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EXECUTIVE SUMMARY

INTENT

EwingCole was commissioned by the City of Aberdeen 

to perform a comprehensive condition assessment of 

Leidos Field at Ripken Stadium. This effort began on 

February 1, 2022 with a one-day tour of the facility.

The intent of this condition assessment report is to 

provide the information needed to properly budget 

and plan for the long-term care of the stadium so that it 

remains a suitable facility for the MiLB Aberdeen IronBirds.

The content of this report can be used as an operation 

and management tool to ensure there are adequate 

funds available to capitalize the maintenance and 

eventual replacement of the stadium’s primary building 

components, equipment, and systems over the next  

20 years.  

This report is based upon clearly visible, open and 

unobstructed areas of the premises on the date of 

observation.  No opinion is rendered regarding elements 

which are concealed.

This report does not include recommended or required 

renovations to bring the stadium into compliance with 

Major League Baseball’s recently mandated PDL facility 

standards. The MLB audit, concept design studies and 

estimated costs to bring the stadium into compliance 

with the PDL facility standards are separate documents. 

OBSERVATIONS

In general, the ballpark is in good condition considering 

its age of 20 years; however, it is showing wear that is 

normal for a ballpark of that age.  The most significant 

areas needing attention include moisture and water 

infiltration through the masonry facade, concrete 

deterioration in the seating bowl, stadium seat 

replacement, repair of the railing system at the tiered 

picnic seating area in left field, and bird control around 

the covered stadium concourses.  These are explained in 

more detail below.  

In addition, now is the time to begin planning for the 

repair and eventual replacement of the aging building 

components and MEP/AV/IT equipment and systems, a 

lot of which are approaching, or have already reached 

the end of their service life. 

The sloped asphalt shingle roofs of the stadium and 

Clubhouse buildings were replaced in 2020; and in 2021, 

the playing field was replaced with synthetic turf and 

the stadium’s sports lighting system was replaced with a 

state-of-the-art LED system.  All three projects represent 

a significant step toward addressing the capital 

maintenance needs of the stadium.

MOISTURE AND WATER INFILTRATION

Moisture and water infiltration issues were observed 

in a number of interior locations, the most extensive 

being in the public restrooms and concession stands 

where the painted and partiall  tiled walls are exhibiting 

widespread damage in addition to the water damaged 

suspended ceiling systems. 

A review of the as-built stadium drawings reveals that 

there is no cavity between the outer brick course and 

inner CMU course that make-up the masonry exterior 

walls. Industry standards today would recommend an 

air cavity and use of an air/vaper barrier between the 

brick and CMU to adequately prevent moisture from 

migrating to the interior side of the walls.

Rebuilding the exterior walls is not an option, so in lieu 

of that, we recommend cleaning the brick surface (and 

repointing where necessary) and applying a breathable 

clear masonry sealer.  The sealer should be applied 

approx. every 5 years (or as recommended by the 
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manufacturer) to ensure the walls repel  

moisture infiltration.

Further examination of the wall flashing and weeps 

within the exterior walls is also recommended as there is 

outward evidence of moisture being trapped within the 

walls in other locations such as above the flashing on the 

flat membrane roofs.   

CONCRETE DETERIORATION

Cracking of cast-in-place concrete is a common problem, 

inherent when constantly exposed to the elements.  

Compared to other ballparks of this vintage, the amount 

of cracking evident in the seating bowl and concourses 

is not bad, and it appears that maintenance practices 

have mostly kept up with repairs over time.  Normally, 

one of the common areas of cracking is at the base 

of core-drilled seating bowl railing post anchors. This 

problem was already addressed when the railings were 

replaced somewhat recently with aluminum railings with 

surface-mounted anchor plates.  

There are areas noted in both the Architectural and 

Structural reports where concrete crack repair is 

required.  It is always best to repair cracking as soon 

as possible as continued exposure to the freeze/thaw 

cycle can quickly worsen the condition and lead to more 

extensive and costly repair measures. 

Since concrete cracking will continue to happen, all 

surface areas should be checked annually, and 

repairs prioritized.  

STADIUM SEAT REPLACEMENT

The majority of stadium seats are original. The seats are 

near the end of their service life and are requiring more 

and more maintenance annually.  Broken seat pans and 

backs were noted throughout the seating bowl and have 

reportedly been a constant maintenance headache over 

the past few years.  The paint on the cast iron stanchions 

is badly faded or has failed and is beginning to rust. 

Repainting is not an option because of the factory finish.  

The end row stanchions are missing the row letters in many 

instances.  And the plastic cupholders all need replaced. 

The original seating manufacturer is no longer in 

business, so replacement parts are difficult to source.  

Full replacement of all seats (and cupholders) is 

recommended in the near-term.                                                         

RAILING SYSTEM AT LEFT FIELD  
TIERED PICNIC DECK

The tiered picnic deck structure in left field was built 

using residential-grade elements – i.e. wood framing 

with composite wood decking and a pre-manufactured 

plastic railing system. As is noted in the Structural report, 

the wood framing is showing signs of deterioration due 

to exposure to moisture.  Of primary concern is the 

condition of the railing system which is a safety concern 

due to the level of deterioration.  The existing PVC railing 

system is exhibiting significant deterioration due to 

prolonged UV and weather exposure and the members 

have become brittle. There are numerous locations 

where the railings have broken. 

We recommend that this condition be addressed as 

soon as possible. The remainder of the deck structure is 

in need of substantial repair, and we would recommend 

replacement in the near future.

BIRD CONTROL:

Bird control is a common problem at stadiums where 

the exposed structural elements, seasonal use of the 

facility and food scraps create an inviting environment 

for bird roosting.  Ripken Stadium is no exception. There 

is widespread evidence of bird roosting which needs to 

be addressed for reasons of health and maintenance.  

Installation of netting stretched across the entire 

underside of the Suite/Club level covering the concourse 

is the likely solution based on remediation measures 

used at other ballparks. The netting can be designed 
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with zippers to enable access to overhead utilities  

as needed. 

Given the specialty nature of this issue, we would 

recommend engaging a subcontractor that specializes 

in bird control measures to evaluate and recommend an 

appropriate solution for Ripken Stadium.  We can assist 

with sourcing said contractors if desired.                       

In addition to the items described above, the following 

items should be given immediate attention:

SITE/CIVIL:

	– Seal all cracks and open asphalt pavement joints, 
including the joints between concrete curbs and 
bituminous pavements, with rubberized joint sealer. 

	– Spot repair paving as necessary to remove ponding, 
depressions, longitudinal and traverse cracking 
greater than ½” in width.

	– Apply a bituminous surface sealer at all areas with 
reflective cracking (prevalent throughout all the 
parking lots and Roads A, B, C, & D).

	– Lift/re-level inlets and valve covers where settled 
and causing water ponding.

	– Replace broken concrete wheel stop at the 
handicapped parking space at the northwest corner 
of the stadium.

	– Repair/replace damaged downspouts around the 
stadium perimeter where restricting flow and/or 
positive drainage away from building.

STRUCTURAL:

	– Clean/paint rusted steel brick shelf at bottom of 
spandrel where ties into the concessions.

	– Replace wood post bases at both Clubhouse 
structures.

	– Replace dimensional lumber around base perimeter 
of metal-sided storage buildings.

	– Replace sealant at masonry control joints in façade.

	– Repair localized concrete cracks in seating bowl slab 
and retaining walls.

	– Replace broken railings at tiered picnic decks in  
left field.

MECHANICAL:

	– Replace split systems serving the Home Clubhouse 
(the two indoor evaporators failed in August 2021 
and are awaiting replacement parts).

ELECTRICAL POWER & LIGHTING:  

	– Perform an electrical study that includes an electrical 
coordination, short circuit and arc flash study.

	– Update, replace and add additional emergency 
egress lighting at all exterior ramp, patio, and stair 
areas within the egress pathway.

	– Provide emergency egress lighting for the  
seating bowl.

	– Provide room ratings for electrical rooms where 
transformers within the room are above 112.5 kVA to 
meet code. 

	– Repair underground site lighting conduits and 
conductors to fix site lighting branch circuit failures. 

PLUMBING:  

	– Replace/repair or provide new insulation on all 
domestic water piping.

	– Replace gas solenoid valves at all Concessions.

	– Replace gaskets at incoming domestic water flanges 
and OS&Y valve.

	– Replace thermostatic mixing valves at concessions 
and Clubhouses.

	– Replace deteriorated grease interceptors.

	– Replace electronic flush valves at water closets  
and urinals.

	– Replace gas-fired water heaters not yet replaced.

	– Provide temperature gauges on wall-mounted 
faucets in training rooms. 

EXECUTIVE SUMMARY
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	– Replace/repair or provide new insulation on all 
stormwater piping.

	– Replace/repair or provide new insulation on all 
sanitary piping.

FIRE PROTECTION:

	– Obtain a pipe analysis to determine the corrosion 
levels of the existing sprinkler pipe to determine 
optimal starting locations for replacement.

	– Replace dry sprinkler heads that are dirty or 
corroded.

VERTICAL TRANSPORTATION:

	– Investigate and repair Elevator #1 door closer issue 
(considered a maintenance item).

	– Investigate and correct water leaks above both 
Elevator Machine Rms.

	– Investigate and remediate water leak in pit of 
Elevator #1. 

	– Relocate flexible conduit running through Elevator 
Machine Rm. #2 (code violation).

AUDIO VISUAL/BROADCAST:

	– Add speakers and poles to cover left and right 
field seating areas and plazas. (Note: while we 
recommend full replacement of the stadium sound 
system, this item is deemed of the highest priority 
since the inadequate coverage of those areas may 
not meet code for loudness and intelligibility during 
evacuation announcements.)

	– Full replacement of the Seating Bowl Sound System. 

	– Full replacement of the Video Production System.

INFORMATION TECHNOLOGY:

	– Label and test all tele/date outlets.

	– Enclose existing IDF equipment in dedicated rooms 
(with proper conditioning) and/or place wall-
mounted racks in environmental enclosures per 
industry guidelines and standards.

	– Wi-fi site signal survey and addition of (3) new 
access points.

	– Full replacement of intrusion system.

FOOD SERVICE EQUIPMENT:

	– Provide new filter batteries for grease hoods and 
repair/relocate the electrical system.

	– Replace the fryers.

	– Replace the stainless steel work tables

	– Replace Commissary walk-in refrigeration system 
and relocate condensing units outdoors.

GENERAL COMMENT ABOUT MAINTENANCE OF 
CAPITAL EQUIPMENT

MEP and AV/IT equipment and system components 

commonly have a life expectancy that is shorter than 

the life of the facility as a whole. Eventual replacement 

due to normal use and physical deterioration should 

be expected. The actual service life of the MEP and AV/

IT equipment and systems depends on a variety of 

factors, including the quality of the original component, 

the frequency of use, the degree of maintenance, 

atmospheric conditions, and availability of parts.

MEP AND AV/IT EQUIPMENT REPLACEMENT

The cost to replace all the major building components, 

equipment and systems is significant; however, the 

service life of those elements varies, so they don’t have 

to all be replaced at the same time.  

The itemized lists of building components, equipment 

and systems within the assessment report indicate 

the likely time period when each piece of equipment 

will need to be replaced. The replacement periods 

are based on our professional experience as well 

as recommendations and published data from 

manufacturers and other industry reference manuals 

and handbooks. Although some of the equipment may 

surpass its anticipated service life, other equipment 

may need to be replaced prematurely due to latent 

manufacturing or construction defects, damage 

sustained during use, changes required by authorities 

having jurisdiction (code) or other events.
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Items that would be replaced through normal 

maintenance programs are not included in this report; 

nor are items that are likely to become obsolete due to 

changing functional requirements. 

MAINTENANCE ITEMS:

The facility assessment focused on itemizing the 

ballpark building components, equipment and systems 

that will need to be replaced.  Though not the primary 

focus, the assessment also identified a few current 

issues that require repair or remediation.  The priority 

level for the repairs varies.  In some cases, the repairs 

should be undertaken as soon as possible to prevent 

further damage or deterioration. 

A plan to address all current repairs is recommended.  A 

meeting with the key ballpark stakeholders should be 

scheduled to discuss the list of repairs.  EwingCole will 

assist the team with developing a strategy for remediation.  

