
STAFF REPORT FOR THE PLANNING COMMISSION MEETING OF DECEMBER 
15, 2010 

 
FILE NO: SUP-10-104 AGENDA ITEM: H-2 
 
STAFF AUTHOR: Jennifer Pruitt, Principal Planner 
 
REQUEST:  A Special Use Permit to approve a Conceptual Plan for the Brewery 
Arts Center Campus, located in the Public Regional (PR) zoning district. 
 
APPLICANT: John P. Copoulos, Architect    
 
OWNER: Brewery Arts Center/Carson City 
 
LOCATION/APN: 501 West King Street/003-207-04 and 003-206-01 & -02 
 
RECOMMENDED MOTION:  “I move to approve SUP-10-104, a Special Use 
Permit from John P. Copoulos (property owner: Brewery Arts Center), to 
approve the Conceptual Plan for the Brewery Arts Center, located in the Public 
Regional zoning district, subject to the conditions and based on the findings 
contained in the staff report.” 
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RECOMMENDED CONDITIONS OF APPROVAL: 
 

1. The applicant must sign and return the Notice of Decision for conditions of 
approval within ten days of receipt of notification. If the Notice of Decision is 
not signed and returned within ten days, then the item may be rescheduled 
for further consideration by the Planning Commission.   

 
Conditions required to be incorporated into the proposed development: 
 

2. All development shall be substantially in accordance with the development 
plans approved with this application, except as otherwise modified by the 
conditions of approval herein.   

 
3. All on and off-site improvements shall conform to City standards and 

requirements. 
 
General Conditions: 
 

4. The use for which this permit is approved shall commence within 36 months 
of the date of final approval.  A single, one year extension of time must be 
requested in writing to the Planning Division 30 days prior to the one year 
expiration date.  Should this permit not be initiated within 36 months and no 
extension granted, the permit shall become null and void.  This use is 
deemed to be commenced upon approval of a construction permit for the 
proposed facilities. 

 
5. Portions of the proposed design will require plan submittals and building 

permits that will necessitate a complete review of the project to verify 
compliance with all adopted construction codes and municipal ordinances 
applicable to the scope of the project.  

 
6. Minor changes to the proposed plan may be authorized by the Planning 

Director. All other changes require an amendment to this Special Use Permit. 
 

7. The applicant must obtain all applicable special event permits as required by 
the Carson City Business License Division as well as any applicable building 
permits. Please contact these divisions directly for further information. 

 
8. The Conceptual Plan is subject to Historic Resources Commission approval.  

The proposed development shall be in keeping with the Development 
Standards, Division 5, Historic District.  
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9. This Special Use Permit shall be reviewed in December 2012 for compliance 

of the Conceptual Plan.  
 
10. This approval includes approval for a marquee sign in compliance with 

Residential Office (RO) zoning standards (maximum six feet in height and 32 
square feet of sign area), subject to Historic Resources Commission 
approval. 

 
LEGAL REQUIREMENTS: CCMC 18.02.050 (Review); 18.02.080 (Special Use 
Permits); 18.04.185 (Public Regional-PR); 18.04.195 (Non-residential Districts 
Intensity and Dimensional Standards). 
 
KEY ISSUES: Will the proposed Conceptual Plan place any undue burden on 
adjoining properties ? 
 
MASTER PLAN DESIGNATION:  Mixed-Use Residential (MUR) 
 
ZONING:  Public Regional (PR) 
 
SURROUNDING LAND USE AND ZONING: 
North Zoning: Residential Office (RO) and Single Family 6000 (SF6); Office and 
Residential Uses 
West Zoning: Public (P); Grace Bordewich Bray Elementary School 
South Zoning: Residential Office (RO); Residential Use 
East Zoning: Public Regional (PR); Brewery Arts Center (uses include offices, 
café, artisans shop) 
 
ENVIRONMENTAL INFORMATION 

1 FLOOD ZONE: Zone B per FEMA firm number 80C (between 100-year and 
500-year flood plain) 

2 EARTHQUAKE FAULT: potential moderate zone II.  Fault may be located 
on-site or very close to it. 

3 DRAINAGE/SLOPE: The site is relatively flat.  
 

SITE DEVELOPMENT INFORMATION 
1 LOT SIZE:  BAC lot - 25,116 square feet; parking lot - 17,000 square feet; 

