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>KIA'APPLICATIONS:

This application is to be used for any appeals authorized by the Los Angeles Municipal Code (LAMC) for discretionary 
actions administered by the Department of City Planning.

1. APPELLANT BODY/CASE INFORMATION

Appellant Body:

0 Area Planning Commission □ City Planning Commission □ City Council □ Director of Planning

Regarding Case Number: ENV-2017-1896-CE________________

Project Address: 685 East Westminster Avenue Venice, CA 90291 

Final Date to Appeal: _____________________________________

□ Appeal by Applicant/Owner
0 Appeal by a person, other than the Applicant/Owner, claiming to be aggrieved
□ Appeal from a determination made by the Department of Building and Safety

Type of Appeal:

2. APPELLANT INFORMATION

Appellant’s name (print): Miguel Bravo 

Company: _______________________

Mailing Address: 611 Sunset Ave.

City Venice__________________

Telephone: 213) 274-6626_____

Zip: 90291State: CA

E-mail: miquel@bravo1.la

• Is the appeal being filed on your behalf or on behalf of another party, organization or company?

0 Self □ Other:

□ Yes 0 No* Is the appeal being filed to support the original applicant1 s position?

3. REPRESENTATIVE/AGENT INFORMATION

Representative/Agent name (if applicable): 

Company: _________________________

Mailing Address:

State:City: Zip:

E-mail:Telephone:
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4. JUSTIFICATION/REASON FOR APPEAL

El Entire □ PartIs the entire decision, or only parts of it being appealed?

□ Yes El NoAre specific conditions of approval being appealed?

If Yes, list the condition numbers) here: _______

Attach a separate sheet providing your reasons for the appeal. Your reason must state:

• The reason for the appeal

• Specifically the points at issue

• How you are aggrieved by the decision

• Why you believe the decision-maker erred or abused their discretion

5. APPLICANT’S AFFIDAVIT

I certify that the statements contained in this application are complete and true:

Date: ^^i ?£>(&Appellant Signature:

6. FILING REQUIREMENTS/ADDITIONAL INFORMATION

Eight (8) sets of the following documents are required for each appeal filed (1 original and 7 duplicates): 
Appeal Application (form CP-7769) 

o Justification/Reason for Appeal 
o Copies of Original Determination Letter

o

A Filing Fee must be paid at the time of filing the appeal per LAMC Section 19.01 B.
o Original applicants must provide a copy of the original application receipt(s) (required to calculate 

their 85% appeal filing fee).

All appeals require noticing per the applicable LAMC section(s). Original Applicants must provide noticing per 
the LAMC, pay mailing fees to City Planning’s mailing contractor (BTC) and submit a copy of the receipt.

Appellants filing an appeal from a determination made by the Department of Building and Safety per LAMC 
12.26 K are considered Original Applicants and must provide noticing per LAMC 12.26 K.7, pay mailing fees 
to City Planning’s mailing contractor (BTC) and submit a copy of receipt.

A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the 
CNC may not file an appeal on behalf of the Neighborhood Council; persons affiliated with a CNC may only 
file as an individual on behalf of self.

Appeals of Density Bonus cases can only be filed by adjacent owners or tenants (must have documentation).

Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City 
Planning Commission must be filed within 10 days of the date of the written determination of said 
Commission.

A CEQA document can only be appealed if a non-elected decision-making body (ZA, APC, CPC, etc.) makes 
a determination for a project that is not further appealable. [CA Public Resources Code ' 21151 (c)].

This Section for City Planning Staff Use Only 
Reviewed & Accepted by (DSC Planner):Base Fee: Date:

g/zq/ioia
Deemed Complete by (Project Planner):Receipt No: Date:

0ZaZ\VW*l2-

V- □ Original receipt and BTC receipt (if original applicant)Determination authority notified
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Justification /Reason For Appeal Of August 21,2018 Letter Of 

Determination By West Los Angeles Area Planning Commission

RE: 685 E. Westminster Ave. Venice, CA 90291 
Case No.: DIR-2017-1895-CDP-MEL-1A 
CEQA No.: ENV-2017-1896-CE

This West Los Angeles Area Planning Commission's determination is being appealed for the following 
reasons.

