
  
CITY OF SEBASTOPOL CITY COUNCIL 
AGENDA ITEM REPORT FOR MEETING OF: April 21, 2026 
 
=========================================================================================== 
To:   Honorable Mayor and City Councilmembers 
From:   Jane Riley, AICP – Interim Planning Director  
Subject: Appeal of Planning Commission decision to approve an Alcohol Use Permit to allow sale 

and consumption of alcoholic beverages at 8050 Bodega Avenue, and staff’s 
determination that the proposed restaurant use is a permitted use that does not require 
additional parking. 

=========================================================================================== 
RECOMMENDATION:   
Staff recommends that the City Council deny the appeal and reaffirm staff’s determination that continuing the 
restaurant use at this location does not require a Use Permit or require the provision of additional parking, and 
uphold the Planning Commission’s approval of an Alcohol Use Permit to allow a Type 41 (beer & wine in a bona 
fide eating establishment) alcohol license for a new restaurant at 8050 Bodega Avenue. 
 
PROCESS OF AGENDA ITEM: 

a. Presentation of agenda item  
b. Council questions and discussion 
c. Public comment 
d. Council deliberation and action 

 
EXECUTIVE SUMMARY:  
The item before the City Council is consideration of an appeal of an Alcohol Use Permit to allow a Type 41 alcohol 
license as part of a new restaurant, “Mansoor” at 8050 Bodega Avenue. The proposed restaurant intends to 
occupy the space where the “Gravenstein Grill” and “Marty’s Top of the Hill” previously operated without 
changes to the structure or site plan.  
 
The appeal also includes staff’s November 2025 action determining that a new restaurant at this location was a 
permitted use and that no further planning review or additional parking to continue the restaurant use would be 
required, but that alcohol sales would require approval of a use permit.  
 
The previous restaurants at this location held Type 47 alcohol licenses (full bar). The Type 41 alcohol license 
allows for on-site sale and consumption of beer and wine only at bona fide eating establishments.  

 
BACKGROUND: 
In December 2023, the “Gravenstein Grill” closed and vacated the premises at 8050 Bodega Avenue. 
 
In November 2025, the Applicant came into the Planning Department to inquire about the permitting process for 
reopening a restaurant at this location. Staff informed Applicant that a restaurant was a permitted use at this 
location, but that the sales of alcohol would require approval of a use permit by the Planning Commission. Staff 
also informed the Applicant that changes to the site or the exterior of the building would require additional 
review, including Design Review approval; Applicant indicated that no changes were proposed. 
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On February 2, 2026, Sufi Sadati, on behalf of Apple Noir, LLC (“Applicant”) submitted an application for an 
Alcohol Use Permit. No site plan or structural changes to the restaurant were proposed. 
 
On February 24, 2026, a duly noticed public hearing was held by the Planning Commission. After reviewing the 
Sebastopol Municipal Code (SMC) Chapter 17.350, pertinent information and documents, hearing a presentation 
from staff, and listening to public comment, including that of the Appellant, the Planning Commission approved 
an Alcohol Use Permit to allow a Type 41 alcohol license. 
 
On March 2, 2026, Ricardo Oliveira, “appellant,” submitted an appeal of the Planning Commission’s decision, 
citing insufficient off-street parking and error or abuse of discretion by staff. Mr. Oliveira additionally submitted 
three private recorded easements, none of which the City is a party to. 
 
DISCUSSION: 

The applicant proposes to open a new restaurant, “Mansoor” at 8050 Bodega Avenue, which will operate as a full 
table service restaurant. As noted in the application, the restaurant would be a flambé dinner house restaurant, 
which will incorporate French/American fusion style cuisine. The applicant applied for an Alcohol Use Permit 
seeking approval to sell beer and wine for on-site consumption as an accessory to food service. The proposed 
restaurant would exceed the seating capacity of 50 persons, disqualifying it from the Alcohol Use Permit 
exemption (SMC Section 17.350.080(C)(5)) and requiring Planning Commission approval of the Alcohol Use 
Permit. They are seeking to operate from 2:00 pm to 10:00 pm daily to initially focus on lunch and dinner services, 
but will eventually be open from 11:00 am to 10:00 pm daily. The site has historically been a restaurant that has 
sold beer, wine, and cocktails to customers for on-site consumption. With no change in use or intensity, staff feels 
confident in its review of the project that it will not be detrimental to the health and safety of the neighborhood. 
 
Project Location and Surrounding Land Uses:  
The project is located within the General Commercial (CG) zoning district and was previously a 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.   
 
STAFF ANALYSIS 
With no change in use or intensity, staff feels confident in its review of the project that it will not be detrimental 
to the health and safety of the neighborhood. 
 
General Plan Consistency:  
The project site has a General Plan Land Use Designation of Commercial Office (CO), and the proposed project is 
consistent with the following General Plan policies:  
 

• Policy EV 2-3: Develop a distinct image and brand for Sebastopol that reflects its unique identity and sets 
it apart from the region.  

• Policy EV 2-4: Encourage businesses and programs that emphasize and promote shopping 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.  
• Policy EV 4-4: Encourage the development of civic amenities, entertainment venues, retail and 

restaurants, and services that increase visitation, spending, and tourism.  
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Zoning Ordinance Consistency:  
The project is located within the General Commercial zoning district. A table service restaurant is a permitted use 
within the CG district and requires no entitlement permits to operate. 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. As conditioned, the proposed restaurant complies with all requirements of SMC 
Chapter 17.350.    
 