CONTENT OF THE REPORT

The report is organized by the following major categories:  

	– Architectural 

	– Site/Civil

	– Structural 

	– Mechanical

	– Electrical Power & Lighting

	– Plumbing 

	– Fire Protection

	– Audio Visual/Broadcast

	– Information Technology

	– Vertical Transportation (i.e. elevators)

	– Playing Field

	– Food Service Equipment

On the following page is an order of magnitude cost 

estimate summary of the repair and replacement of the 

building components, equipment, and systems for the 

next 20 years.

Note:  The budget estimates are shown in 2022 dollars. 

(Escalation is excluded.) The estimated costs include 

25% contingency and a 33% mark-up for soft costs 

such as general conditions, GC overhead and profit, 

permits, insurance, testing and inspection and design/

consultant fees.  The costs should be considered an 

estimated “order of magnitude” for budgeting purposes.  

Actual costs will be contingent on the final work scope, 

including actual equipment specifications, as well as the 

method of acquisition of construction services, size of 

the project, and bidding climate.

EXCLUSIONS  

For clarity, the following items are not included in our 

report that may also need replacement/upgrading 

during the coming 20 years:

	– Team Administration office furniture/fixtures

	– Loose furniture/fixtures including outdoor furniture, 
tables and chairs in the Club Lounge and Suites

	– Team Clubhouse equipment – i.e. training and 
weight room, etc.

	– TVs

	– Groundskeeper equipment

	– Concession signage

	– Advertising and Naming Rights Signage

	– Signage marquees

The BACKGROUNDS AND METHODS section of 

this report contains additional information and 

considerations with respect to the long-range planning 

for capital improvements. 

EXECUTIVE SUMMARY
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DISCIPLINE: 0 - 1 0 - 5 5 - 10 10 - 15 15-20 TOTAL
Architectural 1,709,730$    5,208,400$        2,404,801$  661,084$      1,121,410$  11,105,427$  
ADA Modifications -$                 317,762$            -$              -$              -$              317,762$        
Structural 156,750$        31,430$              1,011,070$  -$              -$              1,199,250$    
Fire Protection 104,740$        358,440$            -$              -$              -$              463,180$        
Plumbing 117,329$        501,227$            170,373$      -$              48,412$        837,341$        
Mechanical -$                 1,470,282$        -$              279,300$      377,055$      2,126,637$    
Electrical 327,020$        1,406,280$        33,170$        2,046,460$  103,000$      3,915,930$    
Civil 1,438,690$    4,479,390$        19,790$        -$              1,085,670$  7,023,540$    
IT 148,150$        237,270.00$      493,360$      -$              118,880$      997,660$        
AV 465,500$        2,746,450.00$   1,512,880$  -$              -$              4,724,830$    
Vertical Transportation -$                 879,463$            -$              -$              -$              879,463$        
Food Service 533,796$        679,480$            12,236$        -$              1,225,512$    
Playing Field -$                 -$                    -$              1,147,125$  -$              1,147,125$    

TOTAL  COST 5,001,705$    18,315,874$      5,657,680$  4,133,969$  2,854,427$  35,963,656$  

Notes:

Costs are shown in today's dollars.  Escalation is excluded.

LEIDOS FIELD AT RIPKEN STADIUM
FACILITY ASSESSMENT 

ROUGH ORDER OF MAGNITUDE COST ESTIMATE SUMMARY

Unless noted otherwise, numbers include 25% Contingency for unforeseen conditions, market fluctuation and 
construction schedule and 33% for soft costs (ie General Conditions, GC Overhead/Profit, Permits, Insurance, 
Tests/Inspections, Design Fees)

YEARS
7/1/2022
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BACKGROUND

Leidos Field at Ripken Stadium is the home of the 

Aberdeen IronBirds, a Minor League Baseball affiliate 

of the Baltimore Orioles in the High-A East. The +/-

5,840-seat stadium is part of Cal Ripken, Jr.’s Aberdeen 

Complex located just off Interstate 95 at Maryland  

Route 22. The ballpark is owned by the City of Aberdeen 

and operated through a concession agreement by 

Tufton Professional Baseball LLC.  

This coming year will mark the 22nd season the ballpark 

has been in operation.  The stadium also hosts other sport 

and entertainment events.

The ballpark has three floor levels:  Field Level, 

Concourse Level, and Suite/Club Level. 

The Home and Visitor’s Clubhouses are standalone 

buildings at the Field Level beyond the right and left 

field corners of the field, respectively.  As well, two wood-

framed sheds exist at Field Level.  The center field shed 

(behind the batter’s eye structure) is mostly for storage 

of promotional items, baseball equipment and misc. The 

right field shed, located adjacent to the Home Clubhouse 

is the groundskeeper’s maintenance building.  

The main entrance to Ripken Stadium is on the 

Concourse Level behind home plate.  The entrance 

is flanked by the Box Office and Team Administrative 

offices on one side and a Novelty Store on the other side. 

Two large concession stands and paired Men’s/Women’s 

restrooms are symmetrically located about home plate 

on the 1st and 3rd base sides.  

The Suite/Club Level has includes two large Club 

lounges (North Club Box and South Club box), 6 private 

suites with 16 seats each, a Press Box and Men’s and 

Women’s restrooms.  A commercial kitchen behind 

the Press Box serves the premium spaces on this level.  

The Press Box has one TV Broadcast Booth, two Radio 

Booths and a Writing Press area.  The scoreboard/

videoboard and audio equipment are located in the back 

of the Writing Press area (unenclosed).

The facility has a seating capacity of 5,840 comprised of 

a split lower bowl (with cross aisle) and Suite/Club Level 

seating. A breakdown of the seating is as follows:

Lower-level:

	– 1770	 Lower Bowl

	– 216	 Party Deck

	– 232	 Pavilion

	– 132	 Open-air Café

	– 2,350	Subtotal

Upper Level:

	– 2992	 Reserved Upper

	– 326	 Club

	– 172	 Skybox

	– 3,490	Subtotal

Prior to 2021 season, the natural grass playing field 

was replaced with synthetic turf and the original sports 

lighting system was replaced with a new, state-of-the-

art LED sports lighting system by Ephesus.  As well, the 

asphalt shingle gabled roofs on the upper level of the 

stadium, Home and Visitor’s Clubhouses, and Good Hops 

concession stand were replaced.

Other stadium renovations since the stadium  

opened include tiered, picnic porches in the left  

and right field corners.  

BACKGROUNDS AND METHODS
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PURPOSE OF ASSESSMENT

EwingCole was commissioned by the City of Aberdeen 

to prepare a written report assessing the existing 

conditions of the stadium.

The purpose of this facility condition assessment is to 

provide the information needed to properly plan for the 

long-term care of the stadium so that it remains a safe, 

viable facility for the MiLB-affiliated Aberdeen IronBirds.  

The content of this report can be used as an operation 

and management tool to ensure there are adequate 

funds available to capitalize the maintenance and 

eventual replacement of the stadium’s primary building 

components, equipment, and systems over the next  

20 years.  

METHODS USED TO DEVELOP THIS REPORT

A team comprised of Architects, Structural, Mechanical, 

Electrical/Lighting and Plumbing/Fire Protection 

Engineers from EwingCole and consultants from MK 

Consulting Engineers (Site/Civil), BrightView Sports Turf 

(Playing Field), Lerch Bates (Vertical Transportation), 

Wrightson Johnson Haddon Williams (Broadcast / AV / 

IT), Foodservice Resources (Food Service) and Jensen 

Hughes (ADA) toured the facility one full-day in February 

2022.  The tour was aided by maintenance and facilities 

representatives from the IronBirds.  A meeting was 

conducted the morning of the tour with representatives 

from the City and IronBirds who provided firsthand 

knowledge of existing/ongoing maintenance issues, and 

who offered their opinion of future capital maintenance 

needs. MK Consulting Engineers prepared the ROM cost 

estimates in the report. 

The City of Aberdeen 

60 North Parke

Aberdeen, MD 21001

Participants:

	– Kyle E. Torster, P.E., Director of Public Works

Aberdeen IronBirds

873 Long Drive 

Aberdeen, MD 21001

Participants:

	– Jack A. Graham, General Manager

	– Larry Gluch, Site Facilities Manager

	– Samantha Pugh, Accounting and Administration 
Manager 

	– Kevin Jimenez, Director, Creative Services

	– Todd Bradley, Sports Turf Superintendent 

	– Mike Schwindinger – Professional Sports Catering

	– Derrick Autry - Professional Sports Catering 
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MK Consulting Engineers, LLC

3300 Clipper Mill Rd, Suite 201 

Baltimore, MD 21211

Participants:

– Anthony J. Corteal, Jr., Sr. Vice President, Urban 
Development

– Marianne K. Crampton, PE

– George Bakalyar, Vice President, Cost Estimating

Wrightson Johnson Haddon Williams (WJHW)

3424 Midcourt Road, Suite 124  

Carrollton, TX  75006

Participants:

– Todd M. Semple, Senior Consultant

– Rodney Machac, RCDD, Senior Consultant

BrightView Sportsturf

6716 Alexander Bell Drive, Suite 225 

Columbia, MD 21046

Participants:

– Kevin Moses, CSFM, Account Manager

Lerch Bates

2448 Holly Avenue, Suite 301 

Annapolis, MD 21401

Participants:

– John McGirt, Architectural Design Manager – Mid-
Atlantic

– David Curtis, Consultant

Foodservice Resources [not sure if they have a logo?]

9508 Flint Hill Court 

Fredericksburg, VA  22407

Participants:

– John DePaola, President

– Jeffrey D-Italia, Consultant

Jensen Hughes

111 Rockville Pike, Suite 550 

Rockville MD  20850

Participants:

– Morgan Hurley, PE, FSFPE

– Josh Rucker, Senior Accessibility Consultant

BACKGROUNDS AND METHODS
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EwingCole 

100 N. 6th Street 

Philadelphia, PA  19106

Participants:

	– Craig J. Schmitt, RA Principal

	– Scott Nixon, RA LEED AP

	– Ashley J. Mazziotta, AIA, LEED AP BD+C

	– Robert Bush

	– Carter Davis Hayes, PE

	– Robert Korneluk, PE

	– Richard G. Garman, PE

	– Taylor Linus

	– Jeff McLoughlin
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TAB 3
Architectural:  Present Conditions,  

Observations, and Recommendations 
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ARCHITECTURAL  
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OBSERVATIONS AND RECOMMENDATIONS 
 
The observations of Architectural Building Components have been categorized by 
element for ease of understanding and tracking.   

 
A. Signage and Graphics 

1. Wayfinding and Room ID Signage:  Based on its expected lifespan and to 
maintain a current aesthetic, it is anticipated that the wayfinding and room ID 
signage are due for replacement (See Photo SG-1).  SG-1 Replace all interior 
and exterior wayfinding, and room identification signage on all levels of the 
ballpark.    
 

     
SG-1 Wayfinding and Room ID Signage       
 
2. Suite / Club Fascia Ad Signs:  The backlit suite / club level fascia signage is 
beginning to show signs of wear and tear due to its age and UV exposure (See 
Photo SG-2).  SG-2 Repaint aluminum cabinets of signage. 
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ARCHITECTURAL  
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SG-2 Suite/Club Fascia Signage      

 
B. Arch Miscellaneous 
1. Door Hardware: Door hardware issues observed throughout suite and 
concourse level. AM-1 Replace all damaged / failed door hardware.   

   
2. Insulation on fire sprinkler drain downs:  Existing insulation is badly 
damaged.  AM-2 Replace insulation in fire sprinkler drain downs at exposed 
ends of Suite/Club level. 
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ARCHITECTURAL  
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AM-2 Insulation on fire sprinkler drains  

     
3. Loading Dock Bumper:  Wood bumper is deteriorating.  AM-3 Replace 
timber bumper bolted to front of loading dock. 

 

  
AM-3 Loading Dock Bumper      
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ARCHITECTURAL  
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C. Seating Bowl  
1.  General 

a. Aisle Nosings: Exterior aisle stairs do not currently have anti-slip nosings 
installed. ASB-1 Add anti-slip nosings at each aisle step throughout seating 
bowl (Lower Bowl and Suite Level). 

b. Aisle Nosings:  ASB-2 Replace step nosings at end of service life. 
c. Expansion Joints:  ASB-3 Replace soft expansion joints at Suite/Club level 

seating tiers in two locations. 

