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 DESCRIPTION OF CHANGE OF ZONING REQUEST 

2.1 Need and Justification for the Change in Zoning Classification-Amendment to Signage 
District Overlay 

This Change of Zoning Classification Application (Rezone) is hereby submitted to request an amendment 

to the existing North End District Signage Overlay pursuant to Ordinance 1734 adopted by the Town of 

Blacksburg, which Ordinance 1734 applies to Tax Map Numbers 226-A-105; 226-A-102; 226-A-99; 226-

A-96; 226-A-95; 226-A-83; 226-A-98; 226-A-97; 226-A-107; 226-A-135; 226-A-135B; and 226-A-135C. 

C S Shopping Center, LLC, as owner of the parcels identified as Tax Map Numbers 226-A-105; 226-A-102; 

226-A-99; 226-A-96; 226-A-95; 226-A-83; 226-A-107; and 226-A-97 (collectively, the “C S Shopping 

Center Fee Parcels”) and ground lessor of the parcel identified as Tax Map Number 226-A-98 (the “C S 

Shopping Center Ground Lease Parcel”) (the “C S Shopping Center Fee Parcels” and “C S Shopping Center 

Ground Lease Parcel” are, collectively, referred to herein as the “Property”) and Turner Street Project, LLC, 

as owner of the parcels identified as Tax Map Numbers 226-A-135; 226-A-135B; and 226-A-135C 

(collectively, the “Turner Street Project Parcels”) hereby request the Amendment to the North End District 

Signage Overlay in connection with CS Shopping Center, LLC’s plans to construct a five-story mixed-use 

building (with rooftop terrace). C S Shopping Center, LLC has provided a copy of this Application to John 

Hoernemann, ground lessor, in accordance with the Ground Lease recorded in the Clerk’s Office of the 

Circuit Court for Montgomery County, Virginia, in Deed Book 1092, at page 546.  A copy of the notice 

letter that was sent to Mr. Hoernemann is attached to this Change of Zoning Classification Application 

(Amendment to Signage District Overlay), and a copy is enclosed with this Application. 

The proposed Gilbert Street Mixed-Use Building, consisting of approximately 250,000 square feet of gross 

floor area, will replace two existing buildings located at 211 Prices Fork Road and 400 Turner Street with 

an iconic, mixed-use building designed to LEED Silver standards and located at the entrance to downtown 

serving as a flagship for retail, restaurant and office commercial buildings in Downtown Blacksburg.  The 

Applicant has simultaneously submitted a Change of Zoning Classification Application (Rezone) to rezone 

the Property from Downtown Commercial (DC) with Conditions to Downtown Commercial (DC) with 

Amended Conditions and a Conditional Use Permit Application for the construction of the five-story 
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building with rooftop terrace up to a 100’ allowance with projected height to be approximately 97’.  The 

#460 Building (460 Turner Street) will remain as currently constructed.   

Critical to the vibrancy of Downtown Blacksburg are retail and restaurants that provide services to 

residents of Blacksburg and visitors to the area, especially pedestrians taking advantage of the businesses 

located within the Downtown.  The Gilbert Street Mixed-Use Building are expected to include a national 

retailer as well as additional smaller retailers, a public-use signature restaurant with outdoor space on the 

first level, and a public-use rooftop restaurant with an outdoor terrace and event space.  Total retail and 

restaurant area is estimated to be 45,462 square feet.  This is an increase of 30,040 square feet above the 

current retail space in 211 Prices Fork Road and 400 Turner Street.   

Attached hereto is the current North End Signage District Plan 1.0, dated May 1, 2014.  This Application 

is being submitted in order to accommodate the signage needs of future tenants within the Gilbert Street 

Mixed-Use Building. “Tenant Signage” for the North End District Signage Overlay will enable tenants 

(excluding Major Tenants, as defined below, which will have alternative signage criteria and conditions) 

the capability of having up to fifteen (15) square feet of signage on each exterior façade, not to exceed 

two per affected tenant, for tenants fronting along multiple roads (public or private) and/or the parking 

areas.  The North End Signage District Plan 1.0 (revised date August 1, 2019) attached hereto illustrates 

the allowable locations of signage on the existing and proposed buildings.  The Virginia Tech Foundation 

– Gilbert Street Mixed Use Signage Elevation attached hereto illustrates the proposed locations of Tenant 

Signage on the proposed Gilbert Street Mixed-Use Building.  Each Major Tenant, as defined below, will 

have the capability of having up to sixty (60) square feet of signage on each exterior façade, not to exceed 

two per affected tenant, for Major Tenants fronting along multiple roads (public or private) and/or the 

parking areas.  Monument signs will be as shown on the attached North End Signage District Plan 1.0.  

Applicant will illuminate the district boundary sculptures in the locations as shown on the attached North 

End Signage District Plan 1.0 For purposes hereof, “Major Tenant” is any tenant in the Gilbert Street 

Mixed-Use Building that leases (i) 12,500 square feet or more; or (ii) leases the rooftop terrace restaurant 

and/or event space. 
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Allowable signage locations and size are critical to attracting retail and restaurant tenants, because 

visibility of tenant signage for vehicular and pedestrian access is vital to their success.  Accordingly, this 

Application is being submitted to accommodate signage for tenants within the North End District.   

A pre-application meeting with the Director of Planning, the Applicant and Property Owner was held on 

July 16, 2019. 

2.2 Impact on Public Services and Facilities 

The proposed amendment to the North End District Signage Overlay will have no impact on public 

services and facilities. 

2.3 Justification Relating to the Zoning District and Use and Design Standards 

2.3.1 Justification Relating to the Zoning District 

The Applicant recognizes that the Downtown Commercial district is the heart of Town culturally, 

geographically, and historically and is intended to be a predominantly pedestrian area, catering to bicycle 

and pedestrian traffic with shops and storefronts close to the road, pedestrian scale, wide walkways, street 

trees and limited off-street well screened parking. The design of the building, proximity to Turner Street 

and Gilbert Street for pedestrian access and first floor retail and restaurant with outdoor patio areas, will 

foster a predominate pedestrian access, focusing on both bicycle and pedestrian users.  A terraced 

landscape wall along Turner Street dually serves as a pedestrian ramp for ease of access to the ground 

floor retailers as well as an aesthetic feature of the building.  The office users will provide additional 

downtown foot traffic for existing restaurants and retail shops.  Sidewalk width from back of curb to the 

building at ground level will be at least ten (10) feet on Prices Fork and Turner Street. 

The proposed Amendment will assist tenants within the North End District to attract visitors and 

customers to foster the vitality and business operations within the district.  Signage will assist in 

steering pedestrians and vehicles to the Property which is within the heart of Town. 

2.3.2 Justification Relating to the Use and Design Standards 

Signage use (i.e. location and purpose of identification for tenants) and design will be consistent with the 

signage currently located on the existing buildings on the Property.  The Applicant recognizes that 
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consistency and conformity in the quality, standards and aesthetic appeal should be observed in order to 

preserve the visual character of the Property. 

Signage will be consistent in quality, standards and aesthetic appeal to the sign renderings entitled, 

“NORTH END SIGNAGE DISTRICT PLAN: DISTRICT BOUNDARY SCULPTURE 2.0”, revised date September 

27, 2013; “NORTH END SIGNAGE DISTRICT PLAN: DISTRICT MONUMENT SIGN 3.0”, revised date 

September 27, 2013; “NORTH END SIGNAGE DISTRICT PLAN: BUILDING MONUMENT SIGN 4.0”, revised 

date September 27, 2013; “NORTH END SIGNAGE DISTRICT PLAN: DIRECTIONAL SIGN PYLON 5.0”, 

revised date September 27, 2013; “NORTH END SIGNAGE DISTRICT PLAN: DIRECTIONAL SIGN PYLON 

5.1”, revised date September 27, 2013; and “SIGN BACKGROUND ELEVATION” prepared by Sign Systems; 

and “TENANT SIGNAGE FOR NORTH END – BLACKSBURG, VIRGINIA”, dated December 16, 2013 prepared 

by Thomas Koontz Architect, PC, all of which are attached hereto. 

2.4 Compatibility with the Comprehensive Plan 

The 20-Year Illustrative Vision for the subject site identifies it as “Retail Opportunity”.  There are a number 

of attributes that contribute to the Downtown Commercial community’s character and uniqueness and 

that give it a “sense of place.”  The vision for Downtown Northwest is walkable, urban, architecturally 

appealing with mixed use targeting retail anchors along Prices Fork. The Gilbert Street Mixed-Use Building 

offers all of those attributes to help foster the character and uniqueness of the downtown. 

Tenant signage will contribute to the vitality of the retail opportunity for the Gilbert Street Mixed-Use 

Building and the existing buildings or building to be constructed adjacent to it.  Signage criteria (size, 

location and design) have been carefully considered to ensure their compatibility with the Downtown 

Northwest’s character and is consistent with proposed signage shown within the 20-Year Illustrative 

Vision for retailers that will located downtown. 

2.5 Furthering the Purposes of the Zoning Ordinance and General Welfare of the Community 

The Gilbert-Street Mixed-Use Building furthers the purposes of the Zoning Ordinance by promoting the 

character and identity of the Downtown Commercial Zoning District.  It will consist of a high-quality 

building, mix of uses, ground floor retail, density and urbanity, will promote a connection with the VT 
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campus and downtown, will be walkable, located in a dignified location and be compatible with the 

surrounding area.   

The presence of a national retailer embodies the vision for retail in the corridor as shown on the Town’s 

Downtown plans for future development.   

The requested Amendment to the North End District Signage Overlay will help attract new restaurants 

and retailers to the Downtown District.  The proposed signage promotes a consistent and aesthetically 

pleasing visual environment but affords restaurants and retailers the ability to be viewed by pedestrians 

and vehicular traffic thereby increasing their economic viability.  Signage assists pedestrians and vehicular 

traffic with way finding. 

The district boundary sculptures are enjoyed by Town residents, tenants of the buildings and visitors to 

the Town.  Illumination of the sculptures will enable them to be enjoyed after dark and will present an 

appealing visual to the North End District. 
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Disclosure of Equitable Ownership 
(Amendment to North End Special Signage District) 
 

Tax Parcel Numbers:  226-A-105; 226-A-102; 226-A-99; 226-A-96; 226-A-95; 226-A-83; 226-A-
97;  and 226-A-107 

Owner: C S Shopping Center, LLC, a Virginia limited liability company 

Sole Member: Virginia Tech Real Estate Foundation 

 

 

Tax Parcel Number: 226-A-98 

Owner: John Hoernemann 

 

 

Tax Parcel Number: 226-A-135; 226-A-135B; and 226-A-135C 

Owner: Turner Street Project, LLC, a Virginia limited liability company 

Sole Member: Virginia Tech Real Estate Foundation 
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Legal Description 

Parcel 1:  All that certain lot, tract or parcel of real property with all improvements thereon 
containing 0.312 acres, more or less, being Parcel 1, situate in the Town of Blacksburg, in the Prices 
Fork Magisterial District of Montgomery County, Virginia, as shown on plat made by Gay and Neel, 
Inc. dated August 14, 2009, entitled “ALTA/ACSM LAND TITLE SURVEY OF TAX MAP PARCEL No.s 
226-(A)-83, 226-(A)-95, 96, 97, 98 & 99, 226-(A)-102, 105 & 107 Prepared for The Virginia Tech 
Foundation, Inc. Town of Blacksburg Prices Fork Magisterial District Montgomery County, 
Virginia”, a copy of which is attached to and made a part of that certain Special Warranty Deed, 
dated September 30, 2009, by and between Collegiate Square, LLC, a Virginia limited liability 
company, as Grantor, and CS Shopping Center, LLC, a Virginia limited liability company, as 
Grantee, which Special Warranty Deed was recorded in the Clerk’s Office of the Circuit Court for 
the County of Montgomery, Virginia, as Instrument Number 2009011656. (Tax Map No. 226-A-
105) 

Parcel 2:  All that certain lot, tract or parcel of real property with all improvements thereon 
containing 0.507 acres, more or less, being Parcel 2, situate in the Town of Blacksburg, in the Prices 
Fork Magisterial District of Montgomery County, Virginia, as shown on plat made by Gay and Neel, 
Inc. dated August 14, 2009, entitled “ALTA/ACSM LAND TITLE SURVEY OF TAX MAP PARCEL No.s 
226-(A)-83, 226-(A)-95, 96, 97, 98 & 99, 226-(A)-102, 105 & 107 Prepared for The Virginia Tech 
Foundation, Inc. Town of Blacksburg Prices Fork Magisterial District Montgomery County, 
Virginia”, a copy of which is attached to and made a part of that certain Special Warranty Deed, 
dated September 30, 2009, by and between Collegiate Square, LLC, a Virginia limited liability 
company, as Grantor, and CS Shopping Center, LLC, a Virginia limited liability company, as 
Grantee, which Special Warranty Deed was recorded in the Clerk’s Office of the Circuit Court for 
the County of Montgomery, Virginia, as Instrument Number 2009011656. (Tax Map No. 226-A-
102) 

Parcel 3:  All that certain lot, tract or parcel of real property with all improvements thereon 
containing 0.510 acres, more or less, being Parcel 3, situate in the Town of Blacksburg, in the Prices 
Fork Magisterial District of Montgomery County, Virginia, as shown on plat made by Gay and Neel, 
Inc. dated August 14, 2009, entitled “ALTA/ACSM LAND TITLE SURVEY OF TAX MAP PARCEL No.s 
226-(A)-83, 226-(A)-95, 96, 97, 98 & 99, 226-(A)-102, 105 & 107 Prepared for The Virginia Tech 
Foundation, Inc. Town of Blacksburg Prices Fork Magisterial District Montgomery County, 
Virginia”, a copy of which is attached to and made a part of that certain Special Warranty Deed, 
dated September 30, 2009, by and between Collegiate Square, LLC, a Virginia limited liability 
company, as Grantor, and CS Shopping Center, LLC, a Virginia limited liability company, as 
Grantee, which Special Warranty Deed was recorded in the Clerk’s Office of the Circuit Court for 
the County of Montgomery, Virginia, as Instrument Number 2009011656. (Tax Map No. 226-A-
99) 

 



 

 

 

Parcel 4:  All that certain lot, tract or parcel of real property with all improvements thereon 
containing 0.391 acres, more or less, being Parcel 4, situate in the Town of Blacksburg, in the Prices 
Fork Magisterial District of Montgomery County, Virginia, as shown on plat made by Gay and Neel, 
Inc. dated August 14, 2009, entitled “ALTA/ACSM LAND TITLE SURVEY OF TAX MAP PARCEL No.s 
226-(A)-83, 226-(A)-95, 96, 97, 98 & 99, 226-(A)-102, 105 & 107 Prepared for The Virginia Tech 
Foundation, Inc. Town of Blacksburg Prices Fork Magisterial District Montgomery County, 
Virginia”, a copy of which is attached to and made a part of that certain Special Warranty Deed, 
dated September 30, 2009, by and between Collegiate Square, LLC, a Virginia limited liability 
company, as Grantor, and CS Shopping Center, LLC, a Virginia limited liability company, as 
Grantee, which Special Warranty Deed was recorded in the Clerk’s Office of the Circuit Court for 
the County of Montgomery, Virginia, as Instrument Number 2009011656. (Tax Map No. 226-A-
96) 

Parcel 5:  All that certain lot, tract or parcel of real property with all improvements thereon 
containing 0.338 acres, more or less, being Parcel 5, situate in the Town of Blacksburg, in the Prices 
Fork Magisterial District of Montgomery County, Virginia, as shown on plat made by Gay and Neel, 
Inc. dated August 14, 2009, entitled “ALTA/ACSM LAND TITLE SURVEY OF TAX MAP PARCEL No.s 
226-(A)-83, 226-(A)-95, 96, 97, 98 & 99, 226-(A)-102, 105 & 107 Prepared for The Virginia Tech 
Foundation, Inc. Town of Blacksburg Prices Fork Magisterial District Montgomery County, 
Virginia”, a copy of which is attached to and made a part of that certain Special Warranty Deed, 
dated September 30, 2009, by and between Collegiate Square, LLC, a Virginia limited liability 
company, as Grantor, and CS Shopping Center, LLC, a Virginia limited liability company, as 
Grantee, which Special Warranty Deed was recorded in the Clerk’s Office of the Circuit Court for 
the County of Montgomery, Virginia, as Instrument Number 2009011656. (Tax Map No. 226-A-
95) 

Parcel 6:  All that certain lot, tract or parcel of real property with all improvements thereon 
containing 0.369 acres, more or less, being Parcel 6, situate in the Town of Blacksburg, in the Prices 
Fork Magisterial District of Montgomery County, Virginia, as shown on plat made by Gay and Neel, 
Inc. dated August 14, 2009, entitled “ALTA/ACSM LAND TITLE SURVEY OF TAX MAP PARCEL No.s 
226-(A)-83, 226-(A)-95, 96, 97, 98 & 99, 226-(A)-102, 105 & 107 Prepared for The Virginia Tech 
Foundation, Inc. Town of Blacksburg Prices Fork Magisterial District Montgomery County, 
Virginia”, a copy of which is attached to and made a part of that certain Special Warranty Deed, 
dated September 30, 2009, by and between Collegiate Square, LLC, a Virginia limited liability 
company, as Grantor, and CS Shopping Center, LLC, a Virginia limited liability company, as 
Grantee, which Special Warranty Deed was recorded in the Clerk’s Office of the Circuit Court for 



the County of Montgomery, Virginia, as Instrument Number 2009011656. (Tax Map No. 226-A-
83) 

Parcel 7:  All that certain lot, tract or parcel of real property with all improvements thereon 
containing 0.425 acres, more or less, being Parcel 7, situate in the Town of Blacksburg, in the Prices 
Fork Magisterial District of Montgomery County, Virginia, as shown on plat made by Gay and Neel, 
Inc. dated August 14, 2009, entitled “ALTA/ACSM LAND TITLE SURVEY OF TAX MAP PARCEL No.s 
226-(A)-83, 226-(A)-95, 96, 97, 98 & 99, 226-(A)-102, 105 & 107 Prepared for The Virginia Tech 
Foundation, Inc. Town of Blacksburg Prices Fork Magisterial District Montgomery County, 
Virginia”, a copy of which is attached to and made a part of that certain Special Warranty Deed, 
dated September 30, 2009, by and between Collegiate Square, LLC, a Virginia limited liability 
company, as Grantor, and CS Shopping Center, LLC, a Virginia limited liability company, as 
Grantee, which Special Warranty Deed was recorded in the Clerk’s Office of the Circuit Court for 
the County of Montgomery, Virginia, as Instrument Number 2009011656. (Tax Map No. 226-A-
98) 

Parcel 8:  All that certain lot, tract or parcel of real property with all improvements thereon situate 
in the Town of Blacksburg, in the Prices Fork Magisterial District of Montgomery County, Virginia, 
containing 0.688 acres, more or less, as shown on plat made by Gay and Neel, Inc. dated August 
14, 2009, entitled “ALTA/ACSM LAND TITLE SURVEY OF TAX MAP PARCEL No.s 226-(A)-83, 226-
(A)-95, 96, 97, 98 & 99, 226-(A)-102, 105 & 107 Prepared for The Virginia Tech Foundation, Inc. 
Town of Blacksburg Prices Fork Magisterial District Montgomery County, Virginia”, a copy of which 
is attached to and made a part of that certain Special Warranty Deed, dated September 30, 2009, 
by and between Collegiate Square, LLC, a Virginia limited liability company, as Grantor, and CS 
Shopping Center, LLC, a Virginia limited liability company, as Grantee, which Special Warranty 
Deed was recorded in the Clerk’s Office of the Circuit Court for the County of Montgomery, 
Virginia, as Instrument Number 2009011656. (Tax Map No. 226-A-97). 

Parcel 9:  All that certain parcel of land situate in the Town of Blacksburg in the Prices Fork 
Magisterial District of Montgomery County, Virginia, containing 0.105 acres, more or less, as 
shown on plat made by Gay and Neel, Inc. dated August 14, 2009, entitled “ALTA/ACSM LAND 
TITLE SURVEY OF TAX MAP PARCEL No.s 226-(A)-83, 226-(A)-95, 96, 97, 98 & 99, 226-(A)-102, 105 
& 107 Prepared for The Virginia Tech Foundation, Inc. Town of Blacksburg Prices Fork Magisterial 
District Montgomery County, Virginia”, a copy of which is attached to and made a part of that 
certain Special Warranty Deed, dated September 30, 2009, by and between Collegiate Square, 
LLC, a Virginia limited liability company, as Grantor, and CS Shopping Center, LLC, a Virginia 
limited liability company, as Grantee, which Special Warranty Deed was recorded in the Clerk’s 
Office of the Circuit Court for the County of Montgomery, Virginia, as Instrument Number 
2009011656. (Tax Map No. 226-A-107). 

 



Parcel 10:  All that certain lot, tract or parcel of real property with all improvements thereon situate 
in the Town of Blacksburg, in the Prices Fork Magisterial District of Montgomery County, Virginia, 
containing 1.092 acres, more or less, being Parcel A as shown on plat made by Draper Aden 
Associates, dated December 2, 2010, as amended December 13, 2010, further amended March 24, 
2011 and further amended July 11, 2011, entitled, “LOT LINE REVISION AND RIGHT-OF-WAY 
REVISION PLAT – TURNER STREET PROJECT, LLC.PROPERTIES – PRICES FORK DISTRICT, TOWN OF 
BLACKSBURG, MONTGOMERY COUNTY, VIRGINIA”, a copy of which is plat was recorded in the 
Clerk’s Office of the Circuit Court for the County of Montgomery, Virginia, as Instrument Number 
2012001456. (Tax Map No. 226-A-135). 

Parcel 11:  All that certain lot, tract or parcel of real property with all improvements thereon situate 
in the Town of Blacksburg, in the Prices Fork Magisterial District of Montgomery County, Virginia, 
containing 1.60 acres, more or less, being Parcel B as shown on plat made by Draper Aden 
Associates, dated December 2, 2010, as amended December 13, 2010, further amended March 24, 
2011 and further amended July 11, 2011, entitled, “LOT LINE REVISION AND RIGHT-OF-WAY 
REVISION PLAT – TURNER STREET PROJECT, LLC.PROPERTIES – PRICES FORK DISTRICT, TOWN OF 
BLACKSBURG, MONTGOMERY COUNTY, VIRGINIA”, a copy of which is plat was recorded in the 
Clerk’s Office of the Circuit Court for the County of Montgomery, Virginia, as Instrument Number 
2012001456. (Tax Map No. 226-A-135B). 

Parcel 12:  All that certain lot, tract or parcel of real property with all improvements thereon situate 
in the Town of Blacksburg, in the Prices Fork Magisterial District of Montgomery County, Virginia, 
containing 0.779 acres, more or less, being Parcel C as shown on plat made by Draper Aden 
Associates, dated December 2, 2010, as amended December 13, 2010, further amended March 24, 
2011 and further amended July 11, 2011, entitled, “LOT LINE REVISION AND RIGHT-OF-WAY 
REVISION PLAT – TURNER STREET PROJECT, LLC.PROPERTIES – PRICES FORK DISTRICT, TOWN OF 
BLACKSBURG, MONTGOMERY COUNTY, VIRGINIA”, a copy of which is plat was recorded in the 
Clerk’s Office of the Circuit Court for the County of Montgomery, Virginia, as Instrument Number 
2012001456. (Tax Map No. 226-A-135C).  

 



 
 
 
 
 
 
 
 

 

 

 

Gilbert Street Mixed-Use 

Appendix D 
Town of Blacksburg VDOT Traffic Impact Analysis (TIA)  

Supplemental Application 
 
 

 









 
 
 
 
 
 
 
 

 

 

 

Gilbert Street Mixed-Use 

Appendix E 
Revised Proffer Statement for the Change of Zoning classification 

Application to Amend the North End Special Sign District 
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