1) Scale and Character

The project is cumulatively considerable in that a Single Family Dwelling (SFD) of this magnitude (11,760 

sq. ft) sets an unfavorable precedence for future projects. This SFD in and of itself upsets the Mass, Scale 

and Character (MSC) of the surrounding neighborhood. Successive projects of this nature will have a 

detrimental effect on the MSC and lowered housing density which will result in the exponential 

decrease of housing stock in a neighborhood and city already plagued by extreme shortage in housing 

opportunities.

CEQA Section 15064 (h)(1) 

CEQA Section 15300.2 (b)
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The applicants are taking a church and making a house that is out of character with any other house in 

the community. It will have the same dimensions as the church, a space intended for hundreds of 

people. However, it won't be a church. It will be a single-family dwelling totally out of character and 

consistency with the surrounding community.

If approved, it will create the unusual circumstance of an 11,760 square foot single family dwelling with 

a rooftop deck and attached four-car garage in the middle of a neighborhood where the average lot size 

is 1,704 sq. ft.

CEQA Section 15300.2 (c)

BathBedroomsAddress SqFeet

1 11008 Oakwood 725

3 21,0011016 Oakwood

221018 Oakwood 984

3 1.751020 Oakwood 1,188

2 11024 Oakwood 946

11,020 11030 Oakwood

1 11034 Oakwood 876

21,348 31038 Oakwood

221,1501042 Oakwood

21,361 31046 Oakwood

121050 Oakwood 986

2 11054 Oakwood 946

11102 Oakwood 827 2

11106 Oakwood 400 1

2 over several units1114 Oakwood 1,663 4

21122 Oakwood 1,224 2



1402 Oakwood 1,518 2 1

1403 Oakwood 1,799 4 3

1125 7th 1,985 3 2

1215 7th 2,228 3 3 2 units

1215 7th 2,219 3 3

656 Westminster 1,490 2 1

multifamily657 Westminster 3,480 9 5

659 Westminster 1,660 5 2

661 Westminster 2 21,111

664 Westminster 1,812 24

668 Westminster 32,330 5

2 1674 Westminster 864

2 2676 Westminster 1,657

678 Westminster 1 800 2 1

678 Westminster 2 2,500 4 4

1,812 3682 Westminster 4

multi occupancy658 Broadway 2,132 4 4

659 Broadway 3 32,950

664 Broadway 1,808 2 2

665 Broadway 1,160 2 1

multifamily670 Broadway 104,128 4

multifamily671 Broadway 5 52,400

5 5 bungalows combined size672 Broadway 2,400 5

673 Broadway 3 21,140

674 Broadway 3 21,344

676 Broadway 1,050 2 1.75

678 Broadway 2,495 4 2

701 Broadway 3,162 4 6



705 Broadway 575 1 1

709 Broadway 1 1,132 22

709 Broadway 2 1,303 2 2

709 Broadway 3 1,562 34

713 Broadway 21,300 2

717 Broadway 952 12

717 Broadway 

721 Broadway

1952 2

31,800 3

725 N. Broadway 624 22

divided over 3 units732 Broadway 31,800 3

5 multifamily1,800 4675 San Juan

4 divided over 2 units2,400 4677 San Juan

21,050 2679 San Juan

32,777 6681 San Juan

21,584 4682 San Juan

21,619 3686 San Juan

11,179 3688 San Juan

21,134 3696 San Juan

1717 California 773 2

1730 California 1.296 2

734 California 2 1812 1

4736 California 3,112 4

738 California 43,154 7

4739 California 3,112 4

multifamily2740 California 2,036 7

741 California 33,012 3

3746 California 2,591 5

750 California 43,210 4



752 California 814 2 1

754 California 1,340 3 3

758 California 1,312 3 3

762 California 3,551 65

804 California 3,900 5 6

695 Santa Clara 1,460 3 1

691 Santa Clara 1,520 3 2

1,704 3.189873418 2.398734177Average

Church size 11,760

Times Larger than average: 6.901408451

2) Historical Resource: Significant adverse cumulative impact of the 

degradation of the character of the Oakwood Subarea, aka the 

Oakwood Planning District

The history of 685 E. Westminster Ave. Venice, CA 90291, also known as the First Baptist Church of 

Venice, is well established and has a pending application with the Office of Historic Resources (OHR.)

