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PAYNE PARK ARCHITECTURAL ASSESSMENT

1.0

ARCHITECTURAL OBSERVATIONS

Architectural observations were made on June 23, 2021 consisting of walk-through visual
observations of a portion of Payne Park including the pavilion and restroom building.
The architectural observations were made by Andrew Simpson of Stantec. The architectural systems
and conditions observed are documented in the following sections.

1.1

PAVILION

A pre-engineered metal building acting as a cover for a paved skateboard area is located near the
center of Payne Park east of the restroom building and west of the playground area. The pavilion
consists of an exposed painted steel structure, degraded metal gutter and downspouts, and a metal
roof with translucent skylights scattered throughout.

Photograph

Description
Photograph 01
Pavilion as Seen on
Google Maps Street
View Captured in
2013
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Photograph

Description
Photograph 02
Pavilion Panorama
Looking Underneath

Photograph 03
Pavilion Looking
North
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Photograph 04
Pavilion South East
Corner
1. Pavilion observed to
be missing majority of
paint finish on
exposed structure,
gutter, and
downspouts.
2. Gutter in disrepair
missing significant
portions along with
missing and heavily
damaged downspouts.
3. Underside of roof
worn with missing
paint and some visible
rusting.
4. Translucent
skylights heavily
stained and dirty
noticeably reducing
light transmittance.
5. Tree canopy directly
touching and
overlapping with
pavilion roof.
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Photograph 05
Pavilion Looking
East Toward
Playground
1. Translucent
skylights heavily
stained and dirty
noticeably reducing
light transmittance.

Photograph 06
Pavilion North East
Corner
1. Downspout missing
at north-east corner.
2. Pavilion observed to
be missing majority of
paint finish on
exposed structure,
gutter, and
downspouts.
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1.2

RESTROOM BUILDING

The Restroom building consist of a single story with concrete masonry walls, a wood framed hip roof,
and timber posts. Exterior finishes include painted concrete masonry walls, unpainted wood facia
board, engineered wood panel soffit, exposed unpainted timber posts, and an asphalt shingle roof.
Interior finishes include painted CMU walls and engineered wood panel soffit.
Photograph

Description
Photograph 07
Restroom
Building
North Façade

Photograph 08
Restroom
Building South
Facade
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Photograph 09
Pay Station
Office Ceiling
1. Building lacks
gutter resulting in
water runoff onto
surrounding
pavement and
grass. Lack of
gutter may be
causing visible
deterioration of
wood fascia and
splash marks at
base of wall.

Photograph 10
Restroom
Building Walk-In
Plumbing Chase
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Photograph 11
Restroom
Building
1. Metal doors and
frames appear to
be in good
condition with very
minor paint wear.
2. Restroom light
levels did not
appear to be
adequate.

Photograph 12
Restroom
Building Men’s
Restroom Toilet
1. Plumbing
fixtures and
accessories
appear to be in
good condition
with minor surface
wear. Functionality
of toilets, sinks,
and toilet
accessories was
not assessed.
Refer to
accessibility
assessment for
TAS noncompliance.
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Photograph 13
Restroom
Building Men’s
Restroom Above
Door
1. Occupancy
sensor light
switches observed
to be placed out of
reach. Refer to
accessibility
assessment for
TAS noncompliance.

Photograph 14
Restroom
Building
Women’s
Restroom
1. Plumbing
fixtures and
accessories
appear to be in
good condition
with minor surface
wear. Functionality
of toilets, sinks,
and toilet
accessories was
not assessed.
Refer to
accessibility
assessment for
TAS noncompliance.
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Photograph 15
Restroom
Building
1. Fascia board
observed showing
signs of
deterioration
possibly from lack
of gutter to
redirect rain runoff.
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Photograph 16
Restroom
Building Soffit
Near Women’s
Restroom Door
1. Soffit vent
observed to be
damaged.
2. Damage
observed at soffit
and wood fascia
board.
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2.0

CONCLUSIONS

2.1.1

Pavilion

The pavilion was observed with major signs of wear and tear to every element. The exposed structure
is in desperate need of new paint. Most of the gutter is missing or significantly deformed. Every
downspout is either missing in part or entirely and damaged with no proper splash block or
termination. Translucent skylights appear to have discolored due to age or UV exposure allowing only
a fraction of their original light transmittance. Underside of roof shows some signs of finish wear. An
adjacent tree’s canopy was observed to be in contact with a portion of the pavilion roof which is likely
further exacerbating gutter and rusting issues. Pavilion metal roof was not assessed but may have
leaks or issues related to other mentioned observations. Refer to the structural assessment for
observed slab and superstructure deformations.