 
ASB-3 Expansion joints at Suite/Club level      
 

d. Control Joint Sealant:  ASB-4 Add soft sealant at control joints in cast in 
place concrete lower seating bowl. 



EWINGCOLE  |  LEIDOS FIELD AT RIPKEN STADIUM  |  FACILITY ASSESSMENT REPORT24

ARCHITECTURAL  
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ASB-4 CIP control joints      
 

e. Concrete Patch / Repair:  ASB-5 Patch/repair aisle steps on Suite/Club 
Level 

   
  ASB-5 Suite/Club Level aisle steps      
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ARCHITECTURAL  
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f. Replace Concrete Steps:  ASB-6 Replace cast-in-place concrete steps in 

aisles at Suite/Club level. 
g. CIP Concrete Crack Repair – Home Plate Club:  Cracking was observed in 

the concrete slab at the Home Plate Club.  ASB-7 Route and seal cracks of 
cast in place concrete retaining walls at Home Plate Club seating platforms 
- at 1st base side corner, lower tier. 

h. CIP Concrete Crack Repair – Left Field:  ASB-8 Repair concrete spalls and 
route and seal cracks in sloped cast-in-place concrete retaining wall along 
in left field line. 

 
ASB-8 Cracking at sloped retaining wall 
 

i. Concourse Drink Rails:  ASB-9 Repaint steel drink rail bases and replace 
painted wood tops. Note: We recommend tops be replaced with more 
durable material, better suited for constant outdoor exposure such as 
stainless steel, quartz or even Trex decking.  
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ASB-9 Concourse drink rails 
 

2. Seating 
a. Seating Row Letters: Many locations of missing seat row letters, some 

instances replaced with temporary sticker.  ASB-10 Replace all aluminum 
row numbers throughout seating bowl (Lower bowl and Suite Level). 
 

  
 ASB-10 Seating Row Letters      
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b. Seat Numbers: Many locations of missing seat numbers observed.  ASB-11 

Replace missing seat numbers. 
 

 
ASB-11 Seat Numbers 
 

 
c. Seat Backs: Broken seat pans and backs were noted throughout the bowl.   

ASB-12 Replace broken seat backs. 
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ASB-12 Cracked seat backs 

 
d. Cupholders: Cupholders are fading due to UV light exposure, some have 

been broken off due to heavy use.   ASB-13 Replace faded and missing 
cupholders. 

e. Seating Replacement: The majority of stadium seats are original and near 
the end of their service life.  Broken seat pans and backs were noted 
throughout the bowl and have reportedly been a constant maintenance 
issue over the past few years. The paint on the cast iron stanchions is 
badly faded or has failed and is beginning to rust.  Repainting in not an 
option because of the factory finish.   ASB-14 Replace all seats including 
stanchions and all components. 
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 ASB-14 Rusted seat stanchions 
   

D. Stadium Exterior Façade 
1. Steel Structure:  Paint is failing on underside of metal decking and structure. 

ASE-1 Clean/repaint all exposed steel structure including exposed metal deck 
on underside of the Suite/Club Level, structure supporting the videoboard and 
marquee sign and partially enclosed exit stairs. 
 

 
ASE-1 Steel Structure     
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2. Entry Gates:  Paint on entry gates is failing and starting to rust. ASE-2: 

Clean/repaint custom steel entry gates behind home plate. 
     

  
ASE-2 Entry Gates  
 

3. Bird Control Netting:  Widespread evidence of bird roosting above the 
Concourse and Suite Corridor was observed.  ASE-3 Add bird netting 
throughout covered exterior areas of concourse.  Recommend engaging a 
subcontractor that specializes in bird control measures to evaluate and 
recommend an appropriate solution. 
 

 
ASE-3 Bird Control Netting   
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4. Heated Soffit: Facilities team noted issues in winter with exposed piping 

overhead in concourse.  They currently a combination of winterizing and adding 
temporary heaters to prevent freezing.  ASE-1 Construct heated soffit under 
the Kitchen to protect pipes from freezing. 

5. Masonry Walls: Moisture and water infiltration issues were observed in a 
number of interior locations.   ASE-5a-c In lieu of rebuilding walls to industry 
standard cavity wall construction to prevent moisture migration, clean and seal 
all brick and CMU masonry walls with a vapor permeable sealer - i.e. siloxan.  
Reseal every 5 years. 
 

 
ASE-5 Masonry Walls     
 

6. Masonry Walls: See note above regarding moisture infiltration. Horizontal 
mortar joints failing on various locations along the façade.  ASE-6 Repoint 
some areas of masonry walls where mortar has deteriorated. 

7. Masonry Parapet Caps:  ASE-7 Clean masonry parapet caps and repoint joints 
between blocks to help mitigate moisture infiltration issues. 
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ASE-7 Masonry Parapet Caps     
 
 

E. Stadium Roofs 
1. Flat Membrane Roofs 

a. Membrane Roofs:  Membrane roofs are original and approximately 20 
years old.  ASR-1 Replace all EPDM membrane roofs. This assumes +/- 
25-year lifespan. 

b. Metal Roof Gutters:  ASR-2 Repair damaged and/or loose roof gutters 
on corrugated metal canopies at Ticket Office and Admin. Offices to 
maintain positive slope toward drain leaders. 

c. Leaf Screens at Roof Gutters:  ASR-3 Add rigid leaf screens to gutters 
of corrugated metal canopy over Home Plate Club seating area to keep 
foul balls out. 
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ASR-3 Leaf Screen     

d. Corrugated Metal Roof Soffit:  ASR-4 Replace warped/damaged/ 
missing corrugated metal soffit panels over Suite/Club seating areas. 

  
ASR-4 Corrugated Metal Roof Soffit     
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F. Stadium Concourse Level (Exterior) 
1. General 

a. Concrete Repair:  ASCE-1 Repair cracked concrete curb around 
perimeter of the LF party/kid's play zone area 

 

ASCE-1 Concrete Repair    

b. Alcove Ceilings:  ASCE-2 Replace 2x4 suspended ceiling in "portable" 
alcoves around perimeter of concourse with plaster or exterior grade 
ceilings. 

 

ASCE-2 Alcove Ceilings   
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c. Overhead Doors:  ASCE-3 Repaint exposed steel supports and sheet 
metal enclosures for overhead doors at entries to public restrooms and 
add sheet metal caps to protect exposed gear mechanism. 

 
ASCE-3 Overhead Doors     

d. Condiment Stations: Condiment station doors and hardware have failed 
and no longer close. ASCE-4 Replace condiment station millwork within 
CMU enclosure.  
 

 
ASCE-4 Condiment stations     
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e. Glass Window Panels:  ASCE-5 Replace failed insulated glass 

windowpanes on parking lot side of Admin. Offices. 

 
ASCE-5 Glass Window Panels     

 
G. Stadium Concourse (Exterior) – Good Hops 

a. Exterior CMU Wall:  Several cracks were observed in the exterior face 
of the CMU wall.  ASCE-6  Seal cracks in wall. 

b. Bird Netting:  The existing overhead bird netting in the Good Hops area 
is damaged with large holes visible.  ASCE-7 Replace bird netting. 

 

ASCE-7 Bird Netting 
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c. ASCE-8 Not Used 
d. Steel Structure:  The paint is faded and/or peeling.  ASCE-9 Prepare, 

prime, and paint the streel structure. 
e. Overhead Door:  The overhead door is beginning to show signs of wear 

and tear.  ASCE-10 Replace overhead coiling door in-kind. 

 

ASCE-10 Overhead Door a concession counter 

f. Metal Roof Soffit:  ASCE-11 Anticipated replacement of metal roof 
soffit at end of life expectancy.   

g. Concrete Walls: Signs of significant moisture infiltration are visible on 
the concrete retaining walls at the seating areas around Good Hops.  
ASCE-12 Further investigate the cause of this water infiltration.  For 
estimating purposes, assume the following:  Apply traffic coating to 
entire area around Good Hops; Remove paint from affected vertical 
concrete surfaces; Patch concrete wall where damaged; Apply a 
breathable concrete sealer or paint to all vertical concrete faces around 
Good Hops. 
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ASCE-12 Concrete Walls  ASCE-12 Concrete Walls 

H. Stadium Concourse Level (Interior) 
1. Concessions 

a. Paint Walls:  ASCI-1 Repaint all walls with epoxy paint. 
b. Ceiling Tiles:  ASCI-2 Replace 2x4 suspended ACT ceiling tiles. 
c. Suspended Ceiling System:  ASCI-3 Replace 2x4 suspended ceiling 

grid and tiles 
d. Serving Counters:  ASCI-4 Replace plastic laminate. serving counters. 
e. Guest Services Counter:  ASCI-5 Replace plastic laminate counter. 

2. Restrooms 
a. Paint Walls:  Walls exhibited signs of moisture migration through the 

wall.  ASCI-6 Repaint all walls with epoxy paint. 
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ASCI-6 Paint Walls     
 

b. Ceiling Tiles:  ASCI-7 Replace 2x4 suspended ACT ceiling tiles. 
c. Suspended Ceiling System:  ASCI-8 Replace 2x4 suspended ceiling 

grid and tiles. 
d. Replace Tile Walls:  Walls exhibited signs of widespread water damage 

ASCI-9 Demo and replace wall tile as a result of water infiltration 
through CMU exterior wall 

e. Vanity Counters:  ASCI-10 Replace plastic laminate vanity counters 
f. Toilet Partitions:  ASCI-11 Repair corrosion at bottom of baked enamel 

toilet partitions (or replace panels). 

 

ASCI-11 Corrosion at Toilet Partitions     
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g. Mirrors:  ASCI-12 Replace individual framed mirrors above lavatories. 

 

ASCI-12 Mirror delamination     
 

h. Replace Ceiling Fans:  ASCI-13 Replace ceiling fans. 
i. Tile Floors: ACSI-14 Replace tile floors at end of their service life. (The 

restroom entrances are already exhibiting deterioration from weather 
exposure.)  

3. Stair Towers 
a. GWB Ceilings:  ASCI-15 Repair water damaged GWB ceilings at stair 

towers.  
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ASCI-14 GWB Ceilings     
 

I. Stadium Suite/Club Level 
1. Suites 

a. Suite Walls:  ASCI-15 Repaint all GWB walls including interior doors. 
b. Suite Toilet Room Walls:  ASCI-16 Replace 4x4 glazed tile walls. 
c. Suite Millwork:  ASCI-17 Replace plastic laminate millwork in-kind. 

 
ASCI-17 Suite Millwork   
 



EWINGCOLE  |  LEIDOS FIELD AT RIPKEN STADIUM  |  FACILITY ASSESSMENT REPORT42

ARCHITECTURAL  
 

 
EWINGCOLE | Leidos Field and Ripken Stadium  20210590 | © EWINGCOLE 2021    PAGE 1-23 

 

d. Suite Drink Rails:  ASCI-18 Replace plastic laminate drink rails in-kind. 

 
ASCI-18 Suite Drink Rails    
 

e. Suite Toilet Vanities:  ASCI-19 Replace plastic laminate Toilet Rm sink 
vanities in-kind. 

f. Suite Ceilings:  ASCI-10 and 21 Replace 2x4 suspended ACT ceiling 
tiles including Toilet Rm.  Within 10 years, replace ceiling grid and tiles. 

g. Suite Ceiling Fans:  ASCI-22 Replace ceiling fans in each suite. 
h. Suite Floors:  ASCI-23 Replace carpet and 4" h. rubber base 
i. Suite Toilet Room Floors:  ASCI-24 Replace 2x2 mosaic tile floors. 

