City of Sebastopol
Planning Commission Staff Report

Meeting Date: February 24, 2026

Agenda ltem: 6B

To: Planning Commission

From: Victoria Henkel, Permit Technician
Subject: Alcohol Use Permit

Recommendation:  As the project meets the Zoning requirements staff is recommending the
Planning Commission review the application materials, hear public
comment, and either approve or deny the application

Applicant/Owner: Sufi Sadati, on behalf of Apple Noir, LLC

File Number: 2026-002

Address: 8050 Bodega Ave

CEQA Status: Exempt

General Plan: Commercial Office (CO)
Zoning: General Commercial (CG)

Introduction:

This is an Alcohol Use Permit application for a new restaurant, “Mansoor” at 8050 Bodega Ave.
Mansoor’s will occupy the same space where the Gravenstein Grill and Marty’s Top of the Hill
used to operate, and was approved with a Type 47 alcohol license. The request from the applicant
is for a Type 41 license and includes more than 50 seats, which requires the approval of the
Planning Commission.

Project Description:

As requested by the applicant, they are asking to initially have operating hours from 2:00 pm to
10:00 pm daily to focus on lunch and dinner services, but will eventually be open from 11:00 am
to 10:00 pm daily. The request also includes a Type 41 alcohol license, which allows for on-site
consumption of beer and wine issued to restaurants. As the applicant has noted in the application,
the restaurant would be a flambé dinner house restaurant, which will incorporate French/American
fusion style cuisine.

Project Location and Surrounding Land Uses:

The project is located within the General Commercial zoning district of Sebastopol and was an
existing restaurant. The project is surrounded by other commercial businesses, including office
buildings, as well as surrounding residential units. The site has been vacant and on the market
since January 2024, after the closing of the Gravenstein Grill in December 2023.

General Plan Consistency:
The project is consistent with the following General Plan goals listed below:




o Policy EV 2-3: Develop a distinct image and brand for Sebastopol that reflects its unique
identity and sets it apart from the region, as the project would add a new French/American
fusion flambé dinner style cuisine, where there are none in Sebastopol or nearby cities.

o Policy EV 2-4: Encourage businesses and programs that emphasize and promote
shopping locally, as the project would promote eating locally.

o Policy EV 4-3: Encourage amenities needed to support tourism, including hotels, bed-
and-breakfasts, eco-lodging, and a variety of restaurants, shopping, and services, as the
project would introduce another restaurant in town.

e Policy EV 4-4. Encourage the development of civic amenities, entertainment venues,
retail and restaurants, and services that increase visitation, spending, and tourism, as the
project would offer a new restaurant in town at an iconic space.

Zoning Ordinance Consistency:

The project is located within the General Commercial (CG) district of Sebastopol. A restaurant is
a permitted use within the CG district. However, alcohol served on the premises requires a
Conditional Use Permit regulated by SMC Chapter 17.415, as well as the criteria found in the
Alcohol Use Permit Chapter 17.350.

Required Findings:
All alcohol permit requests within the City of Sebastopol are required to obtain a Conditional Use
Permit.

Section 17.415.020.A Conditional Use Permits (CUP) of the Sebastopol Municipal Code
contains the Criteria for approval of a CUP:

A. General Conditional Use Permit Criteria. A conditional use permit may be granted only if
the establishment, maintenance or operation of the proposed use or development applied
for will not, under the circumstances of the particular case, be detrimental to the health,
safety, peace, comfort and general welfare of persons residing or working in the
neighborhood of such proposed use or development, or be detrimental or injurious to
property and improvements in the neighborhood or to the general welfare of the City.

Section 17.350.020 Alcohol Use Permits of the Sebastopol Municipal Code lays out the
additional findings applicable to Alcohol Use Permits as follows:

A. On and after the effective date of the ordinance codified in this chapter, no place wherein
alcoholic beverages are sold, served, or given away for on-site or off-site consumption
shall be established without first obtaining a conditional use permit from the City. Further,
no existing site which substantially changes its mode or character of operation shall
continue to operate without first obtaining a conditional use permit.

B. A copy of the conditions of approval for the conditional use permit must be kept on the
premises of the establishments and posted in a place where it may readily be viewed by
any member of the general public.

C. In making any of the findings required pursuant to this chapter, the Planning Commission,
or the City Council on appeal, shall consider whether the proposed use will adversely
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affect the health, safety or welfare of area residents or will result in an undue concentration
in the area of establishments dispensing, for sale or other consideration, alcoholic
beverages, including beer and wine.

