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The Plummer Park Master Plan ReVisit

This report summarizes the results of a brief yet comprehensive review, assess-
ment and reevaluation of the Plummer Park 1994 Adopted Master Plan.

Since the adoption of the 1994 plan the Community Services Building and its
associated parking lot were completed and the activities within the park contin-
ued to intensify. It became evident over the years that expansion of unpro-
grammed open space (grass and trees) beyond that which was provided in the
1994 plan had become an overriding priority of the community, the residential
neighbors and park users and that therefore this and other considerations war-
ranted a comprehensive ‘revisit” to the adopted plan. The master plan revisit
included interviews, meetings and workshops with the West Hollywood Parks
Master Plans Steering Committee, the Public Facilities Commission, the West
Hollywood City Council, City of West Hollywood Department heads and staff,
stakeholders, interest groups and the general public.

Upon completion of the outreach, analysis and option development phases of
the exercise a preferred recommendation was agreed upon and developed , the
results of which are this report arranged into three sections as follows.

Introduction.

This section introduces the park, a little of its history and describes its purposes
as currently expressed in its existing condition and by those who use it, as well as
general characteristics of its physical setting. The purposes and process of the
master plan are outlined emphasizing that this exercise did not constitute a
wholesale revision of the 1994 plan, but rather was intended to provide a critique,
suggested modifications and recommendations for how to proceed in the future.

The Recommended Revisions

This section describes revisions of the 1994 adopted master plan beginning with
a plan diagram accompanied by a detailed inventory of observations and sug-
gested. Following this are a series of analytical diagrams comparing the existing
condition, the 1994 Adopted Master Plan, and the recommended revised plan .
These comparisons include land use, area dedicated to unprogrammed open
space with grass and trees, ground plane permeability, pedestrian circulation and
vehicular circulation and parking.
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Plummer Park in Context. Plummer Park anchors the residential neighborhoods of the

eastern extension of West Hollywood. West Hollywood Park is in the western part of the city
less than a mile away.

Supporting Analysis.

This section documents the array of observations and visual/analytical tools
employed as a foundation for the community wide collaborative effort in creating
recommended revisions to the 1994 plan. These include a neighborhood land use
diagram, topographic analysis, a detailed and comprehensive inventory of exist-
ing trees by species, size , health and age, an abbreviated portfolio of photo-
graphic documentation of existing conditions and an overview of the costs of
things. Options considered but not ultimately recommended are included at the
end of this section.

Outreach and Acknowledgements.

This section includes a record of the interviews, meetings and forums con-
ducted throughout the process and acknowledgement of those who participated.
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Plummer Park

Plummer Park has been in existence since long before the City of West Hollywood
was incorporated. The area around the park was part of a large land grant named
Rancho La Brea. When control over California changed from Mexican to Ameri-
can hands, part of the Rancho La Brea became the Plummer Ranch. In 1937 a public
park was created around the farmhouse and outbuildings that were part of the
original ranch. In 1982 a fire damaged the farmhouse which was subsequently
moved to Calabasas, where it currently stands. In 1947 the County of Los Angeles
constructed its first building on the site, the Long Hall followed shortly thereafter
with the Great Hall both located in the center of the property. Fiesta Hall--an
auditorium and adjacent courtyard--was built in 1957 and upgraded in 1992. Plummer
Park became a City of West Hollywood park shortly after 1984 when the City
incorporated.

Today the park is a lively and heavily used neighborhood park full of people and
activity throughout the day and evening hours. It is the site of many City spon-
sored programs and services, mostly administered through the auspices of the
Community Services Building completed in 2001. The park serves constituents of
all ages from toddlers to teens, young adults, adults and seniors. It features seven
(7) outdoor tennis courts--served by a tennis “pro-shop” and concession stand,
an outdoor basketball court, outdoor tot lot and tiny tot facility housed in a
portable facility.

By far the most visible constituency of the park are the seniors who live and work
in the neighborhood and who frequent the park everyday and evening of the week
investing it with a kind of life not usually seen in public spaces within the Los
Angeles metropolitan area. This is an aspect of Plummer Park that the City and its
residents treasure and one that everyone wants to encourage, enhance and
strengthen. One of the deficiencies of the park most often cited is the limited area
of unprogrammed open space with grass, trees and paths for walking, especially
since this is the primary purpose for which its most consistent users frequent the
park.

