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Architect: Carlos Gonzalez, Barranco Gonzalez Architecture
Project:   Twin Peaks Restaurant, 20-DRB31
Address: 2078 9th Street North
Property Owner: GS Portfolio Holdings 2017 LLC, 

Brookfield Properties Retail
Size of Parcel: Coastland Center – approximately 70 acres

Twin Peaks Parcel – approximately 21,600 square feet

CONSIDER: An application for Preliminary Design Review approval for a new restaurant called 
Twin Peaks, containing approximately 10,000 square feet of indoor and outdoor dining area to 
be located on an out parcel within the Coastland Center PD property, and located at 2078 9th

Street North.

BACKGROUND AND PREVIOUS ACTION:  Coastland Center PD/DRI was approved in 1992.  
Several amendments to the PD have been approved; the latest occurring in 2016, which revised 
the development standards for signs and for future design changes to be reviewed by the Design 
Review Board.  City Council adopted Resolution 2019-14332 on May 1, 2019, which approved 
a site plan (Petition 18-SP22) for the construction of a movie theater containing approximately 
36,232 square feet, a new façade for an entrance to the Coastland Center Mall and the 
identification of four future building areas.  Separate preliminary and final Design Review Board 
approval has been obtained for the movie theater and new mall entrance, Uncle Julio’s 
restaurant, and SunTrust Bank.  This petition is for a new restaurant to be located on one of the 
four future building areas identified on the site plan.

REQUEST: The petitioner proposes the construction of a new 10,530 square foot restaurant on 
an outparcel within the Coastland Center Mall property.  The restaurant will include 
approximately 8,650 square feet under air and approximately 1,880 square feet of outdoor patio 
area.  The restaurant is currently under review for administrative site plan approval (Petition 20-
SP8).  Because the site is within a Planned Development, the site plan must be reviewed by the 
Planning Advisory Board and approved by City Council.

PUBLIC NOTIFICATION:  On September 24, 2020, a total of 15 letters were mailed to property 
owners within 500 feet of the subject property. As of the date of this report, Staff has received
no communication regarding this request.  
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STAFF RECOMMENDATION: Staff recommends preliminary approval of petition 20-DRB31
subject to the following conditions:

1. The pending site plan must be reviewed by the Planning Advisory Board and approved 
by City Council.

2. Outdoor dining areas must be approved by City Council through an outdoor dining 
application.

3. A waiver of distance must be approved by City Council through a waiver of distance 
application.

4. The architect will consider a lighter color scheme at the time of final design review 
submittal that is more in keeping with the design standards per the Coastland Mall PD
and not of a corporate architecture theme.

5. The architect will consider the addition of windows or other building elements on the south 
and west elevations to avoid the appearance of long blank walls.

6. The landscape architect shall provide a letter of certification at final inspection confirming 
that the landscaping installed is as depicted on the plans approved at final design.

7. All signage must meet the signage requirements as outlined in the Coastland Center PD.
8. The petitioner will depict the location of all mechanical equipment at final design review.

AERIAL OF SITE:

Subject Property
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ANALYSIS: The petitioner has applied for Preliminary Design Review. Section 50-241 of the 
Land Development Code provides that the following standards and criteria shall be considered 
by the Design Review Board and by the Administrative Staff when reviewing petitions for Design 
Review pursuant to Chapter 2, Article V, Division 4 of this Code. Prior to granting approval of a 
petition the board shall consider whether:

The overall plan, including the site plan, design, landscaping, lighting and signage,
contributes to the image of the City as a visually attractive community.
The PD for Coastland Center provides design criteria for buildings as follows:

Exterior Building Materials:
 Precast concrete of a light pastel, tan or off-white color, or such other color as may 

be approved by petition for design review to the Design Review Board, to be 
complimentary to the existing mall and new parking structure.

 Masonry units of a light pastel, tan or off-white, or such other color as may be 
approved by petition for design review to the Design Review Board, to be 
complimentary to the existing mall and new parking structure.

 Exterior insulation and finish system with painted stucco finish of light pastel, tan or 
off-white color or such other color as may be approved by petition for design review 
to the Design Review Board, to be complimentary to the existing mall and new 
parking structure.

 Painted or stained wood to complimentary to the overall color pallet of the mall.
 Metal roofing, awning or accent pieces to be painted.
 Fiberglass or tile accents to be consistent with the color pallet established for the 

mall.
 Aluminum and glass storefronts at entrance.

Exterior Landscaping Material:
 To be consistent in type of planting materials as indicated on the mall’s landscape

plan.  Changes to the landscape plan shall be subject to the approval of the Design 
Review Board.

Overall, the site plan, lighting, and landscaping are fitting for a restaurant with outdoor 
dining on this site; however, the dark colors of all building materials are not in keeping with 
the design standards for Coastland Center, and the building represents corporate 
architecture which is discouraged per the Design Review Handbook.  The architect should 
revisit the color scheme and consider windows or other structural elements along the south 
and west elevations to avoid blank walls. 