The Planning Commission, or City Council on appeal, shall also consider whether the
proposed use will detrimentally affect nearby residentially zoned communities in the area,
after giving consideration to the distance of the proposed use from the following:

1. Residential buildings;

2. Churches, schools, hospitals, public playgrounds and other similar uses; and

3. Other establishments dispensing, for sale or other consideration, alcoholic
beverages including beer and wine.

D. In all determinations pursuant to this section, the applicant for the conditional use permit
shall have the burden of proving by clear and convincing evidence that the proposed use
will not adversely affect the health, safety or welfare, result in undue concentration of
alcoholic beverage outlets, or detrimentally affect nearby communities.

E. The Planning Commission, or City Council on appeal, may impose any conditions on the
applicant or proposed location reasonably related to the health, safety or welfare of the
community.

F. Except as set forth in SMC 17.350.070, applications for conditional use permits herein
shall be made in accordance with Chapter 17.415 SMC, together with amendments
thereto. The applicant shall submit a processing fee as specified in the most current
Planning Department schedule of fees. Any costs for processing an application that
exceed the conditional use permit fee paid by the applicant shall be deemed a debt to the
City and shall be paid within 30 days of issuance of the conditional use permit or said
permit shall be revoked.

Analysis:

As noted in the application materials and above, the project requests the approval of an alcohol
use permit to allow an alcohol license for a restaurant of more than 50 seats. With that, it requires
the approval of the Planning Commission, and as the site has historically been a restaurant that
has sold beer, wine, and cocktails to customers in the past, staff feels confident in its review of
the project and will not be detrimental to the health and safety of the neighborhood. The
application includes a request for future live music entertainment, such as a live piano or violinist.
As the application does not clearly state if the applicant is requesting live music at this time, the
Planning Commission, as part of their deliberation, can include the condition to allow live music
(subject to the Noise Ordinance) to their approval. If the Commission does not feel comfortable
at this time, it should be noted within the Conditions of Approval that no live music is approved as
part of this permit, and should the request for live music come at a future time, it would be an
amendment to the permit and would come back to the Commission for review. There will be a
speaker that plays background music, which is typically a part of restaurants, and no amplified
music.

Environmental Review:

The project is categorically exempt from the requirements of CEQA pursuant to Section 15301
Existing Facilities, which includes interior or exterior alterations involving such things as interior
partitions, plumbing, and electrical conveyances. The alcohol use permit would fit this exemption




as it is for the use of a restaurant where one has existed in the past and will not create any new
environmental impacts, as it will be in an already developed area.

City Departmental Comments:

The project was routed to the various city departments along with the Sonoma County Health
Department. The Police and Sonoma County Health departments provided comments as they
related to AB1221 for Responsible Beverage Service training, as these are applied to all alcohol
permits and are required to be completed by all members of the establishment’s staff.

The Fire Department has requested that during any tableside flambé performance, there shall be
no combustibles near an open flame (i.e. Tablecloths, napkins, etc.). All staff shall be properly
trained for any emergency situation that may arise from flames indoors.

Public Comment:

As prescribed by Section 17.460 of the Zoning Ordinance, the Planning Department completed
the following: (1) Provided written notice to all property owners within 600 feet of the external
boundaries of the subject property; (2) provided a written notice that was published in the Press
Democrat; and (3) posted three written notices publicly on and within vicinity of the subject
property.

The City has not received any pubic comments as of writing this staff report.

Recommendation:

If it is the consensus of the Planning Commission that the proposed use is compatible with the
site and surrounding uses, staff recommends that the application be approved based on the facts,
findings, and analysis set forth in this staff report and as found in Exhibit A -Recommended
Findings of Approval, and subject to the Recommended Conditions of Approval found in Exhibit
B, Standard Conditions of Approval tenant improvements found in Exhibit C, and any additional
or modified conditions the Planning Commission determines is appropriate.

Additionally, should the Commission should consider if they would like to include the allowance
for live music to be included as part of the approval of this use permit.

Attachments:

Exhibit A — Recommended Findings for Approval
Exhibit B — Recommended Conditions of Approval
Exhibit C — Standard Conditions of Approval
Application Materials



EXHIBIT A
RECOMMENDED FINDINGS OF APPROVAL

Mansoor (Apple Noir, LLC)
Alcohol Use Permit (2026-002)

8050 Bodega Avenue (APN 004-350-077)

Based on the evidence in the public record, the Planning Commission finds that:

1.