The Community Services Building includes meeting spaces, a dance studio, of-
fices and other amenities to support its programs and services. Great Hall/Long
Hall houses a gallery space, a small library serving the Russian immigrant commu-
nity and other modest community oriented functions. Fiesta Hall houses an audi-
torium suitable for fairly large community meetings and other events.

Plummer Park as Seen from Santa Monica Boulevard. The primary of the four entrances into
Plummer Park faces onto Santa Monica Boulevard, one of the major east-west thoroughfares
through West Hollvwood Note how little park open space--grass and trees--is visible from the
boulevard.

Plummer Park is approximately 8 1/2 acres in overall area, surrounded on three
sides by residential neighborhoods and on its south side by Santa Monica Bou-
levard, one of the most important commercial zones and vehicular arterials of the
City. The park is bounded by Fountain Avenue on the north, Vista Street on the
west and the backs of residential properties that front onto Fuller Street in the cast.
The park extends a “finger” to Fuller Street more or less on the axis of Lexington
street which terminates into Vista on the west flank of the park.. The park is
currently served by two surface parking lots, one off of Santa Monica Boulevard,
the other off of Fountain Avenue. The parking is considered inadequate most
times of the day and week.

While the park is considered mainly neighborhood oriented serving principally
residents of the east side of West Hollywood it is part of a what has become a city-
wide integrated park system including Hart Park, Kings Road Park and West Hol-
lywood Park. West Hollywood Park features many of the same programs, services
and amenities as Plummer Park and additionally includes the City’s only public
aquatic facility. West Hollywood Park is located near the intersection of Santa
Monica Boulevard and San Vicente less than a mile west of Plummer Park.
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Plummer Park Today. The almost 8 1/2 acre park lies on the block between Santa Monica Boulevard and Fountain Ave on the south and north and Fuller Street and Vista Street (east and west).
The park is cut off from the neighborhood by parking lots at both the north and south frontages. Tennis courts, playground equipment and buildings fill up the open space at the heart of the site.
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The Existing Condition of the Park

. FiestaHall is a large and potentially well-utilized resource for the community.
The north and south parking lots are remotely located relative to Fiesta Hall
and the building lacks access to and from a vehicular drop-off. Should the
building be programmed for community events, vehicular access and parking
in their current configuration are inadequate.

. Great and Long Hall have a pleasant architectural quality and the courtyard
in particular fits well in the sequence of spaces in the park. The building is
not well-utilized. The costs of renovations and the type of space provided by
Great and Long Hall must be reviewed in the context of the program and
facilities needs expressed by the community.

. The temporary child care center structure is poorly located as it prevents
maximization and unification of park open space. Location of this function
and the adjacent playground area must be considered as a part of as a com-
prehensive strategy for the expansion of park open space.

. Outdoor basketball presents a challenge for a small urban park that has very

little if any buffer area between park uses and adjacent residential properties.
Indoor basketball must be considered as an alternative

. The area adjacent to Great and Long Hall is a reasonably proportioned space
that could be integrated into the larger sequence of variously sized courts
and lawns that make up Plummer Park. In the existing condition the paved
surfaces, grass areas, park furniture and miscellaneous uses do not in their
summation result in a meaningful addition to the park.

. The tennis courts are heavily used and considered a valuable asset of the
park. Their number and dimension compromise visual and pedestrian rela-
tionships across the park and with the residential neighbors.

. The grassy area along Vista Street north of Fiesta Hall is the largest area of
what most what consider a true park. Its vicinity to the street and lack of
relationship with the rest of the park area and its uses compromises this
area’s viability as an asset for the overall park.

. The area directly off of Fuller Avenue on the east side is useful in connecting
the park to the neighborhoods on its east side and has potential as both a
“vest pocket” park and a “vestibule” to the larger park.

10.

11.

12.

13.

14.

The park is heavily used by patrons who stroll through it as a form of
recreation and to socialize. However, the plan of the park circulation as
primarily a truncated linear spine does not lend itself to a gracious circuit of
the environs of the park.

Single story buildings such as the Community Services building are inap-
propriate uses of land in an environment where land is a premium and open
space a priority. Future development of park facilities that utilize second
and third stories to fulfill program objectives will return valuable open space
back to the park.