2. Club Lounges 
a. Club Walls:  ASCI-25 Repaint all GWB walls including interior doors. 
b. Club Ceilings:  ASCI-26 - ASCI-28 Patch damaged GWB soffits and 

repaint.  Replace 2x4 suspended ceiling tiles.  Within 10 years, replace 
ceiling grid and tiles. 

c. Club Floors:  ASCI-29 – ASCI 31 Replace localized areas of 4" h. 
rubber base where peeling or already removed.  Within 5 years replace 
carpeted areas and rubber base.  Within 10 years, replace tiled areas 
and rubber base. 

d. Club Expansion Joint Covers:  ASCI-32 Replace floor and wall 
expansion joint covers. 
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ASCI-32 Expansion joint covers   ASCI-32 Expansion joint covers    
 

e. Club Concession Counters:  ASCI-33 Replace quartz concession/bar 
tops. 

 

ASCI-33 Club Concession Counters     
 

f. Club Concession Millwork:  ASCI-34 Repair/repaint concession/bar die 
walls. 

g. Club Concierge Millwork:  ASCI-35 Replace concierge station millwork. 
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ASCI-35 Club Concierge Millwork     
 

3. Club Lounge Restrooms 
a. Club Restroom Walls:  ASCI-36 and ASCI-37 Repaint all GWB walls 

including interior doors in 0-1 year.  Within 5 years, replace 4x4 glazed 
tile walls (48" high wainscot). 

b. Club Restroom Ceilings:  ASCI-38 and ASCI-39 Replace 2x4 ceiling 
tiles within 0-1 year.  Replace 2x4 suspended ceiling grid and tiles 
within 1-5 years. 

c. Club Restroom Vanities:  ASCI-40 Replace plastic laminate Toilet Rm 
sink vanities in-kind (6'-0" wide each). 

d. Club Restroom Floors:  ASCI-41 Replace 2x2 mosaic tile floors. 
4. Press Box 

a. Press Box Walls:  ASCI-42 Repaint all GWB walls including toilet rooms 
and interior rooms. 

b. Press Box Windows:  Evidence of moisture infiltration is evident at 
windows.  ASCI-43 and ASCI-44 Repair window weather seals in TV 
and Home Radio Booths.  Repair painted wood window sills. 
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ASCI-43 and 44 Press Box windows sills 

     
c. Press Box Ceilings:  ASCI-45 and ASCI-46 Replace 2x4 ceiling tiles 

within 0-1 year.  Replace 2x4 suspended ceiling grid and tiles within 1-
5 years. 

d. Press Box Counters:  ASCI-47 Replace plastic laminate work counters 
(along windows and back counter). 

e. Press Box Millwork:  ASCI-48 Replace plastic laminate upper/lower 
cabinets at back of Writing Press area and on side wall. 

 
ASCI-48 Press Box millwork 
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f. Press Box Restroom Floors:  ASCI-49 Replace VCT tile floors and 4" h. 
rubber base. 

5. Elevators and Machine Rooms (see Elevator Assessment Report) 
a. Water Leaks above machine Rooms: ASCI-50 Investigate/repair water 

leaks above elevator machine rooms. (As noted in the Elevator 
assessment report, there is evidence of past water leaks in the 
ceilings.)   

b. Water leaks in Elevator #1 pit:  ASCI-51 Locate and repair water leak 
in Elevator #1 pit. 

c. Conduit in Machine Room #2: ASCI-52 Relocate flexible conduit 
running through Machine Rm for Elevator #2. (Is a code violation.) 

J. Home Clubhouse - Building Exterior 
a. Exterior CMU Wall Water Table:  The exterior CMU wall water table on 

most exterior facades of the Home Clubhouse is deteriorating to the 
point where coarse aggregate is exposed.  Signs of moisture infiltration 
such as efflorescence, algae, and an unverified black growth on and/or 
below this water table course are visible in many locations.  In some 
cases, mortar joints are also missing or damaged at many of these 
walls.  AHCE-1 Subsurface investigation is recommended in strategic 
locations to determine the root cause(s) and develop an appropriate fix. 
For pricing purposes, assume the following fix:  Remove a portion of 
the water table course and install stainless steel flashing and cast stone 
cap.  Repair/install through-wall flashing, seal penetrations, reset 
coping in a bed of mortar raked back at edges for backer rod and 
sealant. Sealant to be installed in vertical joints with weeps at 24" o.c. 

 
AHCE-1 Exterior CMU Wall Water Table 
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b. Masonry Joints:  Mortar is damaged and/or missing in several brick 
joints around the exterior of the building.  AHCE-2 Spot re-point 
damaged/missing masonry joints. 

c. Masonry Infill:  A portion of one CMU is missing on the exterior façade.  
AHCE-3 Infill missing portion of CMU to match existing. 

 
AHCE-3 Masonry Infill 

 
d. Gutters and Downspouts:  The gutters and downspouts are nearing the 

end of their life expectancy.  AHCE-4  Replace the gutters and 
downspouts in-kind. 

e. Overhead Coiling Door:  Overhead coiling door shows signs of damage.  
AHCE-5 Replace overhead coiling door in-kind. 
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AHCE-5  Overhead Coiling Door 

f. Exterior Louvers:  The paint is faded.  AHCE-6 Repaint exterior 
louvers. 

 

AHCE-6  Exterior Louvers 

g. AHCE-7:  Not Used 
h. AHCE-8:  Not Used 

 
 
 



ewingcole.com 49

ARCHITECTURAL  
 

 
EWINGCOLE | Leidos Field and Ripken Stadium  20210590 | © EWINGCOLE 2021    PAGE 1-30 

 

 
K. Home Clubhouse – Batting Tunnels 

a. Plywood Ceiling:  Plywood ceiling shows signs of deterioration.  AHCE-9 
Remove plywood ceiling and replace with suitable exterior grade ceiling 
material. 

 

AHCE-9 Plywood Ceiling 

b. Wind screen:  Wind screen material is damaged.  AHCE-10 Replace 
wind screen material in-kind. 
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AHCE-10 Windscreen 

c. Wind screen:  AHCE-11 Replace wind screen at anticipated end of life 
expectancy. 

d. Batting Tunnel Netting System:  Netting is damaged and ready for 
replacement.  AHCE-12  Replace netting system. 

e. Batting Tunnel Netting System:  AHCE-13 Replace batting tunnel 
netting system at anticipated end of life expectancy. 

 

AHCE-13 Batting Tunnel Netting System 
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f. Synthetic Turf:  Synthetic turf shows signs of wear and tear and is 
ready for replacement.  AHCE-14  Replace synthetic turf in-kind. 

g. Synthetic Turf:  AHCE-15 Replace synthetic turf at anticipated end of 
life expectancy. 

h. Wall Padding:  Wall padding shows signs of wear and tear.  AHCE-16 
Replace wall padding.   

i. Wall Padding:  AHCE-17 Replace wall padding at anticipated end of life 
expectancy. 

L. Home Clubhouse – Interior - General 
a. Carpeting: Carpet shows significant signs of wear and tear and is ready 

for replacement.  AHCI-1 Replace all carpeting within clubhouse with 
new carpet tile. 

 

AHCI-1  Carpeting 

b. Carpeting:  AHCI-2 Replace carpeting at anticipated end of life 
expectancy. 

c. Wall Base:  Rubber base is delaminating in some places.  AHCI-3 
Replace rubber wall base in kind during carpeting replacement. 

d. Wall Base:  AHCI-4 Replace rubber wall base at anticipated end of life 
expectancy. 

e. Ceiling Tile and Grid:  Ceiling tile and grid are showing signs of wear 
and tear and is ready for replacement.  AHCI-5  Replace all ceiling tile 
and grids within clubhouse in-kind. 



EWINGCOLE  |  LEIDOS FIELD AT RIPKEN STADIUM  |  FACILITY ASSESSMENT REPORT52

ARCHITECTURAL  
 

 
EWINGCOLE | Leidos Field and Ripken Stadium  20210590 | © EWINGCOLE 2021    PAGE 1-33 

 

 

AHCI-5 Ceiling Tile and Grid 

f. Wall Paint:  Walls are showing signs of needing to be repainted in the 
coming years.  AHCI-6 Prep and paint all walls in clubhouse. 

g. Wall Paint:  AHCI-7 Repaint walls at anticipated end of life expectancy. 
h. Doors, Frames, and Hardware.:  Doors, frames, and hardware are 

showing signs of damage.  AHCI-8 to AHCI-11 Replace all doors in 
clubhouse in-kind. 

M. Home Clubhouse – Players Locker Room 
a. Lockers:  Lockers are showing signs of wear and tear such as dents.  

AHCI-12  Replace all lockers in-kind. 

 

AHCI-12 Lockers 
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N. Home Clubhouse – Players Dining 
a. Reach-in Coolers:  AHCI-13 Replace reach-in coolers at anticipated 

end of life expectancy. 
b. Plam Cabinets, Sink/Faucet, Solid Surface Countertops, and Appliances. 

This assumes these are added as part of the PDL required 
improvements.  AHCI-14 to AHCI-17  Replace at anticipated end of 
life expectancy.   

c. AHCI-18:  Not Used 
O. Home Clubhouse – Players Grooming Area:   

a. Epoxy Flooring:  Existing epoxy flooring was observed to be failing in 
several locations.  AHCI-19 Remove all remaining epoxy flooring and 
replace flooring, base, and drain grates. 

 

AHCI-19 Epoxy Flooring 

b. Urinal Screens:  Urinal screens are showing signs of wear and tear.  
AHCI-20  Replace urinal screens in-kind. 

c. Countertops and Sinks/Faucets:  Laminate countertops are showing 
signs of wear and tear.  AHCI-21 to AHCI-22  Replace with solid 
surface countertops, integral backsplash, undermount sinks, faucets, 
and new countertop brackets. 

d. Toilet Room Accessories:  Toilet room accessories are nearing the end 
of their life expectancy.  AHCI-23  Replace all toilet room accessories 
(i.e. soap dispensers, etc.) in-kind. 

e. Mirrors:  The mirrors are showing signs of wear and tear.  AHCI-24 
Replace all mirrors in-kind. 
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f. Toilet Partitions:  Toilet partitions are showing signs of wear and tear.  
AHCI-25  Replace toilet partitions in-kind. 

 

AHCI-25 Toilet Partitions 

P. Home Clubhouse – Manager’s Office / Grooming Area 
a. AHCI-26:  Not Used 
b. Epoxy Flooring:  Existing epoxy flooring was observed to be failing in 

several locations.  AHCI-27 Remove all remaining epoxy flooring and 
replace flooring, base, and drain grates. 

c. Countertops and Sinks/Faucets:  Laminate countertops are showing 
signs of wear and tear.  AHCI-28 to AHCI-29  Replace with solid 
surface countertops, integral backsplash, undermount sinks, faucets, 
and new countertop brackets. 

d. Tile walls and floors:  Tile walls and floors show signs of wear and tear.  
AHCI-30 to AHCI-31.  Replace tile floor, wall, base, and drain grates. 

e. Toilet Room Accessories:  Toilet room accessories are nearing the end 
of their life expectancy.  AHCI-32  Replace all toilet room accessories 
(i.e. soap dispensers, etc.) in-kind. 

f. Mirrors:  The mirrors are showing signs of wear and tear.  AHCI-33 
Replace all mirrors in-kind. 

Q. Home Clubhouse – Coaches Staff Locker Room / Grooming Area 
a. Lockers:  Lockers:  Lockers are showing signs of wear and tear such as 

dents and water damage.  AHCI-34  Replace all lockers in-kind. 
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AHCI-34 Lockers 

b. Epoxy Flooring:  Existing epoxy flooring was observed to be failing in 
several locations.  AHCI-35 Remove all remaining epoxy flooring and 
replace flooring, base, and drain grates. 

c. Tile walls and floors:  Tile walls and floors show signs of wear and tear.  
AHCI-36 to AHCI-37.  Replace tile floor, wall, base, and drain grates. 

d. Countertops and Sinks/Faucets:  Laminate countertops are showing 
signs of wear and tear.  AHCI-38 to AHCI-39  Replace with solid 
surface countertops, integral backsplash, undermount sinks, faucets, 
and new countertop brackets. 