2.1.2

Restroom Building

The restroom building was observed to have a functional envelope with moderate degradation to
portions of the exterior. The building’s painted concrete masonry unit walls and painted metal doors
and frames appeared to be in mostly good condition. The building lacked gutter and downspouts to
control rain run-off from the roof which may be further worsening degradation of the unpainted wood
fascia board along the perimeter of the roof. Unsightly splash marks are visible at the base of the
exterior wall on the East, South, and West sides where the roof overhang is minimal. At least one
soffit vent was observed to have damage along with a portion of the adjacent soffit and fascia board.
The interior of the building appeared to be in mostly good condition with some observed staining of
the sealed concrete floor in both restrooms. Light fixtures appear to be controlled with an occupancy
sensor / switch combo that is placed out of reach in the ceiling. Light levels in both restrooms appear
to be inadequate. Refer to accessibility assessment report for possible TAS non-compliance.

3.0

RECOMMENDATIONS

3.1.1

Pavilion

We recommend a complete replacement of gutters and downspouts. Downspouts to be terminated
with splash blocks to avoid soil erosion and associated issues to slab. It is also recommended to
repaint all exposed structure. Further assessment of roof should be done to determine if it is feasible
to keep the roof or if a replacement is needed. Overhanging tree canopy should be cut back to avoid
contact and unnecessary debris collection on roof. Further, we recommend that all translucent
skylights be replaced to allow for greater natural lighting under pavilion as originally intended.
Replacement skylights should be resilient to UV degradation and staining.

12

PAYNE PARK ARCHITECTURAL ASSESSMENT

3.1.2

Restroom Building

We recommend that the restroom building’s roof be further assessed to determine remaining lifespan
and condition. Should the roof’s lifespan and warranty be near or past its conclusion a replacement of
the roof should be done to coincide with further recommended work at the roof edge. All wood fascia
board should be replaced, and a new gutter and downspouts should be installed along the entire roof
edge to help protect new fascia from water runoff and exposure. Downspouts to be terminated with
splash blocks to avoid soil erosion and splashing at the exterior wall’s base. Damaged soffit and soffit
vents to be replaced. Further, we recommend new light fixtures and switches be placed in the
restroom to meet code light level requirements. Address all TAS accessibility non-compliance per the
accessibility assessment report.
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1.0

STRUCTURAL OBSERVATIONS

The structural site observations were made on June 23, 2021, consisting of walk-through visual
observations of the building structures at Payne Park on W Cates Street.
The structural observations were made by Richard Zinser of Stantec. The structural systems and
conditions observed are documented in the following sections.

1.1

PAYNE PARK PAVILION AND RESTROOM BUILDING

This Park contains two structures that were observed for structural performance and deficiencies: the
pavilion structure and the restroom building. The pavilion structure is a pre-engineered metal building
structure with tapered columns and tapered roof beams. The frames resist lateral wind/seismic forces
for north-south winds while portal frames resist these forces in the east-west direction. Some
deformation in the portal frame end plate connections was noticed.
The restroom building is a loadbearing concrete masonry structure with a wood framed hip roof. The
building bears on a slab on grade that most likely has thickened edges to support the masonry. In
general, the structure is in good condition. Only a small crack in the concrete slab on grade at a wood
post bearing was observed.
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Photograph

Description
Photograph 01
Pavilion Structure
Tapered frame columns with tapered frame beams
supporting roof purling and roof deck.
Portal frame at south side of structure.

Photograph 02
Pavilion Structure
1.

Frame beam/column joint and portal frame at
north exterior face.

2.

Gutter at north roof edge but downspout at
corner column is missing.
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Photograph

Description
Photograph 03
Pavilion Structure
1.

Northeast corner column.

2.

Downspout from gutter above is missing.
Downspout clip angle at column is intact.

3.

Column paint is failing.

Photograph 04
Pavilion Structure
1.

Northeast corner column base condition.

2.

Some erosion is evident at slab edge due to
rainwater freefalling from gutter as the
downspout at this column is missing.

3.

Column paint is failing.
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Photograph

Description
Photograph 05
Pavilion Structure
1.

Southwest corner column.

2.

Downspout is also missing at this corner.
Downspout clips are still attached to the
column.

3.

Column paint is failing.

Photograph 06
Pavilion Structure
1.

Southwest corner column base condition.

2.

Some erosion is evident at slab edge due to
rainwater freefalling from gutter as the
downspout at this column is missing.

3.

Column paint is failing.

17

PAYNE PARK STRUCTURAL ASSESSMENT

Photograph

Description
Photograph 07
Pavilion Structure
1.

Southeast corner column.

2.

Downspout is present at this corner.

Photograph 08
Pavilion Structure
1.

Southeast corner column base condition.

2.

Downspout conducts rainwater directly to the
ground causing some erosion at the slab
edge. Recommend an angled turn out at the
bottom of the downspout and a splash block
to disperse the rainwater without causing
further erosion.

