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STAFF RECOMMENDATION: APPROVE 
 

Quick Facts 

Applicant: 4G 
Development 
 
Address/APN: 5705 Lone 
Tree Way, 056-340-001 
 
Zoning: Planned 
Development District (PD-
22-01) 
GP Land Use:  East Lone 
Tree Focus Area 
CEQA: Exempt Section 
15332 “Infill Development 
Projects” 
Land Area: 1.33 acres 
Prop. Building Area:  4,594 
sq. ft 

Requested Approvals 

DESIGN REVIEW 

Project Description  

The applicant is seeking Design Review approval for the 
construction of a new 4,594 sq. ft. restaurant with two lane 
drive through at 5705 Lone Tree Way. The subject site is an 
existing 1.33-acre parcel with a vacant 6,886 sq. ft. 
restaurant built in 2003 (formerly Mimi’s Café). The applicant 
is proposing to demolish the existing building and construct 
a new 22 ft. tall restaurant with a double drive through for 
Chick Fil A. The restaurant will provide eighty-two (82) seats 
for on-site dining, a two-lane drive through, and fifty-four 
(54) on-site parking spaces. Other site improvements 
include new canopies for the drive-through, lighting, 
landscaping, and parking lot improvements. Business hours 
are proposed to be 6am-11pm Monday-Saturday.  
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BACKGROUND  
 

Subject Site 
 
The subject site is 1.33 acres and, developed with an existing restaurant that is currently vacant 
(formerly Mimi’s Café). The subject site is located within the PD-02-01 (Planned Development) 
Zoning District and, within the East Lone Tree Focus Area of the General Plan.  
 

 
 

 
Comparison of Adjacent Properties 

 
Vicinity GP Land Use Zoning Current Use 

North East Lone Tree Focus Area Planned Development Commercial  
South City of Brentwood  City of Brentwood  Commercial  
East East Lone Tree Focus Area Planned Development Commercial 
West N/A N/A Highway  

 
Site History 
 
In 2002, a Final Development Plan, Use Permit, and Tentative Map were approved for the 
development of the Slatten Ranch Project. The project included the development of 433,179 
square feet of regional-serving commercial uses on 42.1 acres. The Tentative Map 
entitlement allowed for 19 separate parcels for the regional retail uses, this allows the pads to 
function both individually, and as part of a comprehensive development. In 2003, an 
approximately 6,800 square foot building was built on PAD 1, and concurrently submitted 
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tenant improvements for the Mimi’s Café. The restaurant operated at the site from 2003 until 
its closure in 2022.  
 
Project Timeline 

• Pre-Application Review: February 17, 2022 
• Project Submitted to City: July 7, 2022 
• Second Submittal: October 7, 2022 
• Project Deemed Complete: November 4, 2022 
• Planning Commission Review: March 15, 2023 

 

Analysis  
 
Overview 
 
The applicant is seeking Design Review approval for the construction of a new 4,594 sq. ft. 
restaurant with two lane drive through at 5705 Lone Tree Way. The applicant is proposing to 
demolish the existing building and construct a new 22 ft. tall restaurant with a double drive 
through for Chick Fil A. The restaurant will provide eighty-two (82) seats for on-site dining, a 
two-lane drive through, and fifty-four (54) on-site parking spaces. Other site improvements 
include new canopies for the drive-through, lighting, landscaping, and parking lot 
improvements. Business hours are proposed to be 6am-11pm Monday-Saturday. 
 
General Plan, Zoning, and Land Use  
 
The General Plan designation is East Lone Tree Focus Area and designated Regional Commercial 
within the plan. The zoning designation of the site is Planned Development (PD-22-01).  Both the 
General Plan and Zoning Designation allow for the proposed use.  
 
Architecture 
 
Pursuant to Section 9-5.2607 of the Antioch Municipal Code (AMC), all new development 
within the City is subject to Design Review approval. The purpose of the Design Review process 
is to promote the orderly development of the City, encourage high quality site design and 
planning, protect the stability of land values and investments, and ensure consistency with the 
Citywide Design Guidelines. 
 