SMC Chapter 17.160 allows legally established facilities that don’t comply with current development standards, 
such as parking or setbacks, to continue to be used without complying with the current standards as long as there 
are not substantial changes to the facility (i.e., rebuilding more than 50% of the facility’s floor area). If an 
Applicant proposed to tear down the existing restaurant building and construct a new larger restaurant, they 
would need to have to comply with all current development standards, including parking requirements, even 
though the restaurant would still be a permitted use. In this case, there are no changes proposed that would 
trigger the need to conform with current zoning standards, and additional parking is not required. Additionally, 
there is no time limit on legally established facilities continuing, so it is not relevant that the restaurant use ceased 
between December 2023 and when the application was submitted in November 2025.The proposal complies with 
Chapter 17.160.040.  
 
Effect of Private Easements: 
As noted above, the Appellant submitted three private recorded easements, one each from 1985, 1986, and 
2018, to support his position that Planning staff and the Planning Commission erred in making their approvals. 
The City is not a party to any of the private easements, and does not have the responsibility nor the authority to 
administer or enforce private easements. If the Appellant wishes to enforce any or all of the private easements, 
that would be a civil action between the parties. The City is not a party and would not be involved. 
 
Allegations of the Appeal and Findings to Deny the Appeal: 

1. Allegation of the Appeal: 
No new restaurant use had been approved for the site prior to the public hearing for the Alcohol Use 
Permit. 
 
Staff Response & Finding: 
The proposed table service restaurant is a permitted use in the General Commercial zoning district 
pursuant to Sebastopol Municipal Code Table 17-25-1. The proposed table service restaurant is a 
permitted use within the General Commercial zoning district and no formal action is required by the City 
to allow the use to operate other than issuance of a business license. The public hearing held by the 
Planning Commission on February 24, 2026, was to consider allowing the restaurant to sell beer and wine 
for onsite consumption as an accessory to food service. Operation of the restaurant itself was not subject 
to discretionary approval.   

 
2. Allegation of the Appeal: 

The proposed restaurant is a new use for the site and must meet the standards included in the Zoning 
Ordinance. 
 
Staff Response & Finding: 
The proposed restaurant is not a new use at the site. The site has been operated as a restaurant for many 
years, and that use is not proposed to change. Under SMC Chapter 17.160.040, legally established 
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facilities that don’t comply with current standards, such as parking, may continue to be used without 
complying with the current standards as long as there are not substantial changes to the facility. Because 
there are no changes that would trigger the need to conform with current zoning standards, additional 
parking is not required.  

 
3. Allegation of the Appeal: 

The proposed restaurant use is out of compliance with off-street parking requirements. 
 
Finding: 
See Finding #2 above. 
 

Staff Response: 
Staff finds that, as conditioned, the proposed restaurant complies with the City’s Alcohol Use Permit 
requirements and its Zoning Code requirements for permitted uses and existing facilities. The proposed 
restaurant will implement and further the City’s General Plan policies, will promote eating locally, will support 
tourism by adding to the variety of restaurants within the City, and will increase visitation, spending, and tourism 
by offering a new restaurant. 
 
Environmental Review:  
The project is categorically exempt from the requirements of CEQA pursuant to Section 15301, Existing Facilities, 
because the restaurant will be located within an existing structure. 
 

CITY COUNCIL GOALS / PRIORITIES / GENERAL PLAN CONSISTENCY: 
Restoring Public Trust – Openly share decisions, data, and reasoning. 
Improve Public Communications – Focus on transparency, empathy, and honesty. Communicate benefits and impacts, 
not just procedures or policies. 
 

COMMUNITY OUTREACH:  

This item was noticed in accordance with the Ralph M. Brown Act and was available for public viewing and review 
at least 72 hours prior to the scheduled meeting date.  
 
PUBLIC COMMENT: 

No public comments have been received as of the writing of this staff report. If staff receives public comment from 
interested parties following the publication and distribution of this staff report, such comments will be provided to 
the City Council as supplemental materials before or at the meeting. In addition, public comments may be offered 
during the public comment portion of this item.   
 

FISCAL IMPACT: 

Denial of the appeal and approval of the minor use permit is not expected to have a significant fiscal impact on the 
City or the 2025/26 General Fund. While appeal fees are subsidized and do not cover the full cost of processing 
these applications, the fee does cover a majority of the hard costs (postage and noticing), with the remainder being 
staff time to review materials, manage the project, and prepare materials for the public hearing. 
 

RESTATED RECOMMENDATION:  

Staff recommends that the City Council hear the staff presentation and deny the appeal, upholding the decisions 
of staff and the Planning Commission.   
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ALTERNATIVE OPTIONS: 

1. Modify the Planning Commission’s decision to approve the ABC Use Permit to modify or add Conditions of 
Approval relating to the Type 41 alcohol license. 

2. Direct staff to make findings to approve the appeal and reverse the Planning Commission’s decision to 
approve the ABC Use Permit. 

 
ATTACHMENTS:  

Draft Resolution No. XX 
Exhibit A – Completed Appeal Form 
Planning Commission Staff Report of 2/24/2026 
Planning Commission Action Minutes of 2/24/2026 
Planning Commission Approval Letter 
 

 

 

APPROVALS: 

Department Head Approval:   Approval Date: 4/14/2026 

CEQA Determination (Planning):   Approval Date: 4/14/2026 

 

The proposed action is exempt from the requirements of the California Environmental Quality Act (CEQA) under 

CEQA Guidelines Section 15301 because the restaurant will be located within an existing structure.  