Performance Hall lot - 23,800 square feet 
2 EXISTING BUILDING SIZES: Performance Hall - 6,975 square feet plus a 

3,040 square feet basement and BAC-15,302 square feet. 
3 PARKING:  See parking table on Page 5 of this staff report.  
4 SETBACKS: The building is constructed to the property line on the north side 

of the parcel.  All setbacks are existing. 
5 VARIANCE REQUESTED: None  
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PREVIOUS REVIEWS (for both the Performance Hall property and the Brewery Arts 
Center property): 
 
HRC-10-101: a Historic Resources Commission application is scheduled for review 
and approval of the Conceptual Plan on December 09, 2010. 
 
The Brewery Arts Center conducted a neighborhood workshop on September 23, 
2010 to solicit public input related to the proposed Conceptual Plan. The following 
items were specific issues from the workshop: 
 

• Provide a sound barrier buffer to the southern residential area, 
• The incorporation of art into the park space, 
• Provide more parking data and 
• Improve the visibility of the main entrance of the BAC. 

 
AB-08-091: an Abandonment of Public Right of Way was reviewed by the Planning 
Commission on November 19, 2008. The abandonment was reviewed and approved 
by the BOS on December 18, 2008.  The abandonment approval has expired and an 
application will be resubmitted at a later date.  
 
SUP-08-083: a Special Use Permit application was approved on August 28, 2008, to 
allow conditional uses for the subject site including existing uses (performing arts 
venue, broadcast arts studio, event site for concerts, recitals and public gatherings 
as well as art exhibits, art and craft fairs and festivals) parking, signage and 
temporary outdoor events. 
 
HRC-07-215: a Historic Resources Commission application was approved on March 
13, 2008, to allow a café use, change the lettering on two existing signs, and to 
approve the aesthetics of a trash enclosure. This application was on the Brewery 
Arts Center property, but affects the subject property since the two properties act 
cohesively. 
 
MPR-07-214: a Major Project Review was held in early 2008 to discuss the new café 
use, the signage plan, the overall parking plan, and the overall use plan including 
seasonal outdoor events for both this site as well as the Brewery Arts Center 
property. 
 
HRC-06-073: a Historic Resources Commission application was approved on May 
25, 2006, to allow a monument sign at the Brewery Arts Center Performance Hall 
(approximately 48 inches by 72 inches), located at 501 West King Street, APNs: 
003-206-01 and 003-206-02. 
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H-99/00-29: a Historic Resources Commission application was approved on June 
20, 2000 for improvements to the Brewery Arts Center, including parking and 
walkway site improvements, preparation for future landscaping improvements, 
improvements to the general appearance of the site, and improvements to the 
building entrance. 
 
DISCUSSION: 
 
A Special Use Permit is required because, according to CCMC Section 18.04.185, 
Public Regional (PR) zoning district, all uses are conditional and require approval of 
a Special Use Permit.  
 
The subject site is located on three parcels; a 25,116 square foot lot occupied by the 
Brewery Arts Center, a 17,000 square foot lot that is used as a parking lot, and a 
23,800 square foot parcel that includes the Performance Hall. The parcels are 
located between Division Street and Thompson Street, north of West 2nd Street and 
south of West King Street. According to the Assessor’s records, the Performance 
Hall was constructed in approximately 1871 and the BAC was constructed in1864. 
The site is located within the Carson City Historic District. The Performance Hall 
operates in conjunction with the Brewery Arts Center, which is located to the east of 
the Performance Hall.   
 
This Special Use Permit application was submitted as a condition of approval for the 
Brewery Arts Center’s previously approved Abandonment of Public Right-of-Way, 
AB-08-091. The Abandonment request was to abandon Minnesota Steer between 
King Stret and 2nd Street. This Special Use Permit is specifically for the review and 
approval of the conceptual plan for the Brewery Arts Center Campus.   
 
The Performance Hall property, located across the street to the west from the 
Brewery Arts Center, was acquired by the Brewery Arts Center in 2001 as a 
performance hall and is currently managed in conjunction with the Brewery Arts 
Center.  It was previously used as a church. It now houses a theater, business 
offices and a TV studio. Seasonal outdoor events are also held on this site.  
 