The building design includes stucco finished walls painted Sherwin Williams “West highland 
White”, and “Hardware”. The base is highlighted by a brick veneer in the “Midnight Sky” color 
way. Prefinished metal accents and coping around the building are finished in a “Dark Bronze” 
color. The building provides visual relief throughout its design as required by the design 
guidelines. Long, flat, monolithic wall facades are broken up using a combination of recessing 
the walls themselves, and small vertical reveals. Additionally, each wall surface visible from a 
street, parking lot, and adjacent property are treated as a major façade with equal 
architectural design and designed for public view. The roof is designed to provide further 
articulation by using varied roof planes.  
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The trash enclosure features stucco finished walls painted with Sherwin Williams “Hardware” 
color way and includes heavy construction doors with an overhead covering. The trash 
enclosures are architecturally compatible with the project and is painted to closely resemble 
the main building. 
 
Signage and Landscaping 
 
The proposed project includes 5 sign types including the name sign, menu boards, 
informational and directional signs. In total there will be mix of 15 signs on site. The larger of the 
proposed signs are the name signs. The Chick-Fil-A name sign is a single line made of aluminum 
channel letters. The letter “C” which also doubles as a logo is 54 inches in height, while the 
remainder of the letters in the sign are a maximum height of 27 inches. The larger signs are 
located on the building, and on the most visible architectural elements on the building. 
Additionally, the signs are proportional to the building they are identifying. The remainder of 
the signs are used for ordering purposes at the drive-thru and informational, and directional 
purposes for the customers of the Chick-Fil-A.  The signs are consistent with the Citywide Design 
Guidelines for signage. 
 
The conceptual landscaping plan includes landscaping for the project frontage and the 
internal site. The applicant proposes a mixture of plantings, ground cover, and shrubbery 
throughout the site. The applicant proposes to plant Crape Myrtle, and Strawberry trees 
throughout the parking lot landscape areas. A wide array of perimeter shrubs, and ground 
covers are proposed including, Octopus Agave, Red Bird of Paradise, Yellow Yucca, Pink 
Muhly, and Shrubby Yew Pine. These plants will offer a variety of contrasting colors. The 
proposed landscaping complies with the Citywide Design Guidelines for parking lot 
development.  
 
Site Plan, Circulation, and Parking 
 
The proposed project will include an approximately 4,594 sq. ft. building located in the lease area 
of the now closed Mimi’s Café. The site is currently developed with the existing building, parking 
stalls, and other improvements. The existing building will be demolished for the development of 
the Chick-Fil-A. The drive-thru features a double lane with a potential for 30 vehicles to queue on 
site. 54 parking spaces are available in the immediate vicinity of the site.  In addition, the project 
benefits from cross-access and parking with the adjacent shopping center. The parking provided 
was determined to be sufficient for the Chick-Fil-A.  
 
Access to the site is provided via three shopping center driveways: one on Lone Tree Way and 
two on Slatten Ranch Road. The shopping center driveway on Lone Tree Way is located 
approximately 600 feet east of the adjacent intersection at Jeffery Way and approximately 500 
feet west of the intersection at Slatten Ranch Road. The shopping center is divided into quadrants 
by two main (feeder) drive aisles, one oriented east-west, the other oriented north-south. It is the 
north-south feeder drive aisle that provides main access to and through the site via its intersection 
with Lone Tree Way. The distance from this drive aisle to the proposed Chick-fil-A would be 
approximately 400 feet. The internal circulation system of the shopping center also provides 
access to the site via two driveways on Slatten Ranch Road. Access to the site from these two 
driveways would entail traveling a quarter mile or more through the shopping center parking lot. 
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Overall, access to the site from the surrounding streets and adjacent shopping center would be 
satisfactory, as would the circulation both onsite and to and from the adjacent shopping center. 
 