The proposed use is categorically exempt from the requirements of CEQA under Section
15301 Existing facilities, which includes interior or exterior alterations involving such things
as interior partitions, plumbing, and electrical conveyances, in that the alcohol use permit
would fit this exemption, as the use is a restaurant where one has existed before.

The project/use/proposal is consistent with the provisions of the General Plan as follows:

Policy EV 2-3: Develop a distinct image and brand for Sebastopol that reflects its
unique identity and sets it apart from the region, as the project would add a new
French/American fusion flambé dinner style cuisine, where there are none in
Sebastopol or nearby cities.

Policy EV 2-4. Encourage businesses and programs that emphasize and promote
shopping locally, as the project would promote eating locally.

Policy EV 4-3: Encourage amenities needed to support tourism, including hotels, bed-
and-breakfasts, eco-lodging, and a variety of restaurants, shopping, and services, as
the project would introduce another restaurant in town and would invite locals and
tourists alike.

Policy EV 4-4;: Encourage the development of civic amenities, entertainment venues,
retail and restaurants, and services that increase visitation, spending, and tourism, as
the project would offer a new restaurant in town at an iconic space.

The use is consistent with the Sebastopol Zoning Ordinance, including the specific criteria
of the following sections as described:

Section 17.415.020.A Conditional Use Permits (CUP) contains the Criteria for approval
of a CUP:

A. General Conditional Use Permit Criteria. A conditional use permit may be granted only

if the establishment, maintenance or operation of the proposed use or development
applied for will not, under the circumstances of the particular case, be detrimental to
the health, safety, peace, comfort and general welfare of persons residing or working
in the neighborhood of such proposed use or development, or be detrimental or
injurious to property and improvements in the neighborhood or to the general welfare
of the City, in that the project will not have an adverse effect on the neighborhood as
there has historically been a restaurant at this location and the use is consistent with
that.



Section 17.350.020 Alcohol Use Permits of the Sebastopol Municipal Code lays out the
additional findings applicable to Alcohol Use Permits as follows:

A

On and after the effective date of the ordinance codified in this chapter, no place
wherein alcoholic beverages are sold, served, or given away for on-site or off-site
consumption, shall be established without first obtaining a conditional use permit from
the City. Further, no existing site which substantially changes its mode or character of
operation shall continue to operate without first obtaining a conditional use permit, in
that the project is obtaining a use permit through the City’s requirements, and this
location has been previously approved for an alcohol permit in the past.

. A copy of the conditions of approval for the conditional use permit must be kept on the

premises of the establishments and posted in a place where it may readily be viewed
by any member of the general public, in that as a condition, the applicant will be
required to post a copy of the conditions of approval in plan view for any member of
the public to view.

In making any of the findings required pursuant to this chapter, the Planning
Commission, or the City Council on appeal, shall consider whether the proposed use
will adversely affect the health, safety or welfare of area residents or will result in an
undue concentration in the area of establishments dispensing, for sale or other
consideration, alcoholic beverages, including beer and wine, in that the previous
restaurants have sold beer and wine at this location and it does not result in an undue
concentration in the area.

The Planning Commission, or City Council on appeal, shall also consider whether the
proposed use will detrimentally affect nearby residentially zoned communities in the
area, after giving consideration to the distance of the proposed use from the following:

1. Residential buildings;

2. Churches, schools, hospitals, public playgrounds, and other similar uses; and

3. Other establishments dispensing, for sale, or other consideration, alcoholic
beverages, including beer and wine.

. In all determinations pursuant to this section, the applicant for the conditional use

permit shall have the burden of proving by clear and convincing evidence that the
proposed use will not adversely affect the health, safety or welfare, result in undue
concentration of alcoholic beverage outlets, or detrimentally affect nearby
communities, in that the applicant has provided through their application that food will
be the main focus of the restaurant and alcohol will be ancillary to the primary use.

. The Planning Commission, or City Council on appeal, may impose any conditions on

the applicant or proposed location reasonably related to the health, safety, or welfare
of the community, as conditioned, this criterion will be met.

Except as set forth in SMC 17.350.070, applications for conditional use permits herein
shall be made in accordance with Chapter 17.415 SMC, together with amendments
thereto. The applicant shall submit a processing fee as specified in the most current
Planning Department schedule of fees. Any costs for processing an application that
exceed the conditional use permit fee paid by the applicant shall be deemed a debt to



the City and shall be paid within 30 days of issuance of the conditional use permit, or
said permit shall be revoked, as conditioned, this criterion will be met.