Design 
 
Specifically design goals associated with the proposed Conceptual Plan are as 
follows: 
 

• Provide an Americans with Disabilities Act and physical connection between 
building on the campus, 

• Offer the opportunity for outdoor performance-entertainment space; 
• Provision for outdoor tent and vendor pace to compliment cultural activities 

that the BAC sponsors. 
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• Provide a marquee and site signage to assist visitors to find the appropriate 

venue for events; 
• Offer a passive park component to the neighborhood; 
• Offer artist space for display of outdoor ceramics and sculpture; 
• Establish perimeter fencing and defined pedestrian entries to help identify the 

site and assist with venue security. 
 

As noted by the applicant, closing the street between the adjacent parcels offers the 
opportunity to achieve the above noted goals. The Brewery Arts Center (BAC) 
currently conducts special events on the subject site, which periodically include the 
temporary closure of Minnesota Street; these uses are already approved by Special 
Use Permit SUP-08-083. 
 
Parking  
 
The Brewery Building requires a total of 76 parking spaces for the existing uses.  
There are 16 parking spaces on site. The Performance Hall requires a total of 64 
parking spaces for the existing uses (theater, business offices and TV studio).  
There are 56 parking spaces on site.  For purposes of this Special Use Permit, staff 
is considering both the Performance Hall and the Brewery Arts Center site as 
functioning together in calculating parking requirements and availability.  Both 
structures pre-date zoning codes, and on-site parking is limited. It is not anticipated 
that the proposed Conceptual Plan will increase the parking demand for the site, 
since the same area presently used for special events. 
 
The following is a summary of existing and proposed parking in and around the site:  
 
 

 
Brewery Arts Center Conceptual Plan Parking Analysis 

 
 Existing Plan 

2nd Street-Two Way 
Plan 

2nd Street-One Way 
Minnesota Street 12 0 0 
2nd Street 28 29 31 
King-Thompson Street 19 21 21 
Total Street 59 50 52 
On-Site 72 42 42 
Total Parking 131 92 94 
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The Bordewich-Bray elementary school, located at 110 Thompson Street, received a 
parking variance from the Carson City Planning Commission on July 30, 2003 for 48 
parking spaces.  One of the conditions of approval (#13) was that “the School 
District shall pursue parking options with the Brewery Arts Center for off-street 
parking”.  According to the applicant, some school employees utilize the parking at 
the Brewery Arts Center and some school district vehicles are parked on-site, but no 
formal contract or lease is currently in place. 
 
The owners of 400 W. King Street currently have a parking agreement with the BAC 
through 2013 to provide 10 parking spaces on BAC property. The BAC would like to 
continue the agreement and would provide dedicated parking spaces in the 
Conceptual Plan for this purpose.  
 
Phasing 
 
The applicant has provided a conceptual phasing plan associated with the proposed 
project: 
 

1. Special Use Permit application submittal-November 2010 
2. Right of Way Abandonment- Summer 2011 
3. Relocate kiln to kiln garden 
4. Construct north parking lot and west parking lot and provide ADA access 

across site. 
5. Build park, gateways and perimeter fencing 
6. Construct grass amphitheater and stage platform 
7. Construct full scale amphitheater structure with performance hall backstage 

expansion.  
 
The decision to make W. Second St. one-way will be decided by the Regional 
Transportation Commission and NOT the Planning Commission.  The abandonment 
of S. Minnesota St. will have a separate set of conditions under an Abandonment 
application process which include Planning Commission review and 
recommendation and Board of Supervisor review and approval.  Changes to the 
streets are not included with this Special Use Permit. 

 
PUBLIC COMMENTS:  Public notices were mailed to 40 adjacent property owners 
within 300 feet of the subject parcel in accordance with the provisions of NRS and 
CCMC 18.02.045 on November 24, 2010.  As of December 03, 2010, staff has 
received one inquiry about the project. Staff has not received any public comments 
either for or in opposition to the project. Any comments that are received after this 
report is completed will be submitted prior to or at the Planning Commission 
meeting, depending on their submittal date to the Planning Division.   
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OTHER CITY DEPARTMENT OR OUTSIDE AGENCY COMMENTS:  
 
Building Division:  
 
These comments do not constitute a complete plan review, but are merely 
observations based on the information and plan sheets provided. The 
comments do not reflect all submittal requirements necessary for this project.  
 