Traffic Analysis 
 
A traffic analysis was prepared to evaluate the proposed Project’s effect on traffic conditions in 
accordance with the City’s traffic analysis procedures. The study conducted a Vehicle Miles 
Travel (VMT), a Level of Service (LOS), Local Transportation Analysis (LTA), queuing analysis, and 
traffic/trip counts using both local data, and other Chick-Fil-A locations in the San Francisco Bay 
Area. The case study trip rates have been compared to trip rates from standardized Institute of 
Transportation Engineers (ITE) trip generation estimates for a similar use.   
 
Trip generation for the proposed Chick-fil-A restaurant was estimated based on trip generation 
surveys conducted at ten San Francisco Bay Area Chick-fil-A restaurants with drive-throughs. All 
the surveyed restaurants were of comparable square footage to the proposed project. Fast-food 
restaurants with drive-through windows generate a substantial number of pass-by trips, which are 
trips made by drivers who already pass by the project site on an adjacent street enroute to 
another destination. The study concluded that after subtracting the primary trips for the existing 
use on site from the proposed project primary trips, the project is estimated to generate a net total 
of 2,129 primary vehicle trips per day.  
 
The Local Transportation Analysis (LTA) analyzed the effect of the project on traffic operations at 
11 key intersections in the vicinity of the project site. The study intersections include those 
intersections that provide primary access to and from the project site and locations that may be 
affected by the proposed project. The study intersections are listed below and shown on Figure 1. 
Traffic conditions at the study locations were analyzed for the weekday midday (11:00 AM – 1:00 
PM) and PM (4:00-6:00 PM) peak hours of traffic. These periods represent the most congested 
traffic conditions on the surrounding street network during a typical weekday. As the traffic 
generated by the project during the AM peak hour is far less significant than during the midday 
and PM peak hours, intersection LOS analysis for the AM peak hour was not required. The study 
further provided recommendations that included: “To improve safety for the lane merge, the 
project will re-stripe the drive aisle to include standard pavement delineation and signage.” 
Currently, there are no merge pavement arrows nor signage for the two inbound lanes merging 
into a single lane within the shopping center, the recommendation is provided as a condition of 
approval in the table attached. Engineering reviewed the proposed re-striping as part of the 
Traffic Impact Analysis and concluded that it would help alleviate potential driveway issues 
caused by any additional vehicles accessing the site for Chick-Fil-A through Lone Tree Way.  
 
Additionally, an evaluation of the project’s drive-thru operations showed that, under both normal 
and high demand conditions, the planned drive-thru operation would provide sufficient storage 
to accommodate the expected maximum vehicle queues. The study did note that the site had 
the potential to overflow in peak times, it provided recommendations to help mitigate those 
impacts to be accommodated on site. The study recommended that: “The project shall operate 
two drive-through lanes between 12:00 PM and 2:00 PM and between 5:00 PM and 7:00 PM daily 
in order to adequately accommodate the vehicle queues at the drive-through, or as needed to 
accommodate the drive-through demand.” 
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The proposed project was found to be able to accommodate any potential impacts on site with 
minor onsite improvements in order to reduce any adverse effects onsite, the traffic on the 
adjacent shared driveway, and City roadways. 
 
Environmental Analysis  

 
This proposed project is Categorically Exempt from the California Environmental Quality Act 
(CEQA) under Article 19, Section 15332 Infill Development. Class 32 consists of projects 
characterized as in-fill development meeting the following conditions:  
 

(a) The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with applicable zoning designation and 
regulations. 
 
(b) The proposed development occurs within city limits on a project site of no more 
than five acres substantially surrounded by urban uses. 
 
(c) The project site has no value, as habitat for endangered, rare or threatened species. 
 
(d) Approval of the project would not result in any significant effects relating to traffic, 
noise, air quality, or water quality.  
 
(e) The site can be adequately served by all required utilities and public services. 

 
The subject site is 1.33 acres and fully developed with a now closed restaurant and parking 
lot, and is served by existing utilities, public services and surrounded by urban uses. 
 
Development Engineering Review 

 
The Development Engineering Division reviewed the proposed plans for compliance with 
Code and local requirements. Conditions of Approval were provided to staff and are 
attached to the report.  
 
