchase price or turnkey cost for purposes 
of determining rental rates or purchase prices. 

 
5. BROKERAGE: 

NGA will acknowledge that it has dealt with no other real estate broker other than Millennium Realty Advisors 
LLC regarding Commonwealth Centre and will indemnify Crescent against any claims made by any other 
brokers. 

 
We look forward to discussing these proposed deal structures with you at your earliest convenience. 
 
Sincerely,  
 
 
 
John McEvilly       Doug Eliot 
Principal        Vice President 
 