 

AHCI-38 to AHCI-39 Countertops and Sinks/Faucets 
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e. Toilet Room Accessories:  Toilet room accessories are nearing the end 
of their life expectancy.  AHCI-40  Replace all toilet room accessories 
(i.e. soap dispensers, etc.) in-kind. 

f. Urinal Screens:  Urinal screens are showing signs of wear and tear.  
AHCI-41  Replace urinal screens in-kind. 

g. Mirrors:  The mirrors are showing signs of wear and tear.  AHCI-42 
Replace all mirrors in-kind. 

h. Toilet Partitions:  Toilet partitions are showing signs of wear and tear.  
AHCI-43  Replace toilet partitions in-kind. 

 

AHCI-43 Toilet Partitions 

R. Home Clubhouse – Training Room 
a. Cabinets and Countertops:  Cabinets and Countertops are showing 

signs of wear and tear.  AHCI-44 to AHCI-45 Replace cabinets and 
countertops in-kind.   
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AHCI-44 to AHCI-45 Cabinets and Countertops 

b. AHCI-46 Not Used 
c. Ice Machine:  Ice machine is nearing the end of its life expectancy.  

AHCI-47 Replace in-kind. 

 

AHCI-47 Ice Machine 

d. Tile Floor and Wall:  The tile floor and tile walls are in relatively good 
condition, but they should be anticipated to reach the end of their life 
expectancy in the coming years.  AHCI-48 to AHCI-49 Replace tile 
floor, wall, base, and drain grates. 
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S. Home Clubhouse - Laundry Room 
a. LVT Flooring: LVT flooring is heavily damaged throughout.  AHCI-50 

Replace in-kind. 

 

AHCI-50 LVT Flooring 

b. Commercial Washers and Dryers:  AHCI-51 Replace commercial 
washers and dryers at the anticipated end of life expectancy. 

 

AHCI-51 Commercial Washers and Dryers 

 
T. Visitor’s Clubhouse - Building Exterior 
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a. Exterior CMU Wall Water Table:  The exterior CMU wall water table on 
most exterior facades of the Visiting Clubhouse is deteriorating to the 
point where coarse aggregate is exposed.  Signs of moisture infiltration 
such as efflorescence, algae, and an unverified black growth on and/or 
below this water table course are visible in many locations.  In some 
cases, mortar joints are also missing or damaged at many of these 
walls.  AVCE-1 Subsurface investigation is recommended in strategic 
locations to determine the root cause(s) and develop an appropriate fix. 
For pricing purposes, assume the following fix:  Remove a portion of 
the water table course and install stainless steel flashing and cast stone 
cap.  Repair/install through-wall flashing, seal penetrations, reset 
coping in a bed of mortar raked back at edges for backer rod and 
sealant. Sealant to be installed in vertical joints with weeps at 24" o.c. 

 

AVCE-1 Exterior CMU Wall Water Table 

b. Masonry Joints:  Mortar is damaged and/or missing in several brick 
joints around the exterior of the building.  AVCE-2 Spot re-point 
damaged/missing masonry joints. 

c. Plywood Ceiling:  Plywood ceiling shows signs of deterioration.  AVCE-3 
Remove plywood ceiling and replace with suitable exterior grade ceiling 
material. 
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AVCE-3 Plywood Ceiling 

d. Insect Removal:  Several beehives were observed.  AVCE-4  Remove 
beehives as part of annual maintenance. 

e. Gutters and Downspouts:  The gutters and downspouts are nearing the 
end of their life expectancy.  AVCE-5  Replace the gutters and 
downspouts in-kind. 

f. Exterior Louvers:  The paint is faded.  AVCE-6 Repaint exterior louvers. 
g. AVCE-7 Not Used 

U. Visitor’s Clubhouse – Batting Tunnels 
a. Plywood Ceiling:  Plywood ceiling shows signs of deterioration.  AVCE-8  

Remove plywood ceiling and replace with suitable exterior grade ceiling 
material. 

 

AVCE-8 Plywood Ceiling 
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AVCE-3 Plywood Ceiling 
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AVCE-3 Plywood Ceiling 
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b. Batting Tunnel Netting System:  Netting is damaged and ready for 
replacement.  AVCE-9  Replace netting system. 

c. Batting Tunnel Netting System:  AVCE-10 Replace batting tunnel 
netting system at anticipated end of life expectancy. 

d. Synthetic Turf:  Synthetic turf shows signs of wear and tear and is 
ready for replacement.  AVCE-11  Replace synthetic turf in-kind. 

e. Synthetic Turf:  AVCE-12  Replace synthetic turf at anticipated end of 
life expectancy. 

V. Visitor’s Clubhouse – Interior - General 
a. Carpeting: Carpet shows significant signs of wear and tear and is ready 

for replacement.  AVCI-1 Replace all carpeting within clubhouse with 
new carpet tile. 

 

AVCI-1 Carpeting 

b. Carpeting:  AVCI-2 Replace carpeting at anticipated end of life 
expectancy. 

c. Wall Base:  Rubber base is delaminating in some places.  AVCI-3 
Replace rubber wall base in kind during carpeting replacement. 

d. Wall Base:  AVCI-4 Replace rubber wall base at anticipated end of life 
expectancy. 

e. Ceiling Tile and Grid:  Ceiling tile and grid are showing signs of wear 
and tear and is ready for replacement.  AVCI-5  Replace all ceiling tile 
and grids within clubhouse in-kind. 
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AVCI-5 Ceiling Tile and Grid 

f. Wall Paint:  Walls are showing signs of needing to be repainted in the 
coming years.  AVCI-6 Prep and paint all walls in clubhouse. 

g. Wall Paint:  AVCI-7 Repaint walls at anticipated end of life expectancy. 
h. Doors, Frames, and Hardware.:  Doors, frames, and hardware are 

showing signs of damage.  AVCI-8 to AVCI-11 Replace all doors in 
clubhouse in-kind. 

 

AVCI-8 to AVCI-11 Doors, Frames, and Hardware 

W. Visitor’s Clubhouse – Players Locker Room 
a. Lockers:  Lockers are showing signs of wear and tear such as dents and 

water damage.  AVCI-12  Replace all lockers in-kind. 
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AVCI-12 Lockers 

b. Cabinets:  Cabinets are in poor condition and do not close properly.  
AVCI-13 Replace cabinets in-kind. 

c. Countertops:  Countertop is in poor condition.  AVCI-14 Replace 
countertops in-kind. 

 

AVCI-13 Cabinets and AVCI-14 Countertops 

 
d. Plumbing Connection Removal:  AVCI-15 Remove exposed capped 

plumbing line from previously removed fixture. 
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AVCI-15 Plumbing Connection Removal 

X. Visitor’s Clubhouse – Players Grooming Area:   
a. Epoxy Flooring:  Existing epoxy flooring was observed to be failing in 

several locations.  AVCI-16 Remove all remaining epoxy flooring and 
replace flooring, base, and drain grates. 

 

AVCI-16 Epoxy Flooring 

b. Urinal Screens:  Urinal screens are showing signs of wear and tear.  
AVCI-17  Replace urinal screens in-kind. 



ewingcole.com 65

ARCHITECTURAL  
 

 
EWINGCOLE | Leidos Field and Ripken Stadium  20210590 | © EWINGCOLE 2021    PAGE 1-46 

 

 

AVCI-17 Urinal Screens 

c. Countertops and Sinks/Faucets:  Laminate countertops are showing 
signs of wear and tear.  AVCI-18 to AVCI-19  Replace with solid 
surface countertops, integral backsplash, undermount sinks, faucets, 
and new countertop brackets. 

 

AVCI-18 to AVCI-19 Countertops and Sinks/Faucets 

d. Toilet Room Accessories:  Toilet room accessories are nearing the end 
of their life expectancy.  AVCI-20  Replace all toilet room accessories 
(i.e. soap dispensers, etc.) in-kind. 

e. Mirrors:  The mirrors are showing signs of wear and tear.  AVCI-21 
Replace all mirrors in-kind. 
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AVCI-21 Mirrors 

f. Toilet Partitions:  Toilet partitions are showing signs of wear and tear.  
AVCI-22  Replace toilet partitions in-kind. 

 

AVCI-22 Toilet Partitions 

Y. Visitor’s Clubhouse – Manager’s Office / Grooming Area 
a. AVCI-23 Not Used  
b. Epoxy Flooring:  Existing epoxy flooring was observed to be failing in 

several locations.  AVCI-24 Remove all remaining epoxy flooring and 
replace flooring, base, and drain grates. 

c. Tile walls and floors:  Tile walls and floors show signs of wear and tear.  
AVCI-25 to AVCI-26.  Replace tile floor, wall, base, and drain grates. 
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AVCI-25 to AVCI-26 Tile Walls and Floors 

d. Countertops and Sinks/Faucets:  Laminate countertops are showing 
signs of wear and tear.  AVCI-27 to AVCI-28  Replace with solid 
surface countertops, integral backsplash, undermount sinks, faucets, 
and new countertop brackets. 

e. Toilet Room Accessories:  Toilet room accessories are nearing the end 
of their life expectancy.  AVCI-29  Replace all toilet room accessories 
(i.e. soap dispensers, etc.) in-kind. 

f. Mirrors:  The mirrors are showing signs of wear and tear.  AVCI-30 
Replace all mirrors in-kind. 

Z. Visitors Clubhouse – Coaches Staff Locker Room / Grooming Area 
a. Lockers:  Lockers:  Lockers are showing signs of wear and tear such as 

dents and water damage.  AVCI-31  Replace all lockers in-kind. 
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AVCI-31 Lockers 

b. Epoxy Flooring:  Existing epoxy flooring was observed to be failing in 
several locations.  AVCI-32 Remove all remaining epoxy flooring and 
replace flooring, base, and drain grates. 

 

AVCI-32 Epoxy Flooring 

c. Tile walls and floors:  Tile walls and floors show signs of wear and tear.  
AVCI-33 to AVCI-34.  Replace tile floor, wall, base, and drain grates. 
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AVCI-34 Tile Walls and Floors 

d. Countertops and Sinks/Faucets:  Laminate countertops are showing 
signs of wear and tear.  AVCI-35 to AVCI-36  Replace with solid 
surface countertops, integral backsplash, undermount sinks, faucets, 
and new countertop brackets. 

 

AVCI-35 TO AVCI-36 Countertops and Sinks/Faucets 

e. Toilet Room Accessories:  Toilet room accessories are nearing the end 
of their life expectancy.  AVCI-37  Replace all toilet room accessories 
(i.e. soap dispensers, etc.) in-kind. 

f. Mirrors:  The mirrors are showing signs of wear and tear.  AVCI-38 
Replace all mirrors in-kind. 
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g. Toilet Partitions:  Toilet partitions are showing signs of wear and tear.  
AVCI-39  Replace toilet partitions in-kind. 

AA. Visitors Clubhouse – Training Room 
a. Lockers:  Lockers are showing signs of wear and tear.  AVCI-40 

Replace lockers in-kind.   
b. AVCI-41 Not Used 
c. Hydrotherapy Tubs:  AVCI-42 Replace hydrotherapy tubs at 

anticipated end of life expectancy. 
d. Ice Machines:  AVCI-43 Replace ice machine at anticipated end of its 

life expectancy.   

 

AVCI-43 Ice Machines 

e. Tile Floor and Wall:  The tile floor and tile walls are in relatively good 
condition, but they should be anticipated to reach the end of their life 
expectancy in the coming years.  AVCI-44 to AVCI-45 Replace tile 
floor, wall, base, and drain grates. 
 

BB. Visitors Laundry Room 
a. VCT Flooring: VCT flooring is significantly damaged.  AVCI-46 Replace 

in-kind. 
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AVCI-46 VCT Flooring 

b. Trench Drain:  Trench drain is damaged and has rotting wood.  AVCI-
47 Replace with stainless steel trench drain. 