 

Administrative Services/Financial Approval: Approval Date: _N/A_____________ 

Costs authorized in City Approved Budget:   ☐  Yes ☐  No     N/A (Future budget impacts are not known at this 

time and are dependent on City Council direction) 

  Account Code (if applicable) ___________________________ 

City Attorney Approval:    Approval Date: 4/14/2026 

City Manager Approval:    Approval Date: 4/14/2026 

Agenda Item Number: 9

Agenda Item Number: 9
City Council Meeting Packet of: April 21, 2026

5 of 73



1 

 

RESOLUTION NUMBER:      -2026 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SEBASTOPOL DENYING THE APPEAL 
AND UPHOLDING THE APPROVAL FOR A RESTAURANT WITH AN ALCOHOL USE PERMIT FOR MANSOOR  

AT 8050 BODEGA AVE (FILE 2026-002) 
 

WHEREAS, the applicant, Mansoor, represented by Sufi Sadati, inquired at the Planning Department in 
November of 2025 as to whether a restaurant was a permitted use on this site and was provided an 
affirmative answer by planning staff, in that restaurants are a permitted use within the CG General 
Commercial Zone District pursuant to SMC 17.25 Table 17.25-1 Permitted and Conditionally Permitted 
Uses in the Commercial, Office, and Industrial Zones; and  
 
WHEREAS, applicant was also informed at this time that the sales of alcohol in conjunction with the 
restaurant use would be subject to Use Permit approval, pursuant to SMC 17.350; and 
 
WHEREAS, an application for an Alcohol Use Permit was submitted on February 2, 2026; and 
 
WHEREAS, the Planning Commission held a duly-noticed public hearing on February 24, 2026 meeting 
where the Commission heard a staff report, heard a presentation from the applicant, and heard public 
comments, and deliberated on the project.  The Commission concurred with staff’s recommendation that 
the proposed use met the criteria for a ‘bona fide restaurant’ including the proposed conditions for hours 
of operation and Alcohol Beverage Control (ABC) requirements and voted 4-0-1 to approve the use 
permit (Ayes: Chair Fernandez, Vice-Chair Koelemeijer, Commissioners Harper and Fritz; Absent: 
Commissioner Kanzler); and 
 
WHEREAS, an appeal was received on March 2, 2026 from Ricardo Oliveira appealing the Planning 
Commission’s decision on the basis that insufficient off-street parking and error or abuse of discretion by 
staff. Mr. Oliveira additionally submitted three private recorded easements, none of which the City is a 
party to; and 
 
WHEREAS, the City Council held a duly-noticed public hearing on April 21, 2026, held  a public hearing, 
heard a staff report, heard a presentation from the applicant, and heard public testimony; and 
 
WHEREAS, 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 transfer 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; and 
 
WHEREAS, the City Council finds that the proposed use is subject to the following provisions of the 
General Plan: 

 

Policy EV 2-3: Develop a distinct image and brand for Sebastopol that reflects its unique 
identity and sets it apart from the region, in that, the project would add a new 
French/American fusion flambé dinner style cuisine, where there are none in Sebastopol 
or nearby cities. 
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Policy EV 2-4: Encourage businesses and programs that emphasize and promote shopping 
locally, in that, 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, in that, 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, in that, the 
project would offer a new restaurant in town at an iconic space. 

 
WHEREAS, the City Council finds that the proposed use meets the requirements of SMC 17.160.040, in 
that this section allows legally established facilities that do not comply with current development 
standards, such as parking or setbacks, to continue to be used without complying with the current 
standard as long as there are no substantial changes to the facility. As there are no proposed changes 
that would trigger the need to conform with current zoning standards, additional parking is not required.  
 
WHEREAS, the City Council finds that the proposed use meets the requirements of SMC 17.350, 

 
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. 

  
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, in that as a condition, the applicant will be required to post a copy 
of the conditions of approval in plain view for any member of the public to view. 

 
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 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 
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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, 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. 

 
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, as conditioned, this criterion will be met. 

 
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, as conditioned, this 
criterion will be met. And,  

 
NOW, THEREFORE, BE IT RESOLVED that the City of Sebastopol City Council hereby denies the Appeal and 
Upholds the Approval of the restaurant with Alcohol Use Permit for Mansoor (Planning File 2026-002), 
subject to the Findings in this Resolution and the Conditions of Approval in Exhibit B. 
 
The above and foregoing Resolution was duly passed, approved and adopted at a meeting by the City 
Council on the 21st day of April 2026, by the following vote: 
 
VOTE: 
Ayes:    
Noes:   
Abstain:   
Absent:   
 
    APPROVED: _______________________________________ 
        Mayor Jill McLewis  
 
 
ATTEST: ______________________________________________________________________  
    Mary Gourley, City Manager/City Clerk, MMC 
 
 
APPROVED AS TO FORM: __________________________________________________   
     Alex Mog, City Attorney 
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Date: _________________________ 
* Filing Fee Paid: _______________
File #: ________________________ 

To: (check one): 
[   ] PLANNING COMMISSION (limited to the appeal of staff determination not involving design matters or 

Planning Director Use Permit decision) 
[   ] DESIGN REVIEW BOARD (limited to the appeal of staff determination on design matters)  
[   ] TREE BOARD (limited to the appeal of staff determination on tree removals) 
[   ] CITY COUNCIL (all other appeals) 

FROM: ____________________________________ 
(Please print your name) 

SUBJECT: 
I wish to appeal the action of: (check one): 

[   ] CITY STAFF (please give name or title) ______________________________ 
[   ] PLANNING DIRECTOR PUBLIC HEARING 
[   ] TREE BOARD 
[   ] DESIGN REVIEW BOARD 
[   ] PLANNING COMMISSION 

Taken or made on __________________ with regards to _______________________________________________. 
   (Date of action or decision)           (Name of use, applicant, project or other description of item you are appealing) 

I ask that the decision or determination made above be reversed and/or modified, and that the original application be: 
(Check one): [   ] granted [   ] denied [   ] modified 

The reason(s) that my appeal should be granted by the Board, Commission, or Council named above [   ] are set forth below: or, 
[   ] are attached. 