As per SurveyLA, the Oakwood Planning District is significant as a rare example of an early-20th century 

African-American enclave in Venice. Despite its significance, the City concluded that the Oakwood 

Planning District does not possess sufficient integrity to qualify as an historic district. SurveyLA states 

however, that as the District continues to convey the feeling of an early-20th century residential 

neighborhood and retains a strong association as an African-American enclave, with many third-, fourth

, and fifth-generation residents, this area may warrant special consideration for local planning purposes.

Also as per SurveyLA, the District is notable as an important example of African-American life in 

Southern California during the 20th century. Early on, Oakwood was also home to a number of 

neighborhood churches: "By 1912, although there were only thirty-some black residents, there were 

already two African-American churches in Oakwood. Fifty years later, the congregation of the First 

Baptist Church had grown to include over six hundred members." Several of these early congregations



are still present in Oakwood today, serving as important gathering places for this historic African- 

American community.

CEQA Section 15064.5 (a)< (3,3b, 3d, 4, 4b)

In addition. The First Baptist Church was the place that helped represent, unify and strengthen the 

community throughout the years, from the early 1900s when the first African Americans came to work 

in Venice and had to cling together, to barter their services, worship together and survive. With First 

Baptist Church as their rock, the African American people survived through the hardships and aftermath 

of wars, the great depression, and the daunting years of civil, economic and infrastructure neglect by 

the City of Los Angeles.

In the year 2000 the City of Los Angeles dedicated the corner in front of 685 Westminster as "E.L. 

Holmes Square" and honored the location with a permanent ceremonial sign. 

(https://vog.news/2MAovov)

Also, based on the Letter of Determination dated August 21,2018 the applicant demonstrated special 

concern for location and thought it worthy of, and submitted, a Historical Resource Assessment which 

gives credence to the claim that a fair argument can be made proving this is a historic resource. 

Therefore requiring additional careful review prior to rendering a lawful decision.

CEQA Section 15300.2 (f)

Summary of Historical Significance

The story of First Baptist Church in Venice tells the story of the African American community in Venice, a 

rare enclave of African Americans residing in a coastal town in California from the early 1900's. First 

founded in Santa Monica in 1910, the early congregation soon purchased property at 5th Avenue and 

San Juan in Venice in 1911. This corresponded with the evolution of the Oakwood section of Venice as 

an early and rare enclave of African American residents in a beach community in California and its 

relationship with Venice founder Abbot Kinney, who gained a reputation for hiring blacks to build his 

Venice canal system.

https://vog.news/2MAovov
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First Baptist Church of Venice 1911

Oakwood was where African Americans were able to purchase property even prior to World War II and 

before passage of anti-discrimination laws that outlawed discrimination against blacks in the realty 

market. This history starts with Abbot Kinney's employment of Arthur Reese, an African American who 

came to Venice from Louisiana in the early 1900's, initially in his job as a railroad Pullman porter. Reese 

had an entrepreneurial spirit, initially opening up a shoe shine shop. He then started a janitorial service 

that became successful. He was asked to take over the janitorial department of the Kinney Company. 