GENERAL COMMENTS  
 

1. Portions of the proposed design will require plan submittals and building 
permits that will necessitate a complete review of the project to verify 
compliance with all adopted construction codes and municipal ordinances 
applicable to the scope of the project.  

 
2. The plans submitted for review shall comply with the prescriptive 

requirements found in the Carson City Building Division handout titled: 
Commercial Submittal Requirements. This handout may also be found online 
at www.carson.org/building. 

 
Health and Human Services Department:  
 

• Carson City Health and Human Services has no comments regarding the 
project as described in the packet received.  The applicant must meet all 
applicable codes and ordinances as they apply to this request. 

 
Fire Department:  
 

• The applicant must meet all codes and ordinances as they relate to this 
request.  

 
Development Engineering Division:   
 

• The Engineering Division has no preference or objection to the special use 
request. 

 
Parks & Recreation Department:  
 

1. Since 2005, the Parks and Recreation Department has been working with the 
applicant on a vision for the Brewery Arts Center’s outdoor plaza and events 
area project.  This idea for the project was identified in the Parks and 
Recreation Master Plan as an opportunity “to provide a passive urban 
recreation area that will have features that appeal to adults and seniors” 
(Refer to Exhibit A).  In addition, this project will begin the process to address 
the lack of parks in this area of the community.  Recently, The Parks and 
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Recreation department staff has been working with the applicant’s design 
team, including attendance at a public informational meeting on the project’s 
conceptual design.   

 
2. The Parks and Recreation department supports the project’s overall vision as 

it is identified in the Parks and Recreation Master Plan and the conceptual 
site plan as presented to the Planning Commission.  It is important for both 
the applicant and Planning Commission to realize that during these 
challenging budget times the Parks and Recreation department cannot make 
any commitments to provide maintenance for this project without 
corresponding funding and personnel resources.  If in the future a funding 
source for the project’s maintenance can be identified, the Parks and 
Recreation department will be willing to discuss this opportunity with the 
applicant.   

 
SPECIAL USE PERMIT FINDINGS:  Staff's recommendation is based upon the 
findings as required by CCMC Section 18.02.062 (Special Use Permits) enumerated 
below and further substantiated in the applicant’s written justification. 
 

1. The proposed development will be consistent with the master plan 
elements. 

 
Goal: Chapter 3: A Balanced Land Use Pattern 
Policy 1.2a: Located in a priority infill development area. 
 
The site is fully developed and is located in an infill development area.  The 
surrounding zoning is Residential Office (RO), Single Family 6,000 (SF6), Public 
Regional (PR) and Public (P). The primary uses in the area are varied in nature and 
include offices, churches, the Brewery Arts Center, a school, and residences.  As 
noted in previous Special Use Permit submittals, the BAC has been working on this 
Conceptual Plan for some time.  
 
Policy: Land Use table descriptions: Provide for levels of services (i.e. water, sewer, 
road improvements, sidewalks, etc.) consistent with the Land Use designation and 
adequate for the proposed development. 
 
The infrastructure is already developed. This includes water lines, sewer lines, road 
improvements and sidewalks.  Any increase in water and sewer usage will be 
evaluated by the Engineering Division at the time that the applicant submits for 
tenant improvements. 
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Goal: Chapter 4: Equitable Distribution of recreation Opportunities  
 
As noted in the Conceptual Plan, park facilities will be added as a result of the street 
abandonment in the form of a passive park with Historic District kiosk, bike and 
pedestrian rest stop.  
 
Goal: Chapter 5: Economic Vitality 
Policy 5.4a: Support heritage tourism activities, particularly those associated with 
historic resources, cultural institutions and the State Capital. 
 
Policy 5.6a: Promote revitalization of the Downtown core. 
 
The applicant believes that adding uses to the Performance Hall will assist the city in 
achieving mixed use within the downtown and historic areas of town while 
maintaining compatibility.  All of the proposed outdoor events will support heritage 
tourism activities and cultural institutions throughout the area. Historic tourism 
activities will expand with improved amenities.  
 