 

AVCI-47 Trench Drain 

c. Laundry Sink:  Laundry sink is nearing the anticipated end of life 
expectancy.  AVCI-48 Replace laundry sink in-kind. 

d. Commercial Washers and Dryers:  AVCI-49 Replace commercial 
washers and dryers at the anticipated end of life expectancy. 
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CC. Umpires Locker Room 
a. Epoxy Flooring:  Existing epoxy flooring was observed to be failing in 

several locations.  AVCI-50 Remove all remaining epoxy flooring and 
replace flooring, base, and drain grates. 

b. Tile walls and floors:  Tile walls and floors show signs of wear and tear.  
AVCI-51 to AVCI-52.  Replace tile floor, wall, base, and drain grates. 

c. Countertops and Sinks/Faucets:  Laminate countertops are showing 
signs of wear and tear.  AVCI-53 to AVCI-54  Replace with solid 
surface countertops, integral backsplash, undermount sinks, faucets, 
and new countertop brackets. 

d. Toilet Room Accessories:  Toilet room accessories are nearing the end 
of their life expectancy.  AVCI-55  Replace all toilet room accessories 
(i.e. soap dispensers, etc.) in-kind. 

e. Mirrors:  The mirrors are showing signs of wear and tear.  AVCI-56 
Replace all mirrors in-kind. 

f. Toilet Partitions:  Toilet partitions are showing signs of wear and tear.  
AVCI-57  Replace toilet partitions in-kind. 

g. Lockers:  Lockers are showing signs of wear and tear such as dents and 
water damage.  AVCI-58  Replace all lockers in-kind. 

h. Drywall:  A portion of the drywall is damaged.  AVCI-59 Repair 
damaged drywall.   

DD. Playing Field: Dugout 
a. Flooring:  Rubber flooring in dugout is showing signs of wear and tear.  

APF-1  Replace rubber flooring on walking surfaces and steps. 

 

APF-1 Dugout Rubber Flooring 
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b. Flooring:  APF-2  Anticipated replacement of rubber flooring on walking 
surfaces and steps at end of lifespan.   

c. Wood Bench:  APF-3  Replace wood bench seat and back only; 
structure was observed to be in good condition.  

d. Wood Bench:  APF-4  Anticipated replacement of dugout bench end of 
lifespan.   

e. Walls and Ceilings:  APF-5  Prep and paint all surfaces of dugout and 
dugout restroom that are currently painted. 

f. Walls and Ceilings:  APF-6  Prep and paint all surfaces of dugout and 
dugout restroom at the anticipated end of paint lifespan. 

g. Dugout Protective Netting:  Shows signs of wear and tear.  APF-7  
Replace.   

h. Dugout Protective Netting:  APF-8  Anticipated replacement of dugout 
protective netting at end of lifespan.   

 

AFP-8 Dugout Protective Netting 

i. Helmet and Bat Racks:  Wood is rotting, and trim is damaged.  APF-9  
Replace helmet and bat racks in-kind.   
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APF-9 Wooden Helmet and Bat Rack 

j. Helmet and Bat Racks:  APF-10  Anticipated replacement of helmet 
and bat racks at end of lifespan. 

k. Dugout Bathrooms:  APF-11  Update all finishes in dugout bathrooms 
EE.   Playing Field: Outfield Wall 

a. Outfield Wall Plywood:  Wood was observed to be rotting in places.  
APF-12  Replace with exterior grade plywood. 

b. Outfield Wall Plywood:  APF-13  Replace all outfield wall padding at 
end of life expectancy. 

c. Outfield Wall Chainlink Fencing:  APF-14  Replace damaged, 
unconnected metal rails along chainlink fencing. 

d. Outfield Wall Padding:  Outfield wall padding was observed to be failing 
at multiple locations.  APF-15  Replace outfield wall padding. 
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APF-15 Outfield Wall Padding 

e. Outfield Wall Padding:  APF-16  Replace all outfield wall padding at end 
of life expectancy 

FF. Playing Field: Batter’s Eye 
a. Windscreen:  APF-17  Replace windscreen on batter's eye (2 layers of 

windscreen) at end of life expectancy. 

 

 APF-17 Batter’s Eye 

GG. Playing Field: Field Wall (Not incl. Outfield Wall) 
a. Field Wall Padding:  Wall padding is coming off and/or damaged in 

some locations.  APF-18  Replace all wall padding; Chainlink fence only 
gets padding on posts and rails. 
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APF-18 Field Wall Padding 

b. Protective Field Wall Netting:  APF-19  Replace protective netting 
above field wall padding in-kind at end of remaining life expectancy.  
Cables assumed to remain. 

c. Field Access Gates:  APF-20  Replace field access gates at end of 
remaining life expectancy. 

d. Foul Poles:  APF-21  Paint Foul Poles. 

 

APF-21 Foul Poles 

e. Foul Poles:  APF-22  Paint Foul Poles at end of the paint’s life 
expectancy. 

HH. Playing Field: Bullpens 
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a. Metal Bench:  APF-23  Replace Metal Bench. 

 

APF-23 Metal Bench at Bullpen 

b. Metal Bench:  APF-24  Replace Metal Bench at end of life expectancy. 
c. Gates:  APF-25  Replace Field Wall Gate Hardware. 

II. Maintenance Buildings 
a. Right Field Maintenance Building 

i. Metal Roofing: Numerous visible holes where observed in roof.  
AMB-1  Replace all metal roofing. 

 

AMB-1 Metal Roof 
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ii. Metal Panels: Exterior metal wall panels are damaged in several 
locations along the loading sides of the building.  AMB-2  
Replace all metal panels. 

 

AMB-2 Metal Panel 

iii. Overhead Doors: Overhead doors are damaged.  AMB-3  
Replace in kind. 

b. Center Field Maintenance Building 
i. Metal Roofing: AMB-4  Replace all metal roofing. 
ii. Metal Panels: Exterior metal wall panels are damaged in several 

locations along the loading sides of the building.  AMB-5  
Replace all metal panels. 
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AMB- 5 Metal Panel 

iii. Overhead Doors: Overhead doors are damaged.  AMB-6  
Replace in kind. 

 

AMB-6 Overhead Doors 
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TAB 4
Site/Civil: Present Conditions,  

Observations, and Recommendations
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   1 
 

SITE/CIVIL & LANDSCAPE 
 
 
General Description           
 
Ripken Stadium / Leidos Field is located in Harford County, Maryland, north of John F. 
Kennedy Memorial Highway, Interstate I-95, northeast of Maryland Route 22, south of Long 
Drive. There are two (2) points of access off of Long Drive into the Ripken Stadium parking lots, 
with a third point of access at the terminus of Long Drive into the back of house service drive. 
 

 
 
The site/civil and landscape assessment was prepared based on a field inspection conducted on 
Tuesday, February 1, 2022, along with an independent review of the Ripken Stadium / Leidos 
Field construction documents dated February 25, 2000. 
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   2 
 

There are four (4) main parking lots associated with Ripken Stadium, providing 1,885 event 
parking spaces: 

• Parking Lot 1: 217 spaces 
• Parking Lot 2: 496 spaces 
• Parking Lot 3: 747 spaces 
• Parking Lot 4: 425 spaces 

 
There are an additional 29 spaces along the service road. 
 

 
 
Utility systems servicing Ripken Stadium and Leidos Field (sewer, water, and storm drains) were 
designed and constructed in accordance with the City of Aberdeen Department of Public Works 
and Harford County Standards. The site grading/drainage has been directed into a series of 
stormwater management water quality/quantity facilities. This is accomplished through a 
combination of sheet flow and a storm drainage system. 
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   3 
 

Observation and Recommendations        
 
BITUMINOUS PAVEMENTS 
 
The bituminous pavements throughout the site are in poor condition. Most likely, this is the 
original pavement from 2002 when construction of the facility occurred. Without some 
immediate maintenance, pavement distress will accelerate at a rapid pace. Most likely, all four 
(4) parking lots will require milling and resurfacing within one to three years. 
 
The recommended immediate maintenance is as follows: 
 
C-1 thru C-4 Seal all cracks and open pavement 

joints, including the joints between 
concrete curbs and bituminous 
pavements, with rubberized joint 
sealer. Complete spot repairs as 
necessary to remove ponding, 
depressions, longitudinal and 
traverse cracking greater than ½” in 
width. 

 
 
 
 
 
 
 
C-1 thru C-4 Apply a bituminous surface sealer 

at all reflective cracking / water-
borne pavement markings. The 
reflective cracking is prevalent 
throughout all the parking lots and 
Roads A, B, C, & D. Reflective 
cracking could be caused by a poor 
subbase and/or ponding water. 
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   4 
 

BITUMINOUS PAVEMENTS (CONTINUED) 
 
C-1 thru C-4 Throughout the site, there are inlets 

and valve covers that are uneven and 
preventing positive drainage. 
Continued ponding at these locations 
will accelerate pavement distress and 
ultimately localized pavement failure. 
The recommended course of action is 
to remove the distressed pavement 
with sound material, making neat 
clean edges and vertical surfaces, and 
replace with a bituminous wearing 
course paving mixture, flush with the 
top of the surface. This may require 
adjusting the structures to assure 
positive drainage. 

 
 
 
PARKING LOT & PEDESTRIAN SCALE LIGHTING 
 
C-5 and C-6 Both the parking lot and pedestrian 

scale light pole foundations are in 
good shape. The light poles (30) 
should be cleaned, rust removed, and 
painted every 5-7 years. Light poles 
should be replaced in 15-20 years. 
Light pole foundations should be 
inspected on a yearly basis. 
 
Lighting fixtures were just upgraded 
from metal halide to LED, per the 
Facilities Assessment Report issued 
February 1, 2022. 
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   5 
 

EXTRUDED CONCRETE CURB DAMAGE 
 
C-7 Extruded concrete curb is utilized 

around all of the landscape islands 
within the existing Parking Lots 1 
and 2. At several locations, cracking 
has occurred at these landscape 
islands and should be replaced to 
avoid further deterioration. 

 
 
 
 
 
 
 
 
 
 
CONCRETE PARKING WHEEL STOPS 
 
C-8 Concrete parking wheel stops are 

utilized at several locations. The 
wheel stop at the handicapped 
parking space at the northwest 
corner of the stadium should be 
replaced in kind. 

 
 
 
 
 
 
 
 
CONCRETE SIDEWALK 
 
C-9 The concrete sidewalk along the 

outside of the stadium is in excellent 
condition with some minor cracking 
at several locations and some 
construction joints which need to be 
sealed with a rubberized joint sealer. 
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   5 
 

EXTRUDED CONCRETE CURB DAMAGE 
 
C-7 Extruded concrete curb is utilized 

around all of the landscape islands 
within the existing Parking Lots 1 
and 2. At several locations, cracking 
has occurred at these landscape 
islands and should be replaced to 
avoid further deterioration. 

 
 
 
 
 
 
 
 
 
 
CONCRETE PARKING WHEEL STOPS 
 
C-8 Concrete parking wheel stops are 

utilized at several locations. The 
wheel stop at the handicapped 
parking space at the northwest 
corner of the stadium should be 
replaced in kind. 

 
 
 
 
 
 
 
 
CONCRETE SIDEWALK 
 
C-9 The concrete sidewalk along the 

outside of the stadium is in excellent 
condition with some minor cracking 
at several locations and some 
construction joints which need to be 
sealed with a rubberized joint sealer. 

 
 
 
 
  

 

   6 
 

BUILDING DOWNSPOUTS 
 
C-10 The downspouts located at the 

Stadium’s main entrance (ADA) 
area are in excellent condition. The 
only concern with these downspouts 
is that they outlet across the concrete 
sidewalk which is heavily traveled 
during events. Consideration should 
be given to having these downspouts 
outletting at another location or 
piped under the sidewalk. 

 
 
 
 
 
 
C-10 The downspouts at other locations 

around the building need some 
maintenance. The throat opening of 
the downspout at these locations 
have been damaged to the point 
where it may be restricting flow, and 
in some cases, reconnected to the 
flex drainage pipe. 
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LANDSCAPE AT BUILDING AND PARKING LOT ISLANDS

C-11 and C-12 The landscape material and planting 
beds contiguous to the building and 
at the parking lot islands have been 
well-maintained. Trees and bushes 
have been seasonally pruned and cut 
back. There is one tree that was 
recently cut off 4’ up (highlighted in 
the adjacent photo) and should be 
replaced.

STORMWATER MANAGEMENT FACILITIES

C-13 There are numerous stormwater 
management water quality / quantity 
facilities throughout the site that are 
being well-maintained. These 
facilities are located on the west and 
south edge of the existing parking 
lots and at the southeast corner of 
the service drive. The only follow up 
maintenance would be to remove the 
trees that have grown up within the 
stormwater management facility. 
Cut the trees down to ground level, 
do not remove the root system, 
which could destabilize that area.