Wanting to share the opportunities he found in Southern California, Reese recruited his cousins, the 

Tabor's of Louisiana, to join his crew. They were pioneers of the Great Migration from the deep South, 

where rural poverty and a resurgence of the Ku Klux Klan was driving families to find new lives and jobs 

in the booming industrial north. Employment to build the Venice Canal System drew blacks to Venice, 

California. Reese is credited to being the first African American who lived and worked in Venice. By 

1922, the entire Reese/Tabor clan had moved from Louisiana to Los Angeles.

A short time after gaining employment in the janitorial department of the Kinney Company, Reese asked 

Kinney if he could decorate the building fronts of a special holiday affair that was to be held at the 

Dance Pavilion and the Auditorium. This launched his career as a decorator. By 1918, Reese became the 

official town decorator for Venice. In his obituary, he was described as "an accomplished decorator.//



who "designed award-winning floats entered in the Mardi Gras Festival and the Tournament of Roses 

Parade."

Meanwhile, Irving Tabor, Reese's cousin, became Kinney's chauffeur and trusted friend. The bungalow 

court at 605-607 Westminster Ave., a cultural monument of the City of Los Angeles, is a mark in that 

history. City records indicate that prior to 1916, the property was owned by Kinney, but that Irvin Tabor 

bought it in that year and began to develop it with Kinney's help. Eventually, it would become eight 

structures on two lots and serve as a compound for this early African American family of Venice.

When Kinney died, he arranged that when his wife died, their house would go to Irvin Tabor. Because of 

the backlash resulting from the Tabor moving into the "white section" of Venice, Tabor eventually had 

the house moved to 1310 Sixth Ave., in Oakwood, where he lived until his death in January, 1987 and 

where the house currently sits as a City Cultural Monument.

Reese built his home at 541 E. Santa Clara Ave. in Oakwood. Irvin Tabor and Reese were held in high 

esteem in their community and became leaders of the historically African-American Oakwood 

neighborhood. Descendants still live in Venice and occupy a special place in the community.

The history of Oakwood is one of property ownership, community building, of strong familial ties, of the 

entrepreneurial spirit of early Los Angeles, and of the emerging African-American presence despite 

restrictive covenants and societal exclusion. In 1910, home ownership among blacks in Los Angeles 

reached over 36%, the highest in the nation. The Reese and Tabor family enclaves built community ties. 

Reese was a mason in high standing, was the first African American to serve on the election board of the 

City of Venice, was elected a member of the Republican County Central Committee of the 61st Assembly 

District, and was a member of the Chamber of Commerce. In an article that appeared in the Venice 

Vanguard Newspaper in March 27,1920, it was reported, "Never in the history of Venice, we believe, 

has there been a colored man appointed on the elections board. We are proud of our town to know 

that its people are broad-minded and high minded enough to recognize worth and character, and 

quality, instead of inequality. Mr. Arthur Reese has been in Venice for a number of years, a man of 

family, property owner, and is a highly respected citizen. The sooner we recognize the principles and 

capabilities of a man, regardless of creed or color, prejudice will be overcome."

Reese was a founding member of First Baptist Church. It was one of the first two churches in the 

Oakwood formed to serve the African-American community. Reese was baptized there in 1911 and in 

1927, he donated to the Church the property at 688 Westminster, where the Church would build its 

second place of worship. That church was designed by Paul A. Williams, noted African- American 

architect, during which time Reese was the head of the building committee. Upon his death in 1963, a 

memorial service was held for Reese in the church. Members of the Reese/Tabor clan that were Baptist 

generally attended First Baptist Church in Venice at one time or another and the relatives that were



Catholic still attended many family and community activities at First Baptist, as it was an important 

center of the community, whether one was Baptist or not.

Reese was Secretary of the Church in 1912 and his notes reflect the baptism of Reese and Tabor 

relatives at the Church in the early years. In 1911, the Church hosted the Western Baptist Association 

for a convention at the Church. This caused the Church to become "a nucleus for the Negro Baptist of 

Southern California."