According to written comments received from Rory Hogen, Engineering Division, the 
request is not in conflict with any Engineering Master Plans for streets or storm 
drainage. 
 
Goal: Chapter 6: Livable Neighborhoods and activity centers 
 
Pedestrian connectivity throughout the site will be greatly improved. Durable long 
lasting materials compatible with the historic district and the existing buildings are 
proposed for hardscape amenities to replace the existing asphalt street.  
 

2. The proposed development will not be detrimental to the use, peaceful 
enjoyment, economic value, or development of surrounding properties 
or the general neighborhood; and will cause no objectionable noise, 
vibrations, fumes, odors, dust, glare or physical activity.   

 
It is anticipated that the proposed plan will not be detrimental to the adjacent 
properties.  The BAC has been located in this neighborhood for 30+ years and is 
well established as a primary use in the neighborhood.  
 
It is anticipated that with the outdoor events there will be noise impacts that may 
affect the neighborhood. As noted previously those uses have been previously 
approved by Special Use Permit. However, as proposed in this plan a noise buffer 
will be incorporated into the plan.  
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3. The proposed development will have little or no detrimental effect on 

vehicular or pedestrian traffic.   
 
Parking demand during the special events as well as the temporary summer events 
will be increased.  However, according to comments received from Rory Hogen, 
Engineering Division, the proposal will have little effect on traffic or pedestrian 
facilities.  These issues will be reviewed with the submittals for Minnesota St. and 
Second St. 
  

4. The proposed development will not overburden existing public services 
and facilities, including schools, police and fire protection, water, 
sanitary sewer, public roads, storm drainage, and other public 
improvements.   

 
The proposed activities will not provide additional burden to existing public services 
but will improve cultural services to the citizens of Carson City.  All infrastructure is 
existing since this area is developed.  Schools will not be impacted because this 
project is part of an existing complex. Police and fire protection response times will 
remain unchanged since the site is existing. 
 
According to comments received from Rory Hogen, Engineering Division, the 
request is not in conflict with any Engineering Master Plans for streets or storm 
drainage.  Storm drainage will have to be addressed as part of the submittal for a 
permit for construction.  Existing facilities are not impacted. 
 

5. The proposed development meets the definition and specific standards 
set forth in Title 18 for such particular use and meets the purpose 
statement of that district.   

 
The proposed development meets the purpose of the Public Regional zoning district, 
which includes Federal, state and city facilities and uses whose main purpose is to 
sustain wide regional needs. The existing and proposed uses serve all of Carson 
City and the surrounding geographical areas. 
 
The Special Use Permit process is intended to determine the additional standards 
necessary to meet the requirements of the Carson City Municipal Code. The 
proposed project meets the zoning designation definition and, with the proposed 
Conditions of Approval, will meet the specific standards set forth in the Carson City 
Municipal Code and Development Standards. 
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6. The proposed development will not be detrimental to the public health, 

safety, convenience and welfare.   
 
The proposal will have positive impacts to the public health, safety, convenience and 
welfare by benefiting residents of Carson City and the region and by providing 
additional cultural resources within Carson City. No negative impacts are foreseen. 
 

7. The proposed development will not result in material damage or 
prejudice to other property in the vicinity.   

 
Conditions of approval have been provided with this staff report to ensure that the 
proposed project will not result in material damage to other properties within the 
vicinity. Noticing was sent out to 40 adjacent property owners within 300 feet of the 
subject site on November 24, 2010.  Staff has not heard any evidence or concerns 
that indicate that material damage or prejudice to other property in the vicinity will 
result from the proposed project. The outdoor events will require more parking, but 
most events will be held in the evenings and on the weekends when the surrounding 
offices are typically closed. 
 
Respectfully submitted, 
 
PUBLIC WORKS, PLANNING DIVISION 
Jennifer Pruitt 
 
Jennifer Pruitt, AICP, LEED AP  
Principal Planner 
 
Attachments: 
 Application (SUP-10-104) 
 Building Division comments 
 Engineering Division comments 
 Parks and Recreation Department 
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