_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

I understand that there is a filing fee for appeal, whether the appeal is from a Staff Determination, Design Review Board 
Decision, or Planning Commission Decision, and that the fee must be paid on the date that the appeal is submitted.  Appeals 
must be submitted within 7 calendar days from the day of the original staff determination, or of the Board/Commission action. 
(The date of the decision is not included in the calculation of 7 days.)*   

You will be notified by mail of the date of the Board, Commission or City Council hearing on review of your appeal.  All interested 
persons will be entitled to attend the meeting and be heard. 

____________________________________________ 
Your Signature Print Name 

____________________________________________ 
Your Mailing Address 

____________________________________________ 
Your Phone Number Your Email Address 

* If a staff determination was mailed to you, and a public meeting has not been held, the appeal must be submitted within seven
(7) days of the mailing of the letter. 

City of Sebastopol 
APPEAL FORM 

2-26-2026
$1,000.00

X

Ricardo Oliveira

X
Issue is a failure to follow mandatory processes from the  Municipal Code so
it is impossible for me to know which staff member is responsible for this
inaction. This is especially true since there does not seem to be a current 
Director of Planning.

8050 Bodega Ave. new restaurant2/23/2026

X

X

Ricardo Oliveira

3020 Bridgeway, #129, Sausalito, CA 94965

(415) 830-5272 oricardo1000@gmail.com

Reasons are attached. Please note this is my attempt to fully utilize administrative processes prior to legal action 

to uphold  the rights of the neighboring property owners.  I only learned of the approval of this use on 2/23/2026.

Planning staff (Victoria Henkel, John Jay and others unknown)

Agenda Item Number: 9

Agenda Item Number: 9
City Council Meeting Packet of: April 21, 2026

9 of 73

planningtemp
Text Box
Received 3/2/2026



Reasons That My Appeal Should Be Granted: 

This is a new use for this loca�on (8050 Bodega Ave.) as the previous use has been abandoned 
due to closure of the previous restaurant for a number of years.  Although a restaurant may be 
a “permited” use for this loca�on, any new use must s�ll meet Objec�ve Design Standards and 
the Zoning Ordinance (Chapter 17 of the Municipal Code).  

There has been no such process by the Sebastopol Planning Department to review this new 
use’s compliance with the Zoning Ordinance as mandated by the Sebastopol Municipal Code 
(17.04.080, 17.110). 

The proposed restaurant use for this loca�on is far out of compliance with the required parking 
ra�os as specified in the Sebastopol Municipal Code.  The Sebastopol Planning Department is 
aware of a couple of publicly recorded easements that drama�cally reduce the available parking 
at this loca�on, and the Planning Department has communicated in the past that the available 
parking would be an issue for a restaurant use at this loca�on. 

As a new use (even if a “permited” use based on zoning), this use must be reviewed by 
Planning prior to ac�ons that rely upon the approval of this use.  Later this issue must also be 
reviewed by the Building Department prior to a Cer�ficate of Occupancy. 

There may be other stages of review prior to this use opening for business at this loca�on, but 
at some stage the City of Sebastopol is responsible for upholding its Municipal Code or will be 
liable for damages for not following the mandated rules and processes. 

I only learned of the essen�al approval of this use for this loca�on on 2/23/2026 with the 
receipt of the no�ce for the 2/24/2026 hearing on the Alcohol Condi�onal Use, and the 
subsequent conversa�on I had with John Jay from Planning that same day. 

It was improper for the Planning Department to treat this new use as approved for the 
2/24/2026 hearing by the Planning Commission on the Alcohol Condi�onal Use Permit.  As 
such, this 2/24/2026 hearing was also invalid. 

No new restaurant use has been approved for this loca�on prior to the mee�ng; there has been 
no Zoning Determina�on/Administra�ve Review. Addi�onal, if such has occurred, this could 
only have been executed improperly.  All such condi�ons meet the criteria of error or abuse of 
discre�on by staff and are therefore subject to appeal per the Sebastopol Municipal Code 
17.455.020(A)(1). 
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Recording Requested By 
and when Recorded Mail to: 

BOYLE & STOLL 
P. O. BOX 241 
SEBASTOPOL, CA 95472 

'""'" ,...,.r 3 r .... ~ • fl• 
t ... O..., l.·1.1. ... , AM 8: 00 

efflC!~L ~Cij~~ 
SC~~!~n CC\iiH Y ~l.UfO~HI;\ 

~EifJiir.f a. ~EiE~SD4' 

EASEMENT AGREEMEN'l' 

This Easement Agreement is entered into this /{, t!1. day 

of -&~r __ , 1985 by and between ROBERT F. BOYLE, a single 

man and PATRICK L. STOLL, a married man (hereinafter ref erred to 

as "Owner One") and MARTIN LORENZO, a single man (hereinafter 

referred to as "Owner Two"). 

Owner One is the owner of certain real property 

(hereinafter for convenience called "Lot A") located in the City 

of Sebastopol, County of Sonoma, State of California more 

particularly described as follows: 

Lot 2, as shown upon the City of Sebastopol, Parcel Map 
No. 63, filed December 7, 19 78 in Book 281 of Maps, Page 
24, Sonoma County Records, AP 4-350-60. 