The rear of residences and their garages present an undignified face along
the west side of the south area of the park. Inevitably this creates a conflict
of use and compromises the visual potential of the park. Maintenance of the
existing alley along with methodologies and/or strategies for the modifica-
tion and/or screening of the residences and garages must be considered.

Park frontage along Santa Monica Boulevard is severely compromised by
the placement and configuration of the Community Services building and its
parking. The area of the existing parking lot, even if parking were removed
would present a challenge in providing a meaningful contiguous park space
given its relatively narrow dimension , the presence of the alley and the rear
face of adjacent private residences and garages. This area should provide
visual relief along Santa Monica Boulevard and a physical and visual link to
the neighborhoods to the south.

The parking lots at Santa Monica Boulevard and Fountain Avenue are
planned and built on a suburban model of parking more appropriate to
places where land is plentiful. Itis an inefficient use of land in a popular and
heavily used park. Further, the lots obscure visual access into the park and
obstruct pedestrian access. Land acquisition and parking strategies suited
to urban environments should be considered as a way to liberate this land
for much needed expansion of the park and its integration into the neigh-
borhoods and communities it serves .

The car wash at the northeastern corner of Vista Street and Santa Monica
Boulevard, the vacant lot at the northwestern corner of Vista and Santa
Monica Boulevard, and the Paladin Building at the northwestern corner of
Fuller Avenue and Santa Monica Boulevard offer the most obvious examples
for potential park expansion.
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The Adopted Master Plan

10.

1. Proposed perpendicular street parking along Vista Street is insufficient to
significantly serve Fiesta Hall for which it appears intended. Inefficient
surface parking schemes of this type in this location result in a further de-
grading of the park frontages and their relationships to the neighborhoods.

With this design automobiles dominate the view along one of the park’s most 11

significant frontages facing the neighborhood to the west.

2. Great Hall/Long Hall have been removed thus affording the opportunity to 12.

unify the central area of the park into an integrated whole. This allows direct
connection both visual and pedestrian between Fuller and Vista in the east
west direction across the park.

3. The child care center has been removed but no provisions for its replacement 13.

have been indicated, nor provided in the new Community Services building

4. The outdoor basketball court currently located on the east side of the park
south of Long Hall/Great Hall has been moved to the west side along Vista,

thus transferring the noise issue and its affects on neighboring residents 14.

from one side of the park to the other.

5. The only significant large open lawn area provided in the plan is adjacent to

the street. If this lawn is used as a playfield, stray balls and the safety of I5.

children are of concern and not visibly resolved in the master plan.

6. A Grand Fountain is called for in the adopted master plan, but it is clear that
in addition to water features a water/play feature or recreational splash pool

is a high priority for the park users and this location may not be appropriate. 16.

7. The pavilions are intended to create covered areas for picnics and small
groups and seem to be located well in the plan.

8. A quiet formal garden is a good use in the small area fronting Fuller Street
close to neighboring residences.

17.

9. The demand for racquetball and tennis courts when compared to other facili-
ties and program needs identified by the community as priorities must be
reviewed in the context of limited overall available park land.

The parking structure topped with tennis courts along the Fountain Avenue
street frontage blocks all visual access to the park. The park therefore is
restricted in its visual role as an oasis of “green relief” within the city street
grid system.

The central pavilion at the south end of the tennis court area aborts the
visual and physical attributes and advantages of the central promenade.

The topography of the existing park is not addressed by the master plan.
Topography and building/parking structure sections will offer possible so-
lutions to providing much needed facilities while at the same time maximizing
or retaining existing park open space.

The surface parking lot which provides adequate access and parking to
facilities now will not address future facilities and park needs. Further, it is
inefficient use of park land in a popular and very heavily used park in a
heavily populated area of the city.

It is important to provide solid wall or hedge visual screening of park uses in
this location as it abuts the rear elevations of neighboring residences. The
master plan hints at such devices but is not clear on their ultimate realization.

Park exposure and frontage along Santa Monica Boulevard is severely com-
promised by facilities and surface parking and the master plan makes no
attempt to provide a remedy for the clear desire to connect the park to the
boulevard and the neighborhoods to the south.