Churches were often the spiritual, social, and cultural center of the black community. They also 

represented centers of social life, business networks, and civil rights activism and played host to 

speeches and lectures by renowned intellectuals. First Baptist was no exception. A. Clayton Powell Sr., 

the pastor of Abyssinian Baptist Church of Harlem, New York, appeared as a participate at a church 

fundraising event. Abyssinian Baptist Church in Harlem was the largest Protestant congregation in the 

country in the early 1900's, with 10,000 members, a founder of the National Urban League and active in 

the NAACP.

In 1927, the great W.E.B. DuBois spoke at a lecture to raise funds for the new church. DuBois was an 

American sociologist, historian, civil rights activists, author, writer and editor. He rose to national 

prominence as the leader of the Niagara Movement, a group of African-American activists who sought 

equal rights for blacks and opposed the policies of accommodation and conciliation promoted by some 

leaders such as Booker T. Washington.

Arthur Reese was on the lecture committee of the church. As a Trustee of the Board, he signed the 

application for the new building in 1927. His notes describe the new church as a community effort:

"Mrs. Abbott Kinney, wife of the founder of Venice, donated the lumber for framing, the Harvey 

Brothers donated the foundation materials, and rock and sand were hauled by the Tabor Brothers 

Trucking. On June 10,1928 the new church was dedicated, with Rev. J.W. Jordan officiating."

There were 63,700 blacks in Los Angeles in 1940. This number grew to 763,000 in 1970, as World War II 

defense production skyrocketed in Los Angeles. Meanwhile, the working-class communities of the 

Oakwood section of Venice continued to grow. The population of blacks in Oakwood tripled between 

1940 and 1950. By the mid-20th century, a mix of neighborhood commercial establishments had 

emerged in the area, including a beauty salon, repair shops, secondhand thrift stores, a barbeque 

restaurant and other businesses to serve the residents of the modest dwellings of Oakwood. The area's 

diversity also is said to have attracted political activists who worked and organized in offices on the 

street. A center for African-American youth opened during the 1970s, serving teenagers in Oakwood.

As the Oakwood community grew, so did the congregation of First Baptist Church. Soon it needed a 

bigger space. In 1966, plans were filed for a new home that was to be built at 685 Westminster, directly 

across the street from the building that was designed by Paul Williams. The new building was designed



by George R. Williams in a mid-century style. It was during this peak period of African-American 

residency in Oakwood, that First Baptist Church built the church at 685 Westminster, where it currently 

sits, almost in original condition. Residents tell of their relatives who pledged their mortgages to help 

raise money for the new church. After raising the $250,000 required to build the church, it was 

dedicated on Sunday, March 30,1968. Dr. C. H. Hampton, president of the Western Baptist State 

Convention of California and Vice President of the National Baptist Convention served as the guest 

preacher. Music was presented by the three choirs of the church. Its mid-century architectural style 

spoke of the modern, forward thinking of this congregation in Venice beach. It was reported that nearly 

700 persons attended the ceremonies.

Bishop E. L. Holmes served as pastor of the First Baptist Church of Venice for forty-four years. He was a 

fixture in the Oakwood community. He built his home on Brooks Avenue in Oakwood so he could share 

the daily experiences of his parishioners first hand. He was a member of various local community 

organizations including the Venice Rotary Club, the Venice Chamber of Commerce, the Boys and Girls 

Club of Venice, the Board of Judges for Venice High School and the Police Expo of Los Angeles.

Residents state that the church throughout its history was a haven for the black community. Music was 

an important element in the church services and ministry. For much of its history there were three 

choirs, including the Adult Choir, the Junior Choir and the Boys' Junior Choir. For many of the young men 

in the community, the choir was a haven. One participant recalls that the Boys Choir was "ra social and 

religious place where you could go and get help, have fun and not worry about negative forces on the 

outside."