3.

Column paint is failing.
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Photograph

Description
Photograph 09
Pavilion Structure
1.

Slab on grade shrinkage cracking emanating
from re-entrant corners at the column.

Photograph 10
Pavilion Structure
1.

Slab on grade shrinkage cracking. Cracks all
emanate from re-entrant corners.

2.

No control joints were observed in the slab on
grade.
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Photograph

Description
Photograph 11
Pavilion Structure
1.

End plate connection at the south portal
frame shows signs of plate bending due to
frame racking.

2.

Connection should be repaired.

Photograph 12
Pavilion Structure
1.

South portal frame end plate connection.

2.

Daylight can be seen between the connection
plates. This connection should also be
repaired.
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Photograph

Description
Photograph 13
Restroom Structure
1.

Loadbearing concrete block walls with wood
roof framing.

2.

Walls and framing are in good condition.

Photograph 14
Pavilion Structure
1.

Slab on grade cracking at post bearing.

2.

Crack should be cleaned of loose material
and sealed to prevent further deterioration.
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2.0

CONCLUSIONS

The overall condition of the Pavilion structure is good with a few minor components that should be
addressed. There are three missing downspouts that should be replaced, and all four locations of the
downspouts should be provided with splash blocks to help keep the soils adjacent to the foundation
from eroding any further than it already has. The columns of the Pavilion all appear to need to be
repainted to help reduce the potential for adverse amounts of corrosion. In addition, the end plate
connections of the portal frames should be repaired. Where end plates are bent due to connection
rotation, the plates should be straightened and made fair to be able to tighten the bolts bringing the
plates together and in contact with each other. The Pavilion slab on grade has shrinkage cracks that
occur at re-entrant corners that should be repaired should the Pavilion continue to be used as a skate
park.
The restroom structure was found to be in good condition and does not need any remedial work
except for a crack in the slab on grade occurring at one of the front entrance posts. This is a small
crack but should be addressed to prevent further deterioration.

3.0

RECOMMENDATIONS

We recommend downspouts be replaced where found to be missing and that splash blocks be
provided at all four downspout locations. We also recommend the columns be repainted and that the
end plate connections of the portal frames be repaired by straightening the plates and retightening of
the bolts.
The slab on grade at one of the entrance posts is cracked and should have this crack repaired and
sealed to prevent further deterioration.
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This document entitled PAYNE PARK ARCHITECTURAL ASSESSMENT was prepared for
Stantec Architecture Inc. (“Stantec”) (the “Client”). Any reliance on this document by any
third party is strictly prohibited. The material in it reflects K+K Associates, LLP’s professional
judgment in light of the scope, schedule and other limitations stated in the document and in
the contract between Stantec and K+K Associates, LLP. The opinions in the document are
based on conditions and information existing at the time the document was published and do
not consider any subsequent changes. In preparing the document, K+K Associates, LLP did
not verify information supplied to it by others. Any use which a third party makes of this
document is the responsibility of such third party. Such third party agrees that K+K
Associates, LLP shall not be responsible for costs or damages of any kind, if any, suffered by
it or any other third party because of decisions made or actions taken based on this
document.

Prepared by
(signature)
Sharon Krueger, Registered Accessibility Specialist

Reviewed by
(signature)
James Krueger, Registered Accessibility Specialist
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EXECUTIVE SUMMARY

Observations
K+K Associates, LLP and Stantec visited the site on June 23, 2021 for the purpose of observing the
existing conditions regarding accessibility within the City of Bridgeport City Parks. K+K Associates,
LLP was guided through the facilities by a Stantec representative or employee, Ms. Rebecca Pittman.
K+K Associates, LLP was given access to each of five (5) parks, unless lack of access is noted, and
allowed to observe conditions regarding the existing condition of accessibility. Observations at each
site are based on either the Texas Accessibility Standards of 2012 or 1994 (as applicable), in addition
to the Outdoor Developed Areas document published by the United States Access Board.
Conclusions
No construction documents of existing facilities were provided, and K+K Associates, LLP’s opinions
regarding the observed conditions are based on what is believed to be what is readily observable and
measurable at each of the parks.
K+K Associates, LLP recommends that, as improvements are made to the existing facilities, the
following hierarchy of corrections be included as described in the report for each park:
1) An accessible entrance to the facility
2) An accessible route to any altered area or facility
3) An accessible toilet room for both men and women, or an accessible single user unisex toilet
room, if toilet rooms are provided
4) An accessible dual water fountain, if water fountains are provided
5) Accessible parking, if parking is provided.
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1.0

PAYNE PARK

Payne Park provides a skateboard pavilion and a playground, picnic tables and benches. There are
toilet facilities provided for both women and men. There is no parking provided on site.