Contra Costa County Fire District Review 

 
The Contra Costa Fire Department reviewed the proposed plans for compliance with Code 
and local requirements. Conditions of Approval were provided to staff and are attached to 
the report.  
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ATTACHMENTS 
 

A. Resolution approving Use Permit and Design Review with Exhibit A Conditions of 
Approval  

B. Project Description  
C. Project Application  
D. Project Plans  
E. Site Photos 
F. CCCFPD Letter 
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PLANNING COMMISSION 
RESOLUTION # 2023-xx 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ANTIOCH 
APPROVING DESIGN REVIEW FOR CHICK-FIL-A RESTAURANT AT 5705 LONE TREE 

WAY 
(AR-22-11) 

(APN:056-340-001) 

WHEREAS, the City of Antioch (“City”) received an application from Ed Hale 4G 
Development & Consulting for approval of Design Review for the development of a Chick-Fil-A 
Restaurant with drive-thru, and associated site improvements at 5705 Lone Tree Way (AR-22-
11) (APN: 056-340-001);

WHEREAS, the application was deemed complete on November 4, 2022; and 

WHEREAS, a traffic analysis was prepared to analyze on-site and off-site circulation and 
traffic issues associated with the proposed use;   

  WHEREAS, the project is Categorically Exempt from CEQA pursuant to Article 19, 
Section 15332 Infill Development. Class 32 consists of projects characterized as in-fill 
development; 

WHEREAS, the Planning Commission held a public hearing and considered all public 
comments received, the presentation by City staff, the staff report, and all other pertinent 
documents regarding the proposed request;  

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, that the Planning 
Commission hereby approves Design Review for the Chick-Fil-A Restaurant with drive-thru 
project (AR-22-11) subject to Exhibit A Conditions of Approval. 

* * * * * * * * 

I HEREBY CERTIFY that the foregoing resolution was adopted by the Planning Commission of 
the City of Antioch at a regular meeting thereof held on the 15th day of March, 2023, by the 
following vote:  

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 
_____________________________________ 

FORREST EBBS 
Secretary to the Planning Commission 

ATTACHMENT A

A1
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EXHIBIT A 
CONDITIONS OF APPROVAL 

(SEPARATE PAGE) 
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ATTACHMENT B

Chick-fil-A Project Description 
5705 Lone Tree Way 

Antioch, CA 94531 
APN: 056-340-001 

New Chick-fil-A Restaurant 
6-13-22

Introduction: 
Chick-fil-A is excited to bring their delicious food and great service to the Antioch, California 
community! 

Chick-fil-A is a family-owned company with over 2,300 restaurants in 47 states. The first restaurant 
opened in 1946 in Hapeville, Georgia.  Chick-fil-A is a quick service restaurant which prides itself on 
excellence in customer service, food quality, and community involvement by having a positive 
impact on all who come in contact with Chick-fil-A.  

Chick-fil-A’s unique franchise Operator model reflects the company’s entrepreneurial spirit 
by creating small businesses which are operated locally by a single Franchisee. This allows the 
Operator to be actively involved in the communities in which they live and serve.  

The restaurants are well-known for serving their local communities through volunteerism, food 
donations, fundraising and other partnerships with non-profit organizations and for its restaurant 
scholarship program, which has given more than $45 million in college scholarships to team 
members.  

Operating Characteristics: 
Chick-fil-A hours of operations are typically 6am-11pm, Monday through Saturday, and closed 
on Sundays. Since 1946, as part of their company policy, Chick-fil-A restaurants have remained 
closed on Sundays, as their founder, Truett Cathy, wanted all employees to have an opportunity to 
rest and enjoy time with their families before beginning the week on Monday.  

It is estimated that this location would generate 60-80 full & part-time jobs. 