 8 

BACK OF HOUSE GRAVEL SERVICE DRIVE

C-14 The service drive located in the rear 
of the Stadium receives runoff from 
the playing fields and the service 
area yard. This continuously washes 
out portions of the gravel service 
road. The runoff ultimately flows 
into the stormwater management 
facility. The recommendation would 
be to pave the entire length of 
service road, 620 LF ±. The 
pavement section should be a 
minimum 8” CR-6 stone, 2” 
bituminous base with 1” surface 
course.

DRAINAGE DITCH REPAIR

C-15 The drainage ditch at the main 
entrance off of Long Drive is 
experiencing some erosion. This is 
mainly due to the runoff coming 
from Parking Lot 1. To correct this 
problem, it is suggested to place 
several gabion cages in the area.

PARKING LOT STRIPING

C-16 The striping in all four lots needs to 
be redone; in particular, the 
handicapped parking spaces show 
the worst wear. This can be done 
when the parking paving is totally 
milled and resurfaced, in 2-3 years. 
In the interim, all the handicapped 
spaces should be restriped now, in 
accordance with Maryland ADA 
striping/marking specifications.
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   8 
 

BACK OF HOUSE GRAVEL SERVICE DRIVE 
 
C-14 The service drive located in the rear 

of the Stadium receives runoff from 
the playing fields and the service 
area yard. This continuously washes 
out portions of the gravel service 
road. The runoff ultimately flows 
into the stormwater management 
facility. The recommendation would 
be to pave the entire length of 
service road, 620 LF ±. The 
pavement section should be a 
minimum 8” CR-6 stone, 2” 
bituminous base with 1” surface 
course. 

 
 
 
DRAINAGE DITCH REPAIR 
 
C-15 The drainage ditch at the main 

entrance off of Long Drive is 
experiencing some erosion. This is 
mainly due to the runoff coming 
from Parking Lot 1. To correct this 
problem, it is suggested to place 
several gabion cages in the area. 

 
 
 
 
 
 
PARKING LOT STRIPING 
 
C-16 The striping in all four lots needs to 

be redone; in particular, the 
handicapped parking spaces show 
the worst wear. This can be done 
when the parking paving is totally 
milled and resurfaced, in 2-3 years. 
In the interim, all the handicapped 
spaces should be restriped now, in 
accordance with Maryland ADA 
striping/marking specifications. 
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Structural:  Present Conditions,  

Observations, and Recommendations 



EWINGCOLE  |  LEIDOS FIELD AT RIPKEN STADIUM  |  FACILITY ASSESSMENT REPORT98

STRUCTURAL 
 

EWINGCOLE | Leidos Field at Ripken Stadium, Aberdeen, Maryland    
20210590 | © EWINGCOLE 2022 

    
 
  PAGE 2-1 
    

 

 
OBSERVATIONS AND RECOMMENDATIONS 
 
The following descriptions outline the general condition of the existing structure on the date of 
our site visit. This report is based upon clearly visible, open and unobstructed areas of the 
premises on the date of observation. No opinion is rendered with regard to structural elements 
which are concealed. 
 
Steel Superstructure 
In general, the steel superstructure of the stadium appears to be in good condition. Minimal 
areas of localized corrosion were observed, and these conditions should be dealt with as part of a 
larger repainting project which is described in the architectural section of this report. Work to 
implement the recommendations below should be completed as soon as practical? to prevent the 
conditions from reaching a point where more invasive maintenance will need to be completed.  
 
S-1 At column A/4 and GG/4 at the Suite Level, there is a 3/8” plate acting as the brick shelf 

at the bottom of the spandrel from grid 4-5. The plate is coped at the column and is 
deflecting where it ties to the concession building parapet. It is recommended that steel 
support brackets be welded onto the column flanges to support the plate and prevent 
further deflection. Once field welding of the brackets is completed all welds should be 
painted with a zinc rich paint and then finish painted to match adjacent steel. The 
existing cracks in the brick joints should be repointed and any damaged bricks should be 
replaced. 

 
Deflected Brick Shelf and Cracking in Brick Veneer. 

 
S-2 The floor structure at the Suite Level cantilevered seating areas on the field side of grid 5 

is comprised of a concrete slab on metal deck. The underside of the metal deck was 
observed to have local areas of corrosion. The deck at these locations should be cleaned 
and any rust removed. The deck corrosion is likely being caused by water infiltrating 
through the slab above either through failed sealant joints or small cracks. The lack of 
waterproofing in this area is a pervasive problem and an existing condition that will be 
costly and difficult to repair appropriately. Therefore, it is likely that additional corrosion 
will occur over the life of the structure. This area should be closely monitored over the life 
of the structure and any additional corrosion should be addressed as it occurs. 
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Corroded decking below suite level seating. 

 
Wood Structures 
The roof structures of the main stadium, right field concession building, two wood-framed 
clubhouses and two wood-framed metal sided storage buildings in the outfield are comprised of 
wood trusses. The roof trusses on the main stadium and clubhouses were not able to be 
observed for this assessment. In 2018, all of the sloped shingled roofs were replaced and areas 
with damaged sheathing were reportedly repaired. At that time, it was reportedly confirmed that 
there were no signs of deterioration of the wood roof structure. There have been no significant 
roof issues since the roof replacement; therefore, it is assumed that these roof trusses are still in 
satisfactory condition. Additional recommendations for the wood buildings are listed below and 
should be completed as prioritized to prevent further deterioration of the structures. 
 
S-3 Exposed wood framing was observed at both clubhouse buildings and was showing signs 

of weathering and deterioration. The framing included engineered wood beams and solid 
wood posts. All exposed wood framing should be cleaned and then painted or sealed with 
a suitable exterior product to protect and extend the life of these members.  
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Weathered exposed wood framing at clubhouses. 

 
S-4 The metal post bases at the bottom of the exposed wood 6x6 posts at both clubhouses 

were in various states of deterioration. All bases show signs of corrosion and should be 
repaired. Temporary support of the roof structure adjacent to post will be required to 
remove the deteriorated post base and install a new corrosion resistant base. New retrofit 
post bases should be installed with stainless steel fasteners to the post and into the 
concrete per the manufacturer’s recommendations.  

 
Corroded post bases at exterior 6x6 posts of clubhouses. 

 
S-5 Around the perimeter base of the metal-sided storage buildings beyond the outfield wall, 

exposed wood dimensional lumber curbs have been used to retain the building pad at 
sloped grades. This wood curb is exhibiting signs of deterioration and needs to be 
monitored and replaced as prioritized. 
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Deterioration of dimensional lumber curbs at storage buildings. 

 
Masonry Structures 
The masonry walls and facades of the buildings appear to be in satisfactory condition and 
maintenance items in this report are generally what would be expected to be included in a typical 
maintenance plan. The one exception is the cracking in item S-7 which appears to be a result of 
incomplete detailing of the floor expansion joints in the original design documents. There does 
not appear to be a simple method to improve the detailing of these joints without damaging 
interior finishes and causing issues with fireproofing, maintenance, plumbing and utilities. The 
modification of the structure and introduction of additional expansion joints to isolate these areas 
would likely create a larger maintenance issue; therefore, our recommendation below is to add 
the crack maintenance to an annual budget and maintain this existing condition over time.  
 
S-6 Cracks were observed in the CMU walls at the Suite Level along grid 4, particularly at 

ends of the walls and the corners of the windows. These cracks are minor in appearance 
and are not of structural concern. Cracks that are an aesthetic concern can be routed out 
and then filled with a joint sealant. (See related architectural items for repair of sealant 
joints around window openings.) It appears that these cracks are the result of the walls 
spanning expansion joints in the floor slab and the differential movement of the regions 
of the steel supported suite structure and the masonry supported concession buildings. It 
should be expected that these cracks and joints will continue to reopen over the life of 
the building and should be repaired as required when the they occur. The monitoring and 
continued repair of this item should be included in the facility’s annual maintenance 
budget. 
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Cracking in CMU walls at Suite Level. 

 
S-7/7a Contraction / control joints in the building’s masonry facades were observed to have 

failed in many locations. Existing sealant joint materials should be completely removed, 
and new sealant/joint material should be installed. The lifespan of these types of sealant 
materials is generally less than 20 years so it should be anticipated that this work will 
need to be repeated again.  

 
Failed contraction/control joint in brick veneer. 
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S-8 CMU walls at the loading dock appeared to have been damaged from impact by vehicles. 
These damaged blocks should be replaced with new CMUs and cracked or displaced joints 
should be routed out and repointed.  

 
Damaged CMU wall at loading dock. 

 
Concrete Structures 
Previously completed concrete repairs throughout the stadium and seating bowl areas appear to 
be are in satisfactory condition. The areas with the most concrete repairs seem to be in the 
vicinity of the original handrails and guardrails that had been embedded into the concrete slab. It 
appears that all of these rails have been replaced. The concrete repairs listed below are 
considered critical and should be prioritized as they can be tripping hazards and safety concerns 
for patrons. 
 
S-9 Spalled and damaged cast-in-place concrete walls and curbs were observed at the left 

and right field ramps and railings bases. Repair should consist of saw cutting around the 
perimeter of spalled regions. Remove unsound material and chip out material 
approximately ¼” deep within the saw cut. Clean the chipped surface and remove 
corrosion from any exposed reinforcing. Apply bonding compound to all repair surfaces 
and fill with an epoxy repair mortar. 
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Spalls and cracking in CIP concrete walls at ramps. 

 
S-10 Spalls and cracks were observed at the cast-in-place concrete stairs leading down to the 

cross aisle. Repair of spalls should consist of saw cutting around the perimeter of spalled 
regions. Remove unsound material and chip out material approximately ¼” deep within 
the saw cut. Clean the chipped surface and remove corrosion from any exposed 
reinforcing. Apply bonding compound to all repair surfaces and fill with an epoxy repair 
mortar. 
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Spalls and cracking in CIP concrete cross aisle stairs. 

 
S-10a There are existing repairs from previous damage at the cross aisle stairs. Some of these 

repairs are beginning to deteriorate and it is anticipated that the deterioration of the 
stairs which has caused the current conditions will continue after the repairs in item S-11 
are completed. It should be anticipated that the stair will require future repairs at which 
point we would recommend demolition and repouring of the full cast-in-place stair. 

 
S-11 The retaining wall along the cross aisle between grids L and U has an existing parge 

coating which is cracking and flaking off. The repair of this coating is not urgent from a 
structural perspective but is an aesthetic issue and possibly a safety issue. Any unsound 
parge coating should be removed, cracks in the wall under the parge coating should be 
repaired with an epoxy mortar. Following repair of the cracks the wall surface should be 
cleaned, and a new parge coating can be applied over the full wall for a uniform 
appearance.  
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Cracking in existing parge coating on cross aisle wall. 

 
Site Features  
 
S-12 The field light poles and their anchors appeared to be in satisfactory conditions. We did 

observe that two of the poles are located in grass and planting areas where the anchors 
are partially buried in dirt and mulch. Part of the annual maintenance for the park should 
be to ensure the anchor bolts are not buried in organic material that will accelerate the 
corrosion and deterioration of the baseplates and anchors. 

 
Left Field Deck Structure  
The tiered left field deck structure was a later addition to the original stadium and is comprised 
of wood framing. The wood framing does not appear to be adequately protected for the wet 
environment (i.e. insufficient ventilation on the underside). The wood structure supporting the 
deck and the railings is showing signs of deterioration. Of primary concern is the condition of the 
railing system which is a safety concern due to the level of deterioration. We recommend that 
this condition be addressed as soon as possible (See item S-14). The remainder of the deck 
structure is in need of substantial repair, and we would recommend replacement in the near 
future. 
 
S-13 The existing PVC railing system is exhibiting significant deterioration due to prolonged UV 

and weather exposure and the members have become brittle. There are numerous 
locations where the railings have broken. The PVC railings could be replaced with metal 
railings which would have a longer life span, but it is assumed that the rest of the deck 
structure will need to be replaced in the near future. So, in the near-term, the PVC 
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Damaged PVC railings at left field deck. 
 