Code Section 46-42, Public Art is applicable for this project.  Projects containing new, 
non-residential square footage shall be subject to the requirements described below.  
Projects subject to this section shall provide one of the following: 
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a. Pay the established fee into the public art fund. Under this option the fee is non-
refundable. ($1.00 per square foot)

b. Obtain approval to acquire and install artwork on site for the proposed project. This 
artwork can be either an existing piece or a commissioned piece of art that is of 
equal or greater value than the established fee. Under this option the established fee 
will be held in escrow and reimbursed according to the conditions contained herein.

The applicant’s petition indicates that they will provide public art on site.  Any proposed 
public art must be reviewed by the Public Art Advisory Committee and approved by City 
Council.

The quality and appearance of the proposed building or structure is consistent and 
compatible with neighboring structures and does not cause the neighborhood or 
environment to depreciate materially in appearance or value.
The quality and appearance of the restaurant building does not appear to be consistent and 
compatible with other structures on the Coastland mall property; however, it should not 
cause the neighborhood or environment to depreciate in appearance or value.  The color
of the building elements and paint is a departure from the colors of the other buildings on 
the mall property and the Design Review Board needs to determine if this color palette is 
acceptable and consistent with design guidelines.  

Staff searched the internet for other examples of this restaurant chain to determine if the 
proposed design qualified as corporate architecture.  Other Twin Peaks restaurants located 
throughout the country are of a similar design (materials, color, and design features).

The project’s scale, size, color and proportion of building elements, components,
and materials are appropriate and harmonious with surrounding neighborhood 
structures.   
The scale, size, and proportion of the building elements are harmonious with other 
structures within the Coastland mall property; however, the color scheme is not in keeping 
with the design standards for  Coastland Center.  The PD for Coastland Center calls for 
colors in pastel, tan or off-white.  Other color schemes can be considered and approved by 
the Design Review Board, as also stated in the PD.  The design guidelines discourage 
black and primary colors.  This design includes darker colors of all building elements.  The 
architect should consider a different color scheme for consideration at final design review.

Appropriate building materials are being used. 
The restaurant will be constructed of an aluminum and glass storefront system with smooth 
stucco and some stucco areas simulated to reflect a hardie plank finish.  Decorative stone 
veneer is also indicated, along with a standing seam metal roof and wood trim.  The 
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proposed building materials are appropriate for the restaurant building but appear dark and 
textured compared to the adjacent elements of Coastland Center.

The scale of ground floor elements of the project is consistent with pedestrian scale, 
where appropriate, depending on its location.
The main entrance to the restaurant is on the east façade.  There is a covered outdoor 
patio seating area located on the north and east side of the restaurant.  The entrance and 
ground floor elements of the project are consistent with pedestrian scale.

The location and design of the project adequately protects or enhances unique site 
characteristics such as those related to scenic views, natural vistas, waterways or 
similar features. 
There are no unique site characteristics such as scenic views, natural vistas, waterways or 
similar features associated with the project site. While measures were taken with the 
parking garage to provide a decorative element, the proposed restaurant will help to 
conceal what still appears as a garage and provide an active elements with the entrance 
and seating facing out.

The project appropriately integrates landscape elements into the site plan and 
building design. Plantings shall be of a size to give the appearance that the project 
is settled into a mature landscape. Pedestrian areas on or at the edges of the project 
site shall be sheltered by shade trees.   
The design of the building incorporates plantings of trees, palms, and shrubs which are 
depicted on the landscape plans around the north east and west sides of the structure.  
Consideration should be given to providing landscape elements along the south side facing 
the new movie theater.

The design of the building is appropriate to its function.
The design of the restaurant is appropriate to its function as a restaurant.  The covered 
outdoor patio area can provide enjoyment for patrons of the restaurant during appropriate 
times of the year.

The project is climatically responsive.  
The covered outdoor dining area on the north and east sides of the restaurant will provide 
cover from the elements for the restaurant patrons.

Primary entrances to all buildings provide direct and convenient access from main 
streets and on-site parking areas.  
The main entrance to the restaurant on the east side provides direct and convenient access 
from the on-site parking areas, including the parking garage.
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Signage and other appurtenances are integral components of the building, 
appropriately scaled and consistent in character with the building’s overall design.
The Coastland Center PD does not provide separate signage standards for outparcels 
within the project and, as such, the project will need to comply with the general sign 
standards of the PD.  The proposed signage depicted on the plans appears to be somewhat 
excessive.  The total square footage of all signs along the east, north, west sides cannot 
exceed 80 square feet per each frontage.  The illustrative sign plan seems to depict a 
billboard style sign along the recessed portion of the building on the north side; however, 
this sign is not depicted on the north elevation.  Billboard signs are not permitted.  There 
are also roof mounted signs depicted which are not listed as permitted in the PD.  The 
monument sign depicted near the restaurant entrance on the east side is not permitted per 
the signage requirements outlined the Coastland Center PD and should be removed prior 
to submittal for final design review.  

Crime Prevention Through Environmental Design (CPTED) defensible space 
concepts are incorporated into the project.  
The covered outdoor seating area on the north and east side of the restaurant face the mall 
loop road to the north and the parking garage to the east to help provide visual observation.

Respectfully submitted by:

Margaret Perry, AICP
Planner II