If park expansion onto adjoining commercially zoned properties along Santa
Monica Boulevard is feasible, two or three story structures designed to
house community and park services along with parking should be planned
for those sites. This strategy of stacking functions in buildings that com-
plete the street frontage of Santa Monica Boulevard, allows for growth of
facilities and services while liberating land within the park for open space .

The community has expressed a desire for a Russian Veterans Memorial in
the Park. The current adopted plan does not adequately specify a location
or guidelines for this memorial. The master plan has improved upon the
pedestrian circulation pattern within the park and it may be that along this
promenade there is a proper location for the monument.



Final Report - PLUMMER PARK MASTER PLAN REVISIT 2004 INTRODUCTION
City of West Hollywood

® @ DD @ @




INTRODUCTION PLUMMER PARKMASTER PLAN REVISIT 2004 - Final Report

City of West Hollywood

The Purpose, Process and Protocol of the Master Plan Revisit

On July 6, 1993 the City of West Hollywood entered into an agreement with
Purkiss Rose RSI to prepare a master plan for the renovation of Plummer Park.
The Design Development Report (DDR) that was produced as a result of this
agreement documents the master plan and describes in detail the design intent,
proposed improvements, their function and recommended construction materi-
als. The DDR evaluated environmental impacts, mitigations measures, an esti-
mate of development costs and suggested methods of implementation. The DDR
is clear in underlining that a key goal of the plan was flexibility and the ability to
adapt to the changing needs and future opportunities afforded by the dynamics
of the City of West Hollywood.

In April 0f 2002, the City Council approved an agreement with a design team to
revisit and with the collaboration of the West Hollywood community reevaluate
the 1994 Adopted Master Plan. Since the completion of the 1994 plan the Commu-
nity Services Building and its associated parking lot were built, and the use of
the park, particularly by neighborhood seniors continued to intensify thus exac-
erbating both the perception and the reality that the park lacked sufficient unpro-
grammed areas of grass and trees with paths and seating for exercise and social-
izing. The purpose of this exercise has been to suggest revisions, deletions and/
or additions to the 1994 master plan to address this issue and others. In addition
to other documents and research, the master plan revisit made use of two impor-
tant preexisting studies, 1) the City-wide City of West Hollywood Parks and
Recreational Needs Assessment, published in August 2000; and 2) the Plummer
Park Master Plan and ““Design Development Report,” published in March 1994,

Plummer Park has a potentially powerful role to play as a neighborhood oriented
amenity within the City. The park creates a shared identity among the east side’s
residents and business owners. It has a unique history and physical setting in
one of the most dynamic areas of the city. The purpose of the master plan revisit
was to capitalize on these strengths and, importantly, to create tangible relation-
ships between the recreational and social life of the park and its physical setting.
This was not an abstract or formulaic exercise, but rather one that required
creativity, imagination and flexibility of thought manifested through the use
of a variety of visual tools--drawings and models-- to arrive at a tangible and
meaningful vision that is shared and supported by the entire West Hollywood
community. A sound foundation in observation and analysis as well as a healthy
respect for the contingencies and circumstances of the economic means of the
city, as well as the social and political environment was crucial.

Relating the Short Term to the Long Term.

The master plan structures thought and provides a framework within which
decisions can be made about intended infrastructure, building and landscape
projects now and as they arise in the future. In the initial stages it is an exercise
in imagining an ideal: “What would we do if we could control everything and
had all the resources we needed at our disposal today?” This is a powerful
method to flush out ideas, observations, obstacles and opportunities. It is espe-
cially useful in broadening horizons of thought, creating possibilities where there
were thought not to exist and nurturing the will to do better than what near-term
concerns might ordinarily suggest. It is never intended that a master plan be
devised as a blueprint for one giant static project unto itself whose value is
diminished by virtue of it not taking place all at once or ever being realized in its
entirety. Its value lies in its ability to balance objectives and priorities from the
long view and thus prevent short-term decisions from creating obstacles to the
eventual completion of a coherent overall park. This is not to say that every
attempt should not be made to follow the lead of the master plan once it is
adopted. A good park plan will allow for incremental execution of individual
components as the need arises, while creating interim conditions which do not
function or feel like incomplete fragments.

Revisiting the Master Plan : The Task at Hand.