Owner Two is the owner of certain real property 

(hereinafter for convenience called "Lot B") located in the City 

of Sebastopol, County of Sonoma, State of California more 

particularly described as follows: 

Being a portion of the Garcia Tract in the Jonive Rancho, 
as described in the deed recorded in Book 568 of Official 
Records, page 249, Sonoma County Records, and 
particularly described as follows: 

Beginning at. the southwest corner of the Garcia Tract, a 
point on tWe center of the Sebastopol-Bodega Highway 
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. 
which is South 18. 0 35' East, 24.72 feet from al 1/2" 
pipe monument; thence North 18° 35' West along the 
westerly line fence of the Garcia Tract, 298.35 feet to a 
1/2" pipe; thence North 81° 27' East, 160.45 feet to a 
1/2" pipe; thence Soutb 10° 45' East, 118.48 feet to a 
1/2" pipe; thence South 82° 57' East, 160.78 feet to a 
1/2" pipe; thence South 0 ° 34' East, 150.42 feet to the 
center of the Bodega Highway, which point is South 0° 34' 
East, 24.10 feet from a 1/2" pipe monument and South 85° 
20' West, 74.87 feet from the southeast corner of the 
Garcia Tract; thence South 85° 20' West, 247.08 feet to 
the point of beginning. AP 004-350-09 

Owner One intends to construct an office building and 

parking lot on Lot A and the parties desire to establish mutual 

easements for parking purposes and ingress to and egress from 

their respective parcels in accordance with the terms and 

provisions of this agreement. Owner One also desires to obtain 

an easement for landscaping purposes on a small portion of Lot B 

as more particularly set forth in this agreement. 

Therefore, in consideration of the mutual agreements 

herein contained, the parties covenant and agree for themselves 

and their heirs, successors anu assigns as follows: 

1. Owner One t1ereby grants to Owner Two and his 

tenants, license~s, business invitees, customers, employees, 

successors and assigns, the exclusive right to use, free of 

charge, the 32 parking spaces to be constructed on Lot A, which 

parking spaces may be used for parking purposes between the hours 

of 7: 00 p.m. and 7: 00 a.m. and 24 hours a day on Saturday, Sunday 

and the following holidays: New Years Day, Memorial Day, 4th of 

July, Labor Day, Thanksgiving and Christmas. Owner One further 

grants to Owner Two and all his tenants, licensees, business 

invitees, custokers, employees, successors and assigns, a right 
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of way over the parking lot to be constructed by Owner One on Lot 

A for 

using said parking lot on Lot A for parking purposes pursuant to 

this agreement and for purposes of ingress and egress between Lot 

B and the public street known as Pleasant Hill Road North. 

2. Owner Two hereby grants to Owner One and their 

tenants, licensees, business invitees, customers, employees, 

successors and assigns, the exclusive right to use, free of 

charge, 32 parking spaces on Lot B, as hereafter designated, 

which parking spaces may be used for parking purposes between the 

hours of 7:00 a.m. and 7:00 p.m., Monday through Friday. Since 

Lot B contains more than 32 parking spaces, Owner One shall have 

the right to designate and mark the following parking spaces for 

use under the terms of this easement: 

i. The 5 spaces in the northeast corner of Lot 2 

along the eastern boundary line; 

ii. The 12 spaces on the northern boundary line 

of Lot B; 

iii. The 15 parking spaces in the center of the 

parking lot in the northern section of Lot B. 

Owner Two further grants to Owner One and all their 

tenants, licensees, business invitees, customers, employees, 

, successors and assigns, a right of way over the parking lot on 

Lot B for purposes of ingress and egress of vehicles and 

pedestrians using the parking spaces on Lot B for parking 

purposes pursuant to this agreement and for purpuses of ingress 
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and egress between Lot B and Lot A, the public street known as 

Pleasant Hill Road No:..:th and the public street known as Bodega 

Avenue. 

3. Owner Two further grants to Owner One an easement 

for landscaping purposes over an area of approximately 6 by 84 

feet located in the northeast section of Lot B, more particularly 

described as follows: 

Beginning at the northwest corner of Lot 2 as shown on 
City of Sebastopol Parcel Map No. 63, recorded December 
7, 1978 at the Sonoma County Recorder's office i~ Book 
281 of Maps at page 24, Sonoma County Records; thence 
South 10° 16' 25" East 84.0 feet along the westerly 
boundary line of said Lot 2; thence South 81° 55' 35n 
West, 6.0 feet; thence North 10 ° 16' 25" West, 84.0 feet; 
thence North 81 ° 55' 35" East, 6.0 feet to above said 
point of beginning. 

This easement shall give Owner One the right to add to 

the existing landscaping within the easement area as may be 

required by the city of Sebastopol and to trim and maintain the 

trees and plants within such area in so far as they affect the 

building to be constructed by Owner One on Lot A. Otherwise, 

Owner Two shall maintain all the landscaping in good order and 

condition at his expense. 

4. The parties agree to maintain and keep in good 

repair and condition, the parking areas and rights of way 

situated on their respective lots, keep the parking spaces 

striped and at all times clear and free of rubbish and 

obstructions of every nature. Each party further agrees to 

maintain and keep in good condition and repair th~ lighting and 

landscaping on his respective lot in accordance with customary 
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standards and as may be required by the city of Sebastopol. Each 

ail costs and expenses required to improve, 

repair and maintain his own'property. 

5. Each party shall maintain at all times insurance 

against claims for personal injury or property damage in an 

amount not less than $500,000 combined single limit and $50,000 

with respect to property damage. All such policies shall ·name 

both parties as insureds. 

6. The parties may place signs on or immediately 

adjacent to the parking spaces subject to this easement agreement 

for purposes of informing tenants, licensees, business invitees, 

customers, employees or other visitors that said spaces are 

reserved for exclusive use between the hours as designated under 

the terms of this agreement. 

7. Each of the easements herein granted is appurtenant 

to the respective dominant tenement that benefits thereby. Each 

grant of easement contained in this agreement shall run with the 

land and shall be binding on and shall inure to the benefit of 

the parties, their heirs, legal representatives, successors and 

assigns. 