10.

11.

12.

13.

EXHIBIT B
RECOMMENDED CONDITIONS OF APPROVAL

Mansoor (Apple Noir, LLC)
Alcohol Use Permit (2026-002)

8050 Bodega Avenue (APN 004-350-077)

The Use shall be in substantial conformance with the proposed operations as described in the
application materials prepared by Sufi Sadati, and stamped received on February 2, 2026,
and on file at the City of Sebastopol Planning Department, except as modified by the
conditions of approval, and is valid for a period of three (3) years during which time the rights
granted must be exercised. However, the applicant may request one (1) one-year extension
of this Use Permit from the Planning Director, pursuant to Section 17.400.100 of the Zoning
Ordinance.

The applicant shall obtain a Building Permit prior to the commencement of construction
activities.

No sound may emanate from the building, which violates the Noise Ordinance or causes an
undue disturbance to site neighbors.

Hours of operation shall be consistent with the hours stated in the application. The initial hours
will be from 2:00 pm to 10:00 pm daily, to focus on lunch and dinner services, then the
restaurant plans to be open from 11:00 am to 10:00 pm daily. The Planning Director shall
have the authority to modify the hours of operation.

A Business License is required and shall be obtained prior to operation of the use.

During any tableside flambé performance, there shall be no combustibles near an open flame
(i.e. Tablecloths, napkins, etc.). Staff shall be properly trained for any emergency situation
that may arise from flames indoors.

Food, including meals, must be made available during all times that alcohol is served. This
may include incidental food items.

Any minimum purchase requirement may be satisfied by the purchase of food or beverages.
In no case shall a “drink minimum” be imposed.

Off-sale of beer and wine is not permitted with this approval.
No beer or wine shall be displayed within five feet of the cash register or the front door.

Placement of bottles into outdoor recycling bins shall take place only between the hours of
9:00 A.M. and 9:00 P.M.

The business owner shall ensure that employees are drug and alcohol free while on duty.
The establishment is not approved as an entertainment venue. Dancing and/or regular live

music shall not be permitted on the premises without prior City approval. As an incidental use,
recorded background music and occasional live acoustic music may be conducted inside the



14.

15.

16.

17.

18.

19.

20.

21.

22.

establishment only. All doors and windows shall be closed during any such activity. The Police
Department or Planning Director may require termination or modification of such activity.

The business owner shall ensure that exterior areas, including the adjacent courtyard area
and sidewalk, are free of trash and other debris that may be generated by patrons.

The business owner shall be responsible for removing any graffiti on the outside of the
establishment.

A copy of the conditions of approval for the Alcohol Use Permit must be kept on the premises
of the establishment and posted in a place where any member of the general public may
readily view it.

Occupancy limitations shall be established by the Building Official and clearly posted prior to
issuance of a Certificate of Occupancy for any building, including a use requiring a Use Permit.

Any new signs that will identify the use of this property are subject to the prior approval of the
Design Review Board or City staff, as appropriate.

The City of Sebastopol and its agents, officers and employees shall be defended, indemnified,
and held harmless from any claim, action or proceedings against the City, or its agents,
officers and employees to attach, set aside, void, or annul the approval of this application or
the environmental determination which accompanies it, or which otherwise arises out of or in
connection with the City’s action on this application, including but not limited to, damages,
costs, expenses, attorney’s fees, or expert witness fees.

The Planning Director shall interpret applicable requirements in the event of any redundancy
or conflict in conditions of approval.

All applicable permits shall be obtained from other approving agencies prior to
commencement of this use, including, but not limited to Building and Safety Department,
Department of Alcoholic Beverage Control, Fire Department, and County Health Department.

Sonoma County Department of Health Services:

a. A Retail Food Facility Permit is required to store, prepare, package, serve or vend
food. A review and approval of the building plans will be required prior to issuance of
a retail food facility permit to operate.

b. A review and approval of building plans and/or specification sheets is required for the
remodel/ addition of any new retail food facility equipment or expansion of any food or
alcohol storage or food processing areas prior to use of this area or equipment.



EXHIBIT C
STANDARD CONDITIONS OF APPROVAL

Mansoor (Apple Noir, LLC)
Alcohol Use Permit (2026-002)

8050 Bodega Avenue (APN 004-350-077)
All plans shall include a brief description of the project on the cover sheet.

All submitted building permit plan check sets shall include a plan sheet incorporating
these conditions of approval.