1 Evaluate the status of Long Hall/Great Hall, its role in the park and
whether it should remain there.

2. Evaluate the need for a water amenity and consider options ranging
from a splash fountain to indoor aquatic facility

3. Review and reevaluate the number and location of outdoor tennis and
basketball courts.

4. Locate and plan for the Russian Veterans of WWII Memorial
5. Consider and evaluate the feasibility of a skate park.

6. Review, assess and present options for the expansion of parking capac-
ity beyond both existing conditions and the 1994 Adopted Master Plan.

7. Review, assess and present options for the expansion of park space
through the acquisition of adjacent commercial properties.
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What the Master Plan ReVisit Did Not Do.

The master plan revisit did not:

* Program individual components of the park.

* Design individual facilities in the park.

* Design landscape and open space components of the park.
* "Lock-in” facilities or park component designs

(The success of the plan does not depend on specific designs of any
single component ).

* Prevent nor discourage incremental development of the park, nor alternate
development scenarios.

e Preclude the incorporation of varying interpretations of the master plan
and/or design guidelines arising out of unforeseen events, influences or
new requirements of the future.

Process and Collaboration.

In the creation of the plan the discipline to abide by the framework of the process
itself was the best way, over time, to avoid unnecessary conflict, the wasting of
resources and the inefficient doubling of efforts. Within a municipal setting it
was imperative that stakeholders and interest groups work together in the envi-
sioning process and that one group understood the perspective of the other.

A good plan enhances the fortunes of all groups. It brings interests into align-
ment, such that the satisfaction of the needs of one group does not prevent the
satisfaction of the needs of others and, further, accrue benefits not just to itself
but also to the community as a whole. For the process to work best, it was
critical to hear from as many constituents as possible as early as possible--
that constituents voiced their needs, desires and concerns in good faith, par-
ticipated fully throughout the process with the goal in mind to find solutions
and in the process create the conditions for success.

City of West Hollywood

Ground Rules

The following is a summary of the “ground rules” that all participants acknowl-
edged and accepted in the orderly unfolding of the collaborative process:

» Everyone recognized that the parks are for everyone in West Hollywood, and
therefore had to accommodate a wide variety of needs and desires.

+ Participants were obligated to participate in good faith including participation
from the beginning, throughout and to the conclusion of the process; it included
listening to others, understanding where others were coming from and an atti-
tude of finding ways to say “yes”.

» All participants were called upon to seek solutions. In making a demand or
expressing a need participants were asked to simultaneously put forth solutions
for such demands and expect to work with the needs of others in devising such
solutions.

+ Participants were prepared for compromise. Not every detail of every need was
by able to be met in the master plan. Participants worked together to prioritize
shared needs and devise common goals that the city as a whole was able to
embrace.

* Respect for the process was paramount. The organization of a process that
was both structured and open-ended allowed for the orderly unfolding of events,
maximum participation and creativity.

Stewardship of the Project

The core team at the City of West Hollywood charged with the stewardship of the
process was led by Sam Baxter, Manager of the Facilities and Landscape Division
under the leadership of Lloyd Long Director of the Human Services Department,
Ray Reynolds Director of Economic Development and Special Projects, Paul
Arevalo, City Manager and many other dedicated staff people in the City of West
Hollywood. The Parks Master Plans Steering Community was the 21-member
community-based entity which gave direction to, guided and made recommenda-
tions regarding the development of the plan. Ultimately, it was the people of the
City of West Hollywood who, through its representatives on the City Council,
approved the plan.
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Recomended Revisions to the 1994 Adopted Master Plan

1. An autocourt for vehicular drop-off at the Vista Street entrance to Fiesta
Hall forms a gracious park entrance at the terminus of Lexington Avenue.
The autocourt provides drop-off for Fiesta Hall. Paving materials, walls,
gates and plantings will reinforce its design as an outdoor room.

2. Theremoval of Great Hall/Long Hall at the heart of the park makes way for
the expansion of grass and trees and the placement of an interactive water
element for both ornamental and recreational uses. All programs and uses
housed in Great Hall/Long Hall will be accommodated in facilities else-
where before their removal from Plummer Park .

3. The large openlawn area is created with the removal of Great Hall/Long Hall
and expanded by pushing the basketball court and the tennis center pavil-
ion north. This “great lawn” is the heart of the park.

4. The central park promenade that runs east-west in the park is arranged to
extend the visual axis of Lexington Avenue. Here, one can see all the activi-
ties of the park, the expanse of the great lawn and the hills beyond.