8. This agreement may only be modified by written 

, instrument signed by the owners of Lot A and Lot B and with the 

written consent of the city of Sebastopol, California. The 

parties agree to execute such additional documents as may be 

reasonably necessary to carry out the purposes and intentions of 

this Easement ~reement. 
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9. In the event of any dispute between the parties 

regarding the rights and obligations of either party under this 

agreement, or the enforcement of the terms of this agreement, the 

prevailing party in any such dispute shall, in addition to any 

other relief to which he is entitled, be entitled to recover from 

the losing party his reasonable attorneys' fees and cost incurred 

in enforcing this agreement. 

10. If any controversy or dispute arising out of this 

Easement Agreement cannot be settled by the parties or their 

successors, such controversy or dispute shall be submitted to 

binding arbitration pursuant to the procedure set forth in 

Sections 1280 and following of the California Code cf Civil 

Procedure, as amended from time to time including any successor 

statutes. The parties shall attempt to agree upon one arbitrator 

to resolve any such dispute, and in the event they are not able 

to agree upon one arbitrator, each party shall select an 

arbitrator and the two arbitrators shall select a third and a 

decision of any two of the arbitrators shall be binding upon all 

the parties. The parties shall jointly bear the cost of a single 

arbitrator or a third arbitrator, and shall each pay the cost of 

their own chosen arbitrator. The award of the arbitrator or 

arbitrators shall be binding upon all parties, their successors 

and assigns and may be enforced in a court of competent 

jurisdiction. 
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IN WITNESS WHEREOF, the parties hereto have executed 

this agreement on the day and year first above written. 

"Owner Two" 

STATE OF CALIFORNIA ) 
A ) SS. 

COUNTY OF,~tty ) 

on this 11-~- day of lkr:-L _____ , in the year 
1985, before the undersigned, a Notary Public, State of 
California, duly commissioned and sworn, personally appeared 
ROBERT F. BOYLE, personally known to me (or proved to me on this 
basis of satisfactory evidence) to be the person whose name is 
subscribed to this instrument, and acknowledged that _he executed 
it. 

IN WITNESS WHEREOF I have hereunto set my hand and 
affixed my official seal. 

Oii CW.SEAL 

YrRGINfA RADER 
NafAR'f l'USlJC • CALIFORNIA 

PRINCIPAL OFFICE IN 
SONOMA COOHTY 

Ir Camndaiofi lip. Sept. 27, ISZS 
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STATE OF CALIFORNIA 

COUNTY OF . j tYLty"rb 
0 

) 
) 
) 

ss. 

66\09627 

"· On this Jje~~ day of lt~Ju...."*-=._ , in the year 
1985, before the undersigned, auNOtary Public, State of 
California, duly commissioned and sworn, personally appeared 
PATRICK L. STOLL personally known to me (or proved to me on this 
basis of satisfactory evidence) to be the person whose name is 
subscribed to this instrument, and acknowledged that he executed it. 

IN WITNESS WHEREOF I have hereunto set my hand and 
affixed my official seal. 

Ol-"FICW. SEAL 

VIRGINIA RADER 
t«1f1R't PIJBllC • 00.IFORNIA 

PAtH\:IYAL OfflCE IN 
SONOMA COUNTY 

Notaryublic, State of California 

My commission expires Jr pc-\ ;:J1) ?,s' 

L_ __ _ --~;;x..= ... ~-Corrlmlssi:Ml=--·-EJp.-s.-11t002""1 . .,.1=9g=s>J9 

STAT~ OF CALIFORJ.~IA 

COUNTY OF '-'!Jn ,'ttfu o. 

) 

) ss. 
) 

On th is J..l ~ day of /~ .. r rj ____ , in the 
year 1985, before the undersigned, a NOt'7fry Public, State of 
California, duly commissioned and sworn, personally appeared 
MARTIN LORENZO personally known to me (or proved to me on this 
basis of satisfactory evidence) to be the person whose name is 
subscribed to this instrument, and acknowledged that he executed it. 

IN WITNESS WHEREOF I have hereunto set my hand and 
-affixed my official seal. 

.Ui CkLRM. 
WIAGINJA RADER 

Mil U I 'Ill IC· CAUF<lRNJA 
M 1111 4 ClfFtcE IN 

tcWi: UCOUNTY 
-· ;:f' 1 :(Ip. $ept 27. 1985 

' 

Notar uol {~ State of California 

My commission expires=~""""'~~~~~~~J~,~\~~~1~~-
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City of Sebastopol  
Planning Commission Staff Report 

 
Meeting Date:  February 24, 2026 
Agenda Item:  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: 
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 2 

• 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. 

 

• 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 
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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 
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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. 
 

2. 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. 

 
3. 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.  
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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. 

 
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, 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. 

 
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 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. 
 
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, 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. 

 
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, as conditioned, this criterion will be met. 

 
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 
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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. 
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EXHIBIT B 
RECOMMENDED CONDITIONS OF APPROVAL 

 
Mansoor (Apple Noir, LLC) 

Alcohol Use Permit (2026-002) 
 

8050 Bodega Avenue (APN 004-350-077) 

 
1. 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. 

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

activities. 
 
3. No sound may emanate from the building, which violates the Noise Ordinance or causes an 

undue disturbance to site neighbors.  
 
4. 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. 

 
5. A Business License is required and shall be obtained prior to operation of the use.   
 
6. 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. 

 
7. Food, including meals, must be made available during all times that alcohol is served. This 

may include incidental food items. 
 
8. Any minimum purchase requirement may be satisfied by the purchase of food or beverages.  

In no case shall a “drink minimum” be imposed. 
 

9. Off-sale of beer and wine is not permitted with this approval. 
 

10. No beer or wine shall be displayed within five feet of the cash register or the front door. 
 
11. Placement of bottles into outdoor recycling bins shall take place only between the hours of 

9:00 A.M. and 9:00 P.M. 
 

12. The business owner shall ensure that employees are drug and alcohol free while on duty. 
 
13. 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 
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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.  

 
14. 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.   
 
15. The business owner shall be responsible for removing any graffiti on the outside of the 

establishment. 
 

16. 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.  

 
17. 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. 
   
18. 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.   
 

19. 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.  
 

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

21. 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.   

 
22. 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. 
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EXHIBIT C 
STANDARD CONDITIONS OF APPROVAL 

 
Mansoor (Apple Noir, LLC) 

Alcohol Use Permit (2026-002) 
 

8050 Bodega Avenue (APN 004-350-077) 

 
1. All plans shall include a brief description of the project on the cover sheet. 

 
2. All submitted building permit plan check sets shall include a plan sheet incorporating 

these conditions of approval. 

 
3. 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. 

 
4. 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. 

 
5. 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. 

 
6. 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. 

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

being granted unless otherwise stipulated by the City. 
 

8. 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. 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. 

 
12. 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. 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. 

 
14. 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. 

 
15. 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. 25Hr to 50% - Class C minimum 
iii. 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. 

 

16. 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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Written Statement Alcohol Use Permit 
 

Description of Business 
 
The business is intended to be a full service restaurant with a beer & wine license.  
 
Food Service 
 
The food will be a flambé dinner house that incorporates French/American fusion style cuisine. 
 
Type of ABC License 
 
Type 41 - Beer & Wine 
 
Time of Operation 
 
The business will eventually be opened during the times and days shown below, but will initially 
be opened from 2 - 10 pm:  
 

Monday        11 am to 10 pm 
Tuesday        11 am to 10 pm 
Wednesday   11 am to 10 pm 

      Thursday      11 am to 10 pm 
Friday           11 am to 10 pm 
Saturday       11 am to 10 pm 
Sunday          11 am to 10 pm 

 
Employee Training for Alcoholic Beverage Service 
 
For employees who service alcohol: 
 

1.​ RBS Training Program from an ABC approved provider  
a.​ Register, and take ABC approved RBS training 

2.​ Pass the ABC Server Certification Exam  
a.​ Passed within 30 days of training 

3.​ All New hires must become certified within 60 days of their first day of employment. 
 
Operational Security Measures 
 
There will be an alarm system, and camera system to monitor the surrounding areas.  
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Entertainment Features 
 
Light dinner music in the background. In the near future, we would like to incorporate live piano, 
violin, etc. 
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The red lining indicates the areas where 
alcohol will be served.  
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City of Sebastopol 

Incorporated 1902 

Planning Department 

7120 Bodega Avenue 

Sebastopol, CA  95472 

707-823-6167 

707-823-1135 (Fax) 

www.ci.sebastopol.ca.us 

 

APPROVED DRAFT ACTION MINUTES 

 

PLANNING COMMISSION                                              

CITY OF SEBASTOPOL              

MINUTES OF FEBRUARY 24, 2026                       

 

PLANNING COMMISSION: 

 

The notice of the meeting was posted on February 19, 2026. 

 

1. CALL TO ORDER:  Chair Fernandez called the meeting to order at 6:02 p.m. 

 

2. ROLL CALL:  

 

Present:       Chair Fernandez,  

Vice-Chair Koelemeijer,  

Commissioner Fritz, 

Commissioner Harper 

Absent:    Commissioner Kanzler 

Staff:  John Jay, Contract Associate Planner 

Tori Henkel, Permit Technician 

Zulema Higgins, Admin Technician 

 

3. COMMENTS FROM THE PUBLIC REGARDING ITEMS NOT ON THE AGENDA: None. 

 

4. STATEMENTS OF CONFLICT OF INTEREST:  

 

a. Commissioner Fritz recused himself from agenda item 6A - 6770 McKinley St. 

(Head West Marketplace) – Conditional Use Permit. 

 

5. APPROVAL OF MINUTES: February 10, 2026  

 

Commissioner Fritz made a motion to approve the minutes of February 10, 2026, with the 

proposed change of striking out the use of the names of the alternatives in the motion for 

agenda item 6A. 

 

Commissioner Harper seconded the motion. 

 

VOTE: 4-0-0-1   

Ayes: Commissioners Harper, Fritz, Vice-Chair Koelemeijer, Chair Fernandez   

Noes: None   
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Abstain: None   

Absent: Commissioner Kanzler  

 

6. PUBLIC HEARINGS: 

 

A. 6770 McKinley St. (Head West Marketplace) – Conditional Use Permit 

 

Chair Fernandez made a motion to approve the Conditional Use Permit for the Head West 

Marketplace as it was conditioned in the staff report, as well as adding a condition to allow 

the approval of an Alcohol Use Permit, if the applicant chooses to utilize it. A condition was 

also added for future Conditional Use Permit applications from the Barlow to hold the Head 

West Marketplace shall be administratively reviewed for approval, so long as the application 

is within substantial conformance with the application materials brought forth to the 

Planning Commission at their February 24, 2026, meeting. Additionally, this condition 

includes the approval of an Alcohol Use Permit for the dates of future Head West 

Marketplace events. Should City staff receive complaints from members of the public or 

adjoining business owners related to parking, noise, alcohol, or similar issues, City staff 

reserves the authority to return any future permits to the Planning Commission for review 

and action.  

 

Commissioner Harper seconded the motion. 

 

VOTE: 3-0-1-1   

Ayes: Commissioners Harper, Vice-Chair Koelemeijer, Chair Fernandez   

Noes: None   

Abstain: Commissioner Fritz  

Absent: Commissioner Kanzler 

 

B. 8050 Bodega Ave – Alcohol Use Permit 

 

Commissioner Fritz made a motion to approve the Alcohol Use Permit with the addition of a 

condition to allow outdoor music so long as it is compliant with the Sebastopol Noise 

Ordinance. 

 

Vice-Chair Koelemeijer seconded the motion. 

 

VOTE: 4-0-0-1   

Ayes: Commissioners Harper, Fritz, Vice-Chair Koelemeijer, Chair Fernandez   

Noes: None   

Abstain: None   

Absent: Commissioner Kanzler 

 

7. SUBCOMMITTEE UPDATES: None. 

 

8. PLANNING DEPARTMENT REPORT was given by staff. 

 

9. ADJOURNMENT: Chair Fernandez adjourned the meeting of the Sebastopol Planning 

Commission at 6:50 p.m. The next regular Planning Commission meeting will be held on 

March 10, 2026, at 6:00 p.m. 
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City Hall, 7120 Bodega Avenue, Sebastopol, CA 95472 

T 707-823-6167 / www.ci.sebastopol.ca.us 

 

 

 

 

City of Sebastopol  
Planning Department 

 
February 26, 2026 
 
 
Sufi Sadati 
Apple Noir, LLC 
675 Ygnacio Valley Rd Ste B201 
Walnut Creek, CA 94596 
 
Re: Alcohol Use Permit Application (2026-002) 8050 Bodega Ave (APN 004-350-077) 
 
Dear Sufi Sadati: 
 
Your application is approved. This approval is in accordance with the findings and subject to 
the conditions contained in this letter. 
 
The Planning Commission approved your Alcohol Use Permit application (2026-002) at their 
February 24, 2026, meeting, requesting approval for an Alcohol Use Permit to allow a Type 41 
alcohol license as an accessory to the new restaurant, “Mansoor” at 8050 Bodega Avenue. 
 
This approval is not effective until the Appeal Period has officially expired. Anyone dissatisfied 
with the decision of the Planning Commission has the right to file an appeal to the City Council 
within 7 calendar days of the decision. This requires the submittal of a completed City Appeal 
Form, a written statement, and payment of the applicable fee delivered to the Planning 
Department at 7120 Bodega Avenue, Sebastopol, California, no later than 5:00 P.M. on Tuesday, 
March 3, 2026.    
 
Please feel free to contact me if you have any questions at 707-823-6167, or via email at  
vhenkel@cityofsebastopol.gov. 
 
 
Sincerely, 
 
 
 
Victoria Henkel 
Permit Technician 
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EXHIBIT A 
FINAL 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. 
 

2. 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. 

 
3. 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.  
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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. 

 
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, 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. 

 
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 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. 
 
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, 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. 

 
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, as conditioned, this criterion will be met. 

 
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 
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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. 
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EXHIBIT B 
FINAL CONDITIONS OF APPROVAL 

 
Mansoor (Apple Noir, LLC) 

Alcohol Use Permit (2026-002) 
 

8050 Bodega Avenue (APN 004-350-077) 

 
1. 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. 

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

activities. 
 
3. No sound may emanate from the building, which violates the Noise Ordinance or causes an 

undue disturbance to site neighbors.  
 
4. Hours of operation: The Planning Commission approved initial hours beginning from 2:00 pm 

to 11:00 pm, Sunday through Wednesday, and 2:00 pm to 12:00 am Thursday through 
Saturday, to focus on lunch and dinner services. The restaurant will eventually be open from 
11:00 am to 11:00 pm Sunday through Wednesday, and 2:00 pm to 12:00 am Thursday 
through Saturday. The Planning Director shall have the authority to modify the hours of 
operation. 

 
5. A Business License is required and shall be obtained prior to operation of the use.   
 
6. 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. 

 
7. Food, including meals, must be made available during all times that alcohol is served. This 

may include incidental food items. 
 
8. Any minimum purchase requirement may be satisfied by the purchase of food or beverages.  

In no case shall a “drink minimum” be imposed. 
 

9. Off-sale of beer and wine is not permitted with this approval. 
 

10. No beer or wine shall be displayed within five feet of the cash register or the front door. 
 
11. Placement of bottles into outdoor recycling bins shall take place only between the hours of 

9:00 A.M. and 9:00 P.M. 
 

12. The business owner shall ensure that employees are drug and alcohol free while on duty. 
 
13. The establishment is not approved as an entertainment venue. Dancing shall not be permitted 
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on the premises without prior City approval. As an incidental use, recorded background music 
and occasional live acoustic music may be conducted inside the 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.  

 
14. 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.   
 
15. The business owner shall be responsible for removing any graffiti on the outside of the 

establishment. 
 

16. 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.  

 
17. 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. 
   
18. 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.   
 

19. 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.  
 

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

21. 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.   

 
22. 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. 
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EXHIBIT C 
STANDARD CONDITIONS OF APPROVAL 

 
Mansoor (Apple Noir, LLC) 

Alcohol Use Permit (2026-002) 
 

8050 Bodega Avenue (APN 004-350-077) 

 
1. All plans shall include a brief description of the project on the cover sheet. 

 
2. All submitted building permit plan check sets shall include a plan sheet incorporating 

these conditions of approval. 

 
3. 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. 

 
4. 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. 

 
5. 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. 

 
6. 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. 

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

being granted unless otherwise stipulated by the City. 
 

8. 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. 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. 

 
12. 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. 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. 

 
14. 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. 

 
15. 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. 25Hr to 50% - Class C minimum 
iii. 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. 

 

16. 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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