Another congregant recalls that the Church was "the center of all our social lives.... It fostered our social 

relationships. It kept us positive. It gave us inspiration to overcome adversities. We could support each 

other. And it was kind of the jumping off point for all our other organizations."

The history of Venice, the "Venice of America" is well known and documented. It came out of the 

singular vision of Abbot Kinney, whose dream of a cultural and entertainment center for Venice is still 

relevant. Venice is an artistic and cultural beacon for Los Angeles. In addition, Abbot Kinney's forward 

thinking served as a social experiment for economic and racial diversity that is still a central part of the 

Venice culture and character. Venice includes Oakwood, one of the first established intentional African- 

American communities in the city. Historically it has been the most socially, racially, economically and 

culturally diverse coastal city in California.

First Baptist Church tells the story of this special enclave of African American culture and life in this 

coastal city, the suburbanization of the residential development of Los Angeles, and the role of the 

African American church in the history of African Americans in Los Angeles. First Baptist was the 

spiritual, social and cultural center of the black community in Venice and is associated with individual 

leaders who contributed to the establishment of his unique community. Its start in the early 1900's



when blacks first moved to Venice through the peak of the African-American community in Oakwood in 

the 1960's through the 1980's tells the story of the African-American community's role and the role of 

the church in creating and sustaining the special coastal community of Venice. It is significant in the 

area of ethnic heritage, religion and social history for its association with the African American 

community in this coastal town.

3) Economic, Social, and Racial Equity Effects

High end developments such as this proposed SFD Mansion in low-income neighborhoods lead to 
indirect displacement by incentivizing nearby property owners to raise rents to levels that are 
unaffordable to existing tenants. The key phenomenon remaking cities across America is that formerly 
redlined neighborhoods like the Oakwood subarea of Venice, are now overrun by a flood of racialized 
investment capital meant to redevelop those areas for affluent, predominantly Anglo residents. Projects 
such as this in a historically African-American neighborhood are not meant for existing residents and 
result in localized increases in property values, incentivizing owners of nearby housing to evict tenants in 
favor of more affluent incomers who are predominately Anglo.

The 685 E. Westminster property sits in the heart, both literally and conceptually, of the historic African- 
American community of the Oakwood subarea of Venice. It is the duty of the lead agency to not only 
protect the environment but also to demonstrate to the public in a unique and fragile economic, social, 
and historical coastal area, that it also is being protected. In this area where historically public policy was 
constructed to limit the opportunity of African-Americans, and in acknowledgment of the current 
climate of rapid displacement of African-Americans and other low-income peoples, it becomes duty to 
comprehensively consider the impact this project will have on this historic community.

CEQA Section 15003 (b, j) 

CEQA Section 15064 (e) 

CEQA Section 15064 (h)(1) 

CEQA Section 15131 

§ 21001(e)

(continued on next page)



4) Due Process

As mentioned in the previous section, this property sits in the heart, both literally and conceptually, of 
the historic African-American community of the Oakwood subarea of Venice. It is the duty of the lead 
agency to not only protect the environment but also to demonstrate to the public in a unique and fragile 
economic, social, and historical coastal area, that it also is being protected by way of comprehensive 
consideration.

A comprehensive CEQA review by the City of Los Angeles will elicit public input and demonstrate that 
the best possible procedures for a truly fair analysis are being employed to determine what is proper for 
the historic Oakwood-Venice community.

CEQA Section 15064 (h)(1)

How Appellant is Aggrieved

Appellant is a 5th generation Venice resident of Native American heritage deeply concerned by the 
pattern of disregard for environmental justice and respect for sacred sites toward the historically 
African-American community. Him and his family have deep long standing relationships with the former 
and remaining historic Black families of Oakwood-Venice. He reflects the concerns of many generational 
families and concerned new residents who wish to see a future where their children will continue to 
walk in equity alongside the families of those who co-created this world renown cultural destination.