Development Proposal: 
The proposed development is located at 5705 Lone Tree Way (APN 056-340-001). We propose 
to demolish the existing 7,500 SF restaurant building  and construct a new 4,594 SF, approximately 
22’ tall, freestanding quick-service restaurant with drive-thru. This equates to 8% building 
coverage on the 58,188 SF (1.34 Ac) Lot. Parking will be provided for the restaurant and site 
plan includes 52 standard stalls and 2 ADA accessible stalls (10.88 stalls/1000 sf-building). In 
addition, the project enjoys cross-access and parking with the adjacent shopping center.  

The site is currently zoned as commercial-retail (CR) which requires a site development 
review (SDR). 

Chick-fil-A sets high standards for architectural quick-service restaurant design, and their proposal 
will meet or exceed the development requirements for parking, drive-thru stacking, landscape and 
building setbacks, and landscape coverage. If approved by the city, construction 
would take approximately six months.  

We look forward to working with you on this project.  

B1



CITY OF ANTIOCH 
DEVELOPMENT APPLICATION 

Site Location 

Assessor’s Parcel No. (s) 

Total Acreage 

Brief Description of Request: 

PROPERTY OWNER OF RECORD 

Name  

Company Name  

Address 

Phone #  

Email  

Signature 

APPLICANT 

Name 

Company Name 

Address 

Phone # 

Email 

Signature 

ANTIOCH 
CALIFORNIA 
OPPORTUNITY LIVES HERE 

Ryan Nickelson

LRG Investors, LLC, as Manager for LRG 5705 Lone Tree Way, LLC

2099 Mt. Diablo Blvd., Suite 206, Walnut Creek, CA 94596

(925) 216-9907

ryan@lrginvestors.com

ATTACHMENT C

C1

amousaw
Typewriter
5705 Lone Tree Way, Antioch, CA 94531

amousaw
Typewriter
056-340-001

amousaw
Typewriter
1.335 Acres

amousaw
Typewriter
Ed Hale, Senior Development Director

amousaw
Typewriter
4G Development & Consulting

amousaw
Typewriter
2153 Oak Hill Dr., Escondido, CA 92027

amousaw
Typewriter
(760) 884-7011

amousaw
Typewriter
ehale@4gdev.com

amousaw
Typewriter
Chick-fil-A proposes to redevelop an existing commercial property located on the corner of Lone Tree
Way and Hwy 4 in the city of Antioch, CA. The site is the present location of an approximately 7,500 sf
Mimi's Cafe building within a large commercial corridor with retail businesses along Lone Tree Way;
the site does have a Master Plan that will apply to CFA. The new CFA will be approximately 4,594 sf
with double drive-thru, 82 interior seats, and patio dining with 16 seats.

EdHale
Stamp



CITY OF ANTIOCH 
DEVELOPMENT APPLICATION 

AGENT/DESIGNER 

Name 

Company Name 

Address 

Phone # 

Email 

Signature 

ANY OTHER PERSON THAT YOU WOULD LIKE THE CITY TO NOTIFY OF THE PUBLIC HEARING 

Name 

Company Name 

Address 

Phone # 

Email 

Signature 

FOR OFFICE USE ONLY 

Date Received: File No.: 

Title: Account No.: 

Type of Application: Notes: 

ANTIOCH 
CALIFORNIA 
OPPORTUNITY LIVES HERE 

C2

amousaw
Typewriter
Andrew Mousaw, Project Engineer

amousaw
Typewriter
4G Development & Consulting

amousaw
Typewriter
P.O. Box 270571, San Diego, CA 92198

amousaw
Typewriter
(909) 235-1052

amousaw
Typewriter
amousaw@4gdev.com
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Site Photos

All photos via Google Earth® Street View (used by permission)
Accessed Oct 19, 2021
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1) View of site looking N from SEC

2) View of site looking NW from SEC
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3) View of site looking W from SEC

4) View of site looking S from NEC
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5) View of site looking SW from NEC

6) View of site looking W from NEC
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7) View of site looking E from NWC

8) View of site looking SE from NWC
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9) View of site looking S from NWC

10) View of site looking N from SWC
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11) View of site looking NE from SWC

12) View of site looking E from the SWC
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