S-14 The wood structure under the left field deck is showing signs of deterioration particularly 

at the joints between members and the fasteners and connection plates. The wood 
structure should be replaced with pressure treated dimensional lumber and stainless steel 
fasteners. When the structure is being rebuilt, we would recommend replacing the 
vertical EIFS walls with a more robust material such as painted Hardie board or metal 
siding on a moisture resistant sheathing. 

    
Deterioration of left field deck wood structure and connections. 
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S-14alt As an alternate to rebuilding with wood structure in kind, it would be an option to rebuild 
the deck with cast in place concrete walls and a hot-dipped galvanized structural steel 
framing that would provide a longer-lasting structure. 

 
S-15 The concourse concrete slab on grade adjacent to the left field deck appears to be 

settling unevenly and excessively in some locations resulting in cracking and potential 
tripping hazards. We recommend saw cutting around the affected area and demoing the 
existing slab. Compact the subgrade and fill any low spot with engineered fill, then repour 
the slab to match existing.  

 
Cracked and settled left field concrete slab on grade. 
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TAB 6
Mechanical:  Present Conditions,  

Observations, and Recommendations 
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GENERAL SYSTEM DESCRIPTION

Existing Conditions: 

All of the Heating, Ventilation, and Air Condition (HVAC) equipment at the stadium is 
original to the building and 20 years old except for a few units.  The facilities personnel have 
replaced components as well as repaired specific equipment on an as-needed basis.  The 
HVAC equipment generally appears to be well maintained and the majority of the equipment
is currently in a serviceable condition.

The Club Level concessions area is provided with air intake from high roof mounted intake 
fans F-2 (1,950 CFM, ¾ HP) and F-4 (3,200 CFM, 1-1/5 HP).  The concessions area exhaust 
air from the hoods is exhausted by fans EF-15 (4,000 CFM, 2 HP) and EF-16 (3,250 CFM, ¾ 
HP).  The Club Level is primarily served by two roof-mounted air handling units (RTU) that 
consist of direct expansion (DX) cooling and gas-fired heating.  RTU-5 and RTU-6 (12,250 
CFM, 35 TONs of cooling, 400 MBH of heating for each) are located on the adjacent Club 
Level roof above the concessions areas and are ducted horizontally to the Club Level ceiling 
space to serve the zones. The rooftop units provide ventilation and conditioned air to the 
zones via variable air volume (VAV) boxes to allow individual temperature control for each 
zone.  The supply air duct work is externally insulated.  The return air system is an 
uninsulated ductwork return system.

(1) Roof Top Air Handling Unit (RTU-6) 
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(2) Roof Top Air Handling Unit (RTU-5) 

The Concourse level contains the concession areas, the main gang restrooms, the
administration office area, and the retail store.  The northern concessions area is served by 
RTU-3 (3,900 CFM, 15 TONs cooling, 390 MBH heating) which provides conditioning for this 
area.  The unit is provided with DX cooling and gas-fired heating.  Exhaust fans EF-4 (4,500 
CFM, 3 HP) and EF-20 (2,750 CFM, 1.5 HP) exhaust air from the northern concession hoods.  
Intake fans F-1 (3,600 CFM, 2 HP) and F-5 (2,200 CFM, 1 HP) provide make-up air to the 
northern concession hoods.  All units are located on the roof of the northern concessions 
area.

(3) Rooftop Air Handling Unit (RTU-3) 
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(4) Exhaust Fan (EF-4) 

(5) Exhaust Fan (EF-20)

(6) Intake Fan (F-1)
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(7) Intake Fan (F-5)

The southern concessions area is served by RTU-4 (3,900 CFM, 15 TONs cooling, 390 MBH 
heating) which provides conditioning for this area.  The unit is provided with DX cooling and 
gas-fired heating.  Exhaust fans EF-4 (4,500 CFM, 3 HP) and EF-5 (3,600 CFM, 1.5 HP) 
exhaust air from the southern concession hoods.  Intake fans F-1 (3,600 CFM, 2 HP) and F-
3 (2,520 CFM, 1.5 HP) provide make-up air to the southern concession hoods.  All units are 
located on the roof of the southern concessions area.

(8) Rooftop Air Handling Unit (RTU-4)
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(9) Exhaust Fan (EF-4)

(10) Exhaust Fan (EF-5)
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(11) Intake Fan (F-1)

(12) Intake Fan (F-3)

The administration area is served by RTU-1 (5,800 CFM, 15 TONs cooling, 240 MBH heating) 
which provides conditioned air as well as ventilation air.  The unit is provided with DX 
cooling and gas-fired heating.  The supply air duct work is externally insulated.  The return 
air system is an uninsulated ductwork return system. There is a single thermostat located in 
the administrative area that controls the RTU.
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(13) Rooftop Air Handling Unit (RTU-1)

The concourse store and adjacent vendor storge area is served by RTU-2 (5,800 CFM, 15 
TONs cooling, 240 MBH heating) which provided conditioned air as well as ventilation air.  
The unit is provided with DX cooling and gas-fired heating.  The supply air duct work is 
externally insulated.  The return air system is an uninsulated ductwork return system. There 
is a single thermostat located in the store that controls the RTU.

(14) Rooftop Air Handling Unit (RTU-2)

The Club Level Press Box is provided with supplemental cooling by AC-X (4 TONs cooling) a 
split system with DX cooling.  The indoor evaporator is located within the Press Box and the 
condensing unit is located on the roof adjacent to RTU-2.
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(15) Split System Air Conditioning Unit (AC-X) 

The Concourse Level gang restrooms are heated using recessed electric unit heaters 
mounted in the ceilings of the restrooms.  The unit heaters (UH-6, 8 KW heating) are 
manually controlled.  

(16) Typical Gang Restroom Electric Unit Heater (UH-6)
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The central smaller concessions area as well as the southern eatery are served by intake 
fans, exhaust fans and unit heaters.  The exhaust fans are roof-mounted serving the 
exhaust hoods and the intake fans provide unconditioned make-up air to the kitchen hoods.  
The intake fans are horizontally mounted inline fans with wall-mounted intake louvers.

(17) Southern Eatery Electric Unit Heater (UH-X) 

(18) Southern Eatery Intake Fan (F-X) 
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The mechanical/electrical room is provided with ventilation air through an exterior louver 
and the exhaust air is exhausted through the roof by exhaust fan EF-10 (1,300 CFM, 1/3 
HP).  A, electric unit heater UH-3 (700 CFM, 9.45 KW) provides supplemental heat for the 
space. 

(19) Mechanical/Electrical Room Exhaust Fan (EF-10) 

(20) Mechanical/Electrical Room Unit Heater (UH-3)

The majority of the Home Clubhouse is served by a pair of split system air handling units 
AH-1A & AH-1B (3,000 CFM, 7.5 TONs cooling, 122 MBH heating) located in the mechanical 
room.  The units are provided with gas-fired heating and the condensing unit is located 
outdoors on grade adjacent to the mechanical room.  The supply air duct work is externally 
insulated.  The return air system is an uninsulated ductwork return system.  Supplemental 
cooling is provided by air conditioning unit AC-1A (1.25 TONs cooling) which serves the 
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manager area.  The clubhouse restrooms and locker rooms are exhausted with EF-1 (2,700 
CFM, 1 HP) and EF-17 (160 CFM, 79 W).  Supplemental heating in clubhouse mechanical 
room is provided by UH-5 (4 KW).

(21) Home Clubhouse Split Systems (AH-1A & AH-1B)

(22) Home Clubhouse Split System Condensing Units
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(23) Home Clubhouse Manager Area Air Conditioning Unit (AC-1A)

(24) Home Clubhouse Unit Heater (UH-5)

The Visitor Clubhouse is served by a pair of split system air handling units AH-2A & AH-2B 
(2,000 CFM, 5 TONs cooling, 122 MBH heating) located in the mechanical room.  The units 
are provided with gas-fired heating and the condensing unit is located outdoors on grade 
adjacent to the mechanical room.  The supply air duct work is externally insulated.  The 
return air system is an uninsulated ductwork return system.  Supplemental cooling is 
provided by air conditioning unit AC-1B (1.25 TONs cooling) which serves the umpire area.  
The clubhouse restrooms and locker rooms are exhausted with EF-2 (2,000 CFM, 1/2 HP), 
EF-17 (160 CFM, 79 W), and EF-22 (80 CFM, 42 W).  Supplemental heating in clubhouse 
mechanical room is provided by UH-5 (4 KW).
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(25) Visitor Clubhouse Split Systems (AH-2A & AH-2B) 

(26) Visitor Clubhouse Split System Condensing Units

(27) Umpire Area Air Conditioning Unit (AC-1B) 
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The facilities building office area is served by an air conditioning unit AC-1C (1.25 TONs 
cooling).  The restroom is exhausted by EF-17 (160 CFM, 79 W). Supplemental heating in 
the storage area is provided by UH-1 (10 KW).

(28) Facilities Building Office Air Conditioning Unit (AC-1C)

Additional small ceiling-mounted and roof-mounted exhaust fans serve the Club Level 
restrooms, dugout restroom, and administration area restrooms.  Small unit heaters are 
also provided in areas such as the elevator machine rooms, the ticketing booth, and office 
restrooms.  

The facility building automation system (BAS) controls are accessible remotely and no issues 
were specified by the facility staff.  All building equipment controls and setpoints are 
accessible through the BAS system unless specifically noted.   

MAJOR EQUIPMENT REPLACEMENT

The itemized list of capital equipment provided below indicates when the various pieces of 
equipment will reach the end of their anticipated service life and will need to be replaced.  
The replacement periods are based on the 2015 ASHRAE Applications Handbook – Chapter 
37 Owning and Operating Costs, Table 4.  Although some of the equipment may surpass its 
anticipated service life, other equipment may need to be replaced prematurely.

A replacement cost for valves over time (including system isolation valves and 
equipment/coil trim) is also included in the capital improvement budget.  It is assumed that 
in years 0-5 that approximately 5% of the total valves in the ballpark will need to be 
replaced, 5% in years 6-10, 10% in years 11-15, and 15% in years 16-20.

HVAC equipment replacement costs include the associated electrical motor starters, 
disconnect switches, and VFDs as applicable.
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HVAC Equipment Service Life Estimates 

Description Estimated 
Life 

(years) 

Life 
Remaining 

(years) 

Approx. 
Quantity 

Remarks 

Rooftop Air Handling Units RTU-1,3,4 15 -4 3   
Rooftop Air Handling Unit RTU-2 15 15 1   
Rooftop Air Handling Units RTU-5,6 15 10 2  
Split Systems Serving Clubhouses  15 -4 4  
Air Condition Units – Self Contained 15 -4 3  
Unit heaters 13 -6 21   
Exhaust Fans 20 1 32   
Intake Fans 20 1 9   
Split System Serving Press Box 15 -4 1  
Variable air volume boxes 20 1 4  
BAS 15 -4 1  

 

OBSERVATIONS AND RECOMMENDATIONS 
 

NEAR-TERM ATTENTION 

Some issues were observed where near-term attention is recommended. These include: 

H-7, H-8: Replace split systems serving the Home Clubhouse 

The facility staff reported that the two indoor evaporators failed in August 2021 and are 
awaiting replacement parts.  The units are past their useful service life and should be 
replaced.  Due to the difficulty in replacing the units in-kind, we recommend replacement 
with similar capacity units that are self-contained outdoor units mounted on-grade 
adjacent to the mechanical room where the current condensing units are located.  Duct 
the supply and return air ductwork through the mechanical room wall and connect to the 
existing building ductwork mains.  

The eventual near-term and long-term replacement of the following equipment is also 
recommended:  

H-1: Rooftop air handling unit RTU-1 

H-3: Rooftop air handling unit RTU-3 

H-4: Rooftop air handling unit RTU-4 

H-7: AH-1A Split system serving home clubhouse 

H-8: AH-1B split system serving home clubhouse 
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H-9: AH-2A split system serving Visitor Clubhouse 

H-10: AH-2A split system serving Visitor Clubhouse 

H-11: AC-1A terminal air conditioning unit serving Home Clubhouse Manager area 

H-12: AC-1B terminal air conditioning unