Ordinance 2115

AN ORDINANCE AUTHORIZING THE TOWN MANAGER TO EXECUTE A MASTER LEASE
AGREEMENT BETWEEN THE TOWN OF BLACKSBURG AND 414, LLC FOR THE
PROPERTY LOCATED AT 414 NORTH MAIN STREET

WHEREAS, the Town of Blacksburg, Virginia owns the property located at 414
North Main Street, Blacksburg, Virginia (the “Property”);

WHEREAS, the Town desires to utilize the Property for a public purpose,
specifically to promote local entrepreneurship, small business development, and economic
vitality through the operation of a retail incubator program;

WHEREAS, Downtown Merchants of Blacksburg, Inc. (“DBI”) is a nonprofit
organization with experience in downtown economic development and small business
support;

WHEREAS, the Town and DBI have negotiated a Master Lease Agreement (the
“Lease”) under which 414, LLC, an entity controlled by DBI, will operate and manage a
retail incubator at the Property;

WHEREAS, the Lease provides for a term of five (5) years, with an initial annual
rent of One Dollar ($1.00), recognizing the public purpose served by the use of the
Property;

WHEREAS, the Lease includes provisions ensuring Town oversight, including
reporting requirements, audit rights, insurance requirements, and compliance with
applicable laws;

WHEREAS, pursuant to § 15.2-2101 of the Code of Virginia, the Town is authorized
to lease real property upon such terms and conditions as it deems appropriate; and

WHEREAS, The Town Council has conducted a duly advertised public hearing on
this matter in accordance with applicable law.

NOW, THEREFORE, BE IT ORDAINED by the Council of the Town of Blacksburg:

1. That the Master Lease Agreement between the Town of Blacksburg and 414,
LLC for the Property is hereby approved in substantially the form presented to the Council.

Furthermore, the sub-leasing of spaces in the Property for a café and retail incubator stalls



is expressly authorized.
2. That the Town Manager is hereby authorized to execute the Lease and any
related documents, with such minor modifications as deemed necessary, in consultation

with the Town Attorney, provided such modifications do not materially alter the terms

approved by Council.
Mayor
ATTEST:
Town Clerk
Introduction:
Public Hearing & Action:
APPROVED AS TO CONTENT: APPROVED AS TO LEGAL SUFFICIENCY:

Town Manager Town Attorney



MASTER LEASE AGREEMENT BETWEEN THE
TOWN OF BLACKSBURG, VIRGINIA AND 414, LLC

THIS MASTER LEASE (“LEASE”) made this day of ,
2026, by TOWN OF BLACKSBURG, VIRGINIA, a municipal corporation (“Lessor” or

“Town”) and 414, LLC, a Virginia limited liability company (“Lessee” or “414”).

WHEREAS, DBI is a non-profit 501 (c¢) (6) association of merchants, property owners,
and downtown advocates whose mission is to sustain a dynamic, vital, and diverse community

through marketing, events, economic development, and leadership;

WHEREAS, the Town is the owner of a certain building located at 414 North Main,
Blacksburg, Virginia (the “Property”), and intends to lease the building to 414, LLC, an entity
controlled by DBI, for the public purpose of operating a retail incubator, which will involve 414’s

active management of sub-leased spaces to small start-up businesses on the terms contained herein.

THEREFORE, in consideration of the mutual agreements contained in this LEASE, the

parties agree as follows:

1. RIGHT TO OCCUPY
The Town grants to 414 the use and occupancy of the Property. The Property may also be
referred to as the “Leased Premises.” The parties expressly acknowledge that much of the Leased

Premises will be sub-leased as part of the retail incubator program.

2. PREMISES

The Property consists of approximately 5,000 square feet of ADA-compliant building area
including five 10> x 10’ retail stalls, five wall display cases, café space, conference room
(approximately 35 seated capacity), kitchenette, staff offices, restrooms, as well as outdoor patio

and side greenspace for events, as more particularly depicted in Exhibit A.

3. TERM

The initial term of this LEASE shall be five (5) years, commencing July 1, 2026, and
expiring June 30, 2031, unless earlier terminated as provided herein. 414 may request a renewal
for additional five (5) year terms with at least ninety (90) days written notice prior to the expiration

date, subject to Council approval and no uncured events of default.



4. RENT
414 shall pay annual Base Rent of One Dollar ($1.00) per year in recognition of the public
purposes, including economic development, served by the retail incubator program. No security

deposit shall be required.

5. PERMITTED USE

The Leased Premises shall be used solely for operation of a retail incubator program, which
involves subleasing to approved tenants for food, beverage, and retail uses. The Leased Premises
also may be used for non-profit office space, event hosting, meeting rentals, and as a visitor

information hub, in compliance with applicable laws and Town policies.

6. UTILITIES AND OPERATING COSTS

Town shall provide building insurance, exterior maintenance, landscaping, security
cameras, and Wi-Fi infrastructure. 414 shall be responsible for janitorial services, trash and
recycling in common areas, utilities including electricity and water, Wi-Fi service costs, event

coordination, and oversight of subleased area maintenance.

7. OPERATING HOURS
414 shall maintain standard operating hours of Wednesday through Saturday, 11:00 a.m.

to 6:00 p.m., subject to adjustments to the hours that are reported to Town.

8. INSURANCE
414 shall maintain Commercial General Liability insurance with limits of at least

$1,000,000 per occurrence and $2,000,000 aggregate, naming Town as additional insured.

9. SUBLETTING AND ASSIGNMENT

(a)  Form

All subleases must be in substantially the form attached as Exhibit B. Subleases may not
be assigned or further sublet without Town approval. DBI shall actively monitor subtenant

compliance and enforce remedies as necessary as set out in Section 10.

(b) Insurance Requirements for Subtenants. 414 shall require all subtenants to

maintain Commercial General Liability insurance with coverage limits not less than $1,000,000

per occurrence and $2,000,000 aggregate, naming 414 and the Town of Blacksburg as additional
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insureds. Tenant shall collect and maintain certificates of insurance from all subtenants and
provide copies to the Town upon request.

10. REPORTING AND OVERSIGHT

10.1 414 Monitoring Obligations

414 shall actively monitor subtenant compliance with all obligations under their subleases,
including, but not limited to, the following:

(a) Maintaining required operating hours;

(b) Participation in mandatory educational programming and community events;

(©) Keeping leased spaces clean, safe, and in good condition;

(d) Submitting required financial reports and performance data.

10.2  Inspection and Reporting

414 shall conduct regular inspections of subleased spaces and review subtenant reports to
ensure compliance. 414 shall maintain records of inspections and make them available to the Town

upon request.

10.3  Oversight: Notice and Cure

Compliance monitoring obligations are included in all subleases. If 414 identifies non-
compliance with the terms of any sublease, 414 shall issue a written notice to the subtenant
specifying the nature of the default and providing a reasonable cure period. 414 shall enforce

remedies, including termination of subleases, when necessary, to maintain program integrity.

10.4 Bi-Annual Reports to Town

414 shall provide two comprehensive written reports each fiscal year. Each report shall

include the following:

° Tenant Summary: Current roster, move-in/out dates, stall assignments, and
graduation pipeline.

o Compliance: Operating hours, seasonal adjustments, and any notices or
enforcement actions.

o Programming: Participation in workshops and required community events; event
calendar.

o Financial Overview: Program revenue/expenses, subtenant reporting status, and
delinquency actions.

o Facility & Safety: Maintenance highlights, incident reports, requests to Town.

o Marketing & Impact: Key campaigns, visitor hub metrics, event attendance, and

media coverage.
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J Governance: Advisory Committee meetings and recommendations.
J Risk & Mitigation: Identified risks and corrective measures.

10.5 Additional Requirements for Year-End Report

o Mission Alignment: Narrative review of program goals and outcomes.

o Performance Metrics: KPIs—sales growth, jobs, occupancy, graduations, event
participation, media reach.

o Financial Statements: Budget vs. actuals, grants/sponsorships, and audit notes.

o Programming Effectiveness: Workshops, mentorship hours, partner engagement,
and outcomes.

o Strategic Plan: Goals and programming calendar for the next year, including tenant

recruitment strategy.

10.6  Materiality
414’s management of the retail incubator spaces is essential for the program’s success.

Breaches of these Reporting and Oversight duties are material events of default that are addressed

in Section 14.

11. GOVERNANCE

The Town retains ownership and oversight authority over the Property. 414 shall manage
day-to-day operations of the retail incubator program and subtenant oversight. An Advisory
Committee established by the DBI will, with Town Representation, review leases, budgets, and
program policies.

12.  PUBLIC PURPOSE

414 and the Town acknowledges the Premises are leased to promote local entrepreneurship

and economic development.

13. NON-DISCRIMINATION

414 shall comply with all applicable federal, state, and local non-discrimination laws.