Except as otherwise noted in these conditions of approval, the plans submitted to the
Building Department for plan check shall be in substantial conformance to those
approved by the review body. If any changes are made to submitted plans which were
approved by the review body the applicant shall work with the Planning Department to
determine if the changes are significant enough to once again be seen by the review
body, or if staff can approve the changes. Any changes that have not been approved
by Planning staff are not approved. Construction or demolition work that does not
conform to the Planning approval is not valid and shall be subject to stop work orders
and may require removal.

Acceptance of the construction drawings and specifications does not release the
applicant and owner from correction of mistakes, errors, or omissions contained
therein. If, during the course of construction, the field conditions or other previously
unknown conditions require a modification or a departure from the accepted plans, the
applicant shall provide the modifications or departure and specify the correction of
mistakes errors, or omissions in compliance with the CBC and City Standards.

The City of Sebastopol and its agents, officers and employees shall be defended,
indemnified, and held harmless from any claim, action or proceedings against the City,
or its agents, officers and employees to attach, set aside, void, or annul the approval
of this application or the environmental determination which accompanies it, or which
otherwise arises out of or in connection with the City’s action on this application,
including but not limited to, damages, costs, expenses, attorney’s fees, or expert
witness fees.

. All portions of the job site shall be maintained in an organized and professional

condition. All trash, debris, construction scraps and broken/deteriorated machinery
shall be removed from the site by the end of each week. If off loaded construction
materials are not used within 2 weeks, they shall be screened from public view. All
sidewalks, driveways and public/private roadways fronting the subject site shall be
broom cleaned at the end of each business day.

. All permits and/or inspection fees required shall be paid in full prior to final occupancy

being granted unless otherwise stipulated by the City.

. The Planning Director shall interpret applicable requirements in the event of any
redundancy or conflict in conditions of approval.
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Planning Department Standard Conditions of Approval:

9.

This approval is valid for a period of three (3) years during which time the rights
granted must be exercised. However, the applicant may request one (1) one-year
extension of this Use Permit from the Planning Director, pursuant to Zoning Ordinance
§17.400.100.

10. The light source for all exterior lighting fixtures shall be shielded from adjacent

properties. Cut sheets for all exterior lighting shall be submitted as part of the Design
Review or other planning application.

Engineering and Public Works Department Standard Conditions of Approval:

11.

12.

All projects are subject to Impact Fees as adopted by the City Council, which are due
at the time of issuance of the Building Permit unless otherwise stipulated by the City.

An Encroachment Permit is required from the Public Works Department for any and
all work within the public right-of-way. If the work is within a CalTrans right-of way, an
Encroachment Permit from CalTrans shall also be procured by the applicant.
Encroachment Permit shall not be issued until the City Engineer approves the
applicant’s site improvement plans.

Fire Department Standard Conditions of Approval:

13.

14.

15.

16.

The address shall be posted in accordance with requirements of the California Building
Code and California Fire Code. The Fire Chief shall review and approve all requests
for new addresses. Inspection and signoff of address posting shall be coordinated
through Building Department.

Smoke and CO detectors shall be installed in accordance with the California Building
Code. Final inspection and signoff of smoke detectors shall be coordinated through
Building Department.

Noncombustible roofing shall be provided for:
a. All new roofs shall be non-combustible.
b. Roof Repairs or replacement:
i. Less than 25% - no requirement
ii. 25Hrto 50% - Class C minimum
ii. 50% or more — Non-Combustible

C. In no case shall the roofing material used to be less fire resistive than the
existing roof.

NOTE: A "noncombustible" roof is a Class A roof (for other than Group R Occupancies,
a Class A or Class A assembly) as defined in the California Building Code and
approved by the Building Department.

Prior to occupancy, a spark arrester shall be installed on the chimney(s) 3/8" mesh
minimum.
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Building Department Standard Conditions of Approval:

17. All construction shall comply with all applicable Title 24 Codes in effect at the time of
building permit submittal. It is the responsibility of the designer(s) to ensure that all
applicable Title 24 codes, as well as any applicable Sebastopol Municipal Codes are
incorporated into the design.

18. The project shall comply with the Green Building regulations contained in the
Sebastopol Municipal Code that are in effect at the time of building permit submittal.

END OF STANDARD CONDITIONS OF APPROVAL
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