5. A child care center is planned as an extension of the Community Services
Building. The courtyard provides a protected tiny tot playground con-
nected to the park and shaded by trees. The northern leg of the new
building provides a covered, shaded area between the two play areas for
parents and children.

6. The ornamental/recreational splash pool/water fountain is placed in promi-
nent location in the park adjacent to the great lawn. This pool is designed to
be as beautiful dry as when in use and drained at night for security.

7. Tables and benches are provided throughout the park and alongside the
main pedestrian promenade. Tree canopies rather than structures provide
shade further enhancing the “greening” of the park and the neighborhood.

8. The Russian Veterans Memorial is placed at the north end of the great lawn
along the central axis extending north from Martel Avenue. It is adjacent to
the pedestrian path that completes the circuit of the park, and placed in a
clearing of trees in an area appropriate for contemplation.

10.

11.

12.

13.

14.

15.

16.

Relative to its location in the 1994 master plan the outdoor basketball court has
been moved further north and placed on the tennis court platform above the
parking structure. By placing it above ground level and surrounding it with
hedges and a sound wall its auditory impacts are minimized.

Existing recreational assets are enhanced in the newly created 8-court tennis
center. The tennis center pavilion is placed between the basketball court and
Vista Street, providing additional protection from the noise of the basketball
court. Racquetball courts are not included.

The new parking structure with tennis courts is designed as a landscaped plat-
form with hedges that step down to the park and conceal the parking. Its outward
appearance is that of a terraced garden with hedges and paths. A promenade
with seating and trees connects Fountain Avenue to the great lawn .

The garage floor elevation should be set at existing grade or slightly below at the
southern end of the garage. This will require driveway entrance ramp transitions
to the garage at the Fountain Avenue and Vista Street entrances; however, a high
priority must be given to minimizing the visual impact of the structurc on the lawn
area.

A quiet pocket park with a formal garden is a good use in the small area fronting
Fuller Street and an amenity for both the street and the neighboring residences.

This parking lot is planned and will be designed as a public court in which cars
happen to park. The change from all decomposed granite to a patterned surface
with planting and decomposed granite inserts will increase the potential of the
court for such uses as the farmers’ market. A hedge wall screens the court from
neighboring properties.

Expansion of park property onto adjoining commercially zoned properties along
Santa Monica Boulevard creates the opportunity for a linear park along Santa
Monica Boulevard in order to give identity to Plummer Park and enhance the
quality and character of this important thoroughfare.

Building sites along the north side of the boulevard park accommodate struc-
tures for community and park services. These buildings act as a buffer between
the commercial and recreational activities associated with Santa Monica Blvd.
and the residential fabric to the north. A skateboard park anchors the west end.
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The Great Lawn. The steps up to the tennis courts along with the south side of the terraced gardens masking the presence of the Fountain Avenue parking garage provide the backdrop for the
expanse of grass and trees at the heart of the park. Just to the right of the steps is the Russian Veterans of WWII Memorial. To the left is Vista Street and the right Fuller Street. The lawn is big

enough to accommodate picnics, children’s’ play and adult strolls in the shade. The Hollywood Hills to the north create the backdrop for the park.
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The Promenade This wide, generously shaded and paved promenade links Vista Street across the park to Fuller Street. The Babi Yar Memorial anchors its central axis, while benches, trees and
shrubs accentuate its borders. The great lawn lies to the left and Fiesta Hall and the Community Services building to the right.

12
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The Russian Veterans of WWII Memorial . This important monument is given pride of place within the park at the northeast corner of the great lawn and on axis with the promenade entrance
to the park from Santa Monica Boulevard to the south. The steps and terraces along the south side of the tennis/parking facility frame the view to the left, the picnic tree grove to the right.

13
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Land Uses Within Plummer Park

In terms of land use the major

Land Uses Within Recommended Revised Master Plan.

TOTAL AREA 8.77 ACRES 100%

RECREATIONAL 1.20 ACRES 13.7%
PARKING LOT 0.36 ACRES 4.1%
GREEN SPACE 2.12 ACRES 27.2%
BUILDINGS 1.17 ACRES 13.3%
PED. WALKWAYS 3.92 ACRES 44.7%

3 PARKING GARAGE 1.66 ACRES 1.66%