Photograph

Description
Photographs 1.1.01 and 1.1.02
Park Access
There are no parking spaces provided on site. A
sidewalk and ramp is an entry point to the park.
The ramp segment has a slope that exceeds 8.33%.
Parking is not required to be provided, although,
if it is provided within the footprint of the
property, accessible parking is to be provided.

Photographs 1.1.03 and 1.1.04
Skateboard Pavilion
1.

There is an open pavilion and skateboard
activities provided.
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Photographs 1.1.05 and 1.1.06
Park Playground
1.

A slide is provided within the park.

2.

No accessible route is provided to the slide
enclosure from the park entrance.

Photographs 1.1.07 and 1.1.08
Park Playground
1.

Play equipment with multiple components is
provided.

2.

No accessible route is provided to the play
equipment entry ramp from the park
entrance.

Photographs 1.1.09 and 1.1.10
Park Playground
1.

Swings are provided in the park.

2.

No accessible route is provided to the play
equipment entry ramp from the park
entrance.
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Photograph 1.1.11
Park Picnic Tables
1.

There are picnic tables provided on
concrete pads in the park.

2.

No accessible route is provided to the
picnic tables from the park entrance. There
is no accessible seating positions at the
tables for at least 5% of the seating that
includes knee space.

Photograph 1.1.12
Park Benches
1.

There are benches provided in the park.

2.

No accessible route is provided to the
benches from the park entrance.

Photograph 1.1.13
Park Toilet Rooms
1.

Men’s and women’s toilet rooms are
provided.

2.

The entry door to both rooms does not have
a level surface for 18” beyond the strike/pull
side of the door. The surface ramps down.
Level is described as a slope not exceeding
2% in any direction.

27

PAYNE PARK ACCESSIBILITY ASSESSMENT

Photograph 1.1.14
Park Toilet Rooms
1.

Men’s and women’s toilet rooms are
provided.

2.

The signage indicating accessibility and
gender are not mounted adjacent to each
door.

Photographs 1.1.15 and 1.1.16
Park Toilet Rooms
1.

Men’s and women’s toilet rooms are
provided.

2.

The rear grab bar in both rooms is mounted
higher than 33”-36” to the top of the
element. The rear grab bars are less than
36” long. The side grab bars are less than
42” long. The toilet paper dispenser in the
men’s toilet room does not provide 1-1/2”
between the bottom of the grab bar and the
dispenser.
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2.0

CONCLUSIONS

The observations made at our site visit to Payne Park, on June 23, 2021, were for the purpose of
assessing the existing conditions regarding accessibility within the park, the skateboard pavilion,
playgrounds, picnic tables and benches, and a toilet building. Observations at each site are based on
either the Texas Accessibility Standards (TAS) of 2012 or 1994 (as applicable). There is little
accommodation addressing accessibility. The few items that do address accessibility (sidewalk, grab
bars) do not meet the requirements (cross slopes, sizes, etc.) of the Standards. TAS does scope
accessible routes, toilet rooms, picnic tables and playgrounds. There is no parking provided within
the footprint of the park boundaries. The primary entrance is a sidewalk on the south side of the park,
near the skateboard pavilion.
.

3.0

RECOMMENDATIONS

K+K Associates, LLP recommends that, as improvements are made to the existing facilities, the
following hierarchy of corrections be included as described in the report, for each park:
1) An accessible entrance to each facility.
2) An accessible route to each altered area or element.
3) An accessible toilet room for both men and women, or an accessible single user unisex toilet
room, if toilet rooms will be provided.
4) An accessible dual water fountain, if water fountains will be provided.
5) Accessible parking, if parking will provided.
The above list is what TAS expects and requires minimally when facilities make improvements,
whether it is an alteration of the existing facility, or additions to a facility. TDLR requires that at least
20% of a budget for a renovation or alteration project be allocated for accessibility, if all of the five (5)
items in the hierarchy cannot be achieved due to budgeting constraints. We recommend that funds
be available for these five elements as part of any design package. An accessible route is a route
between elements, or from an entry point, that is at least 36” wide, has a slope that is no more than
5%, a cross slope that is no more than 2%, and a surface material that is firm and stable (such as
concrete or asphalt).
Additionally, should additional recreational elements be altered or added, they will be required to fully
meet TAS. This includes (but not limited to): all play equipment, picnic tables, any accessible parking
serving the park within the property line, and toilet rooms. Any future items that may be included as
part of a future design are to be fully designed under 2012 TAS (splash pools, public gardening,
basketball courts, water fountains, for example). An accessible route (described in the previous
paragraph) is to connect all elements and facilities within the footprint of the property boundaries,
including accessible parking if provided, all elements of the playgrounds up to the edge of the fall
zone surface, dining surfaces, benches, and toilet rooms. We recommend that all elements that are
altered or added be designed to meet 2012 TAS as part of the initial pr
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