14. TERMINATION AND DEFAULT
(a) If either party fails to perform any material obligation under this and fails to cure
within sixty (60) days after written notice, the Town or 414 may terminate this LEASE and

exercise remedies available at law or in equity.

(b) Town may terminate this LEASE upon one (1) year’s written notice if the Premises

are required for a public project or governmental purpose.
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15. INDEMNIFICATION AND SOVEREIGN IMMUNITY
414 shall indemnify and hold harmless Town from claims arising from 414’s use of the

Leased Premises. Nothing herein shall be construed as a waiver of Town’s sovereign immunity.

16. GOVERNING LAW
This LEASE shall be governed by the laws of the Commonwealth of Virginia. Venue shall

lie in Montgomery County, Virginia.
17. NOTICES

Notices required under this LEASE shall be by certified or registered mail to the addresses

set out below:

Town: 414:
Town Manager Managing Member
300 South Main Street P.O. Box 233
Blacksburg, Virginia 24060 Blacksburg, Virginia 24063

18. ENTIRE AGREEMENT; AMENDMENTS

This Lease constitutes the entire agreement between the Town and 414 with respect to the
Premises and supersedes all prior and contemporaneous negotiations, representations, agreements,

and understandings, whether written or oral.

This Lease may not be amended, modified, or supplemented except by a written instrument
executed by duly authorized representatives of both the Town and 414. No oral statements or

course of conduct shall be deemed to amend or modify this Lease.

No waiver of any provision of this Lease shall be effective unless in writing and signed by
the party against whom the waiver is sought to be enforced, and no such waiver shall be deemed a

continuing waiver or a waiver of any subsequent breach or default.
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IN WITNESS WHEREOF, the parties hereto have caused this LEASE to be executed,

under seal.
TOWN OF BLACKSBURG, VIRGINIA 414, LLC
By: By:
Name: Name:
Title: Title:
Date: Date:
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EXHIBIT B

SUBLEASE AGREEMENT
414 NORTH MAIN STREET — INCUBATOR SPACE

THIS SUBLEASE AGREEMENT (“Sublease”) is made this day of
, 2026 (“Effective Date”), by and between 414, LLC (“414”) a Virginia

limited liability company, with an address at 414 N. Main Street, Blacksburg, Virginia 24060
(“Sublandlord”), and (“ ”) with an address at
(““Subtenant™).

WHEREAS, 414 is the tenant under a certain Master Lease with the Town of Blacksburg
(“Town”) concerning the Town’s building located at 414 N. Main Street, Blacksburg, Virginia
(the “Building”);

WHEREAS, the purpose of the Master Lease is to establish a Retail Incubator program

that will promote small business development; and,

WHEREAS, Subtenant wishes to participate in the Retail Incubator program through this

sublease.

1. PREMISES

414 hereby subleases to Subtenant Retail Incubator stall (the “Premises, as
shown on Exhibit A”) located within the Building under the terms of this Sublease as part of a
Retail Incubator program. Subtenant may utilize shared seating and common areas within and

adjacent to the Building; however, such areas are non-exclusive.

2. TERM
The term of this Sublease shall commence on September 1, 2026 (“Commencement Date”)
and expire on August 31, 2027 (“Expiration Date”), unless earlier terminated pursuant to this

Sublease.

3. RENEWAL OPTION
Provided Subtenant is not in default under this Sublease, Subtenant may request up to two
(2) additional one-year renewal terms. Any renewal shall be subject to the Master Lease remaining

in effect and shall require the written agreement of 414.



Notice of intent to renew must be delivered at least sixty (60) days prior to the expiration

of the then-current term.

4. RENT

Subtenant shall pay Rent of Dollars ($_ .00) per month to 414 on the
first (1st) day of each month.

Rent for all renewal terms shall increase every six (6) months beginning January 1, 2027
(“Adjustment Date”). Each six-month period shall be designated as a “Period,” and the Rent for
each Period shall be the Rent in effect during the immediately preceding Period, increased by the
percentage applicable to that Period as set forth in the Rent Adjustment Schedule below.

Rent Adjustment Schedule
Period 0 — Base Rent
Period 1 — 15% increase
Period 2 — 20% increase
Period 3 — 25% increase
Period 4 — 30% increase
Period 5 — 35% increase

Period 6 — 40% increase

In addition to Base Rent, an amount equal to % of Tenant’s gross sales shall be due and

payable on the same date as the subsequent month’s rent.

5. UTILITIES
During the initial term, 414 shall provide water, electricity, Wi-Fi service, common area,
trash service, and building security systems. Subtenant is responsible for managing its own refuse.

414 may reasonably allocate water and electric costs after the first year.

6. OPERATING REQUIREMENTS

Subtenant shall comply with all rules, regulations, and operational requirements applicable
to the Premises, including those set forth in the Tenant Handbook and the Operations Policies and
Procedures Manual (“Operations Manual”) (current version attached as Exhibit B), each as
amended from time to time by the 414. Subtenant acknowledges that such rules, regulations, and

policies may be updated periodically and agrees to abide by all current and future versions.
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Subtenant shall coordinate operating hours and participate in incubator events with 414, in

accordance with the Operations Manual.

7. MAINTENANCE AND REPAIRS

(a) 414 or the Town shall maintain the structural elements of the Building (to include
electrical and HVAC systems) and common areas. Subtenant shall maintain the Premises in a clean
and sanitary condition and perform minor repairs required for its operations.

(b) Subtenant shall maintain all Common Areas in a clean, orderly, and sanitary condition.
Subtenant is responsible for removing clutter and trash generated by its operations, keeping shared
work areas tidy, and ensuring that commonly used supplies, including restroom items, are
restocked when depleted. Subtenant shall use the Common Areas respectfully and in accordance
with any guidelines established by the 414 Advisory Committee or outlined in the Operations

Manual.

8. ALTERATIONS

Subtenant shall not make alterations or improvements to the Premises without Town and
414’s prior written consent. Any approved improvements shall comply with applicable codes and
the Master Lease. Permanent improvements shall become the property of 414 or the Town upon
termination. Subtenant shall, at the request of Sublandlord or the Town, restore the Premises to its

original condition upon termination of the Lease.

9. INSURANCE
Subtenant shall maintain Commercial General Liability insurance with limits of not less
than $1,000,000 per occurrence and $2,000,000 aggregate and shall name 414 and the Town of

Blacksburg as additional insureds.
10. LICENSURE
Subtenant shall be responsible for all permits required for the operation of its business.

11. INDEMNIFICATION
Subtenant shall indemnify, defend, and hold harmless Sublandlord and the Town of
Blacksburg from all claims, damages, liabilities, and expenses arising from Subtenant’s use or

occupancy of the Premises except to the extent caused by the negligence of 414 or the Town.
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12. DAMAGE OR DESTRUCTION
If the Premises are materially damaged by fire or other casualty, 414 may terminate this

Sublease unless the damage can reasonably be repaired within ninety (90) days.

13. ASSIGNMENT AND SUBLETTING
Subtenant shall not assign this Sublease or further sublet the Premises without the prior

written consent of 414 and any approvals required under the Master Lease.

14. DEFAULT
Failure to cure a material breach of this Sublease within forty-five (45) days after written
notice shall constitute an event of default. Upon such default, the non-breaching party may

terminate this Sublease, as set forth below, and exercise any remedies available at law or equity.

15. TERMINATION
(a) Landlord Termination Rights

Sublandlord may terminate this Lease upon written notice to Tenant for any of the
following:
(1) Default under this Sublease (including but not limited to nonpayment of rent);
(i1) Continuing violation of Tenant Handbook or Operation Manual rules after
written warning; or

(ii1) Convenience, upon sixty (60) days’ prior written notice.

(b) Subtenant Termination Rights

Subtenant may terminate this Lease upon written notice to 414 for default under this
Sublease. a

16. MASTER LEASE

This Sublease is subordinate to the Master Lease between the Town of Blacksburg and

414. If the Master Lease terminates, this Sublease shall automatically terminate.

17. NOTICES

Any notice required under this Lease (“Notice”) shall be in writing and shall be deemed
given when: (a) personally delivered; (b) sent by nationally recognized overnight courier; (c)

delivered by United States mail, certified mail, return receipt requested; or (d) transmitted by
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electronic mail with confirmation of transmission, provided that a copy is also sent by one of the
foregoing methods within one (1) business day.
Notices shall be sent to the addresses for the parties contained in the first paragraph of this

Sublease.

18. GOVERNING LAW
This Sublease shall be governed by and construed in accordance with the laws of the
Commonwealth of Virginia. Venue for any legal action arising under this Sublease shall be in the

courts of Montgomery County, Virginia.

19. ENTIRE AGREEMENT
This Sublease constitutes the entire agreement between the parties and may be modified

only by a written agreement signed by both parties.
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WITNESS: the following signatures and seals:

SUBLANDLORD: SUBTENANT:
414, LLC

By: By:

Name: Name:

Title: Title:

Date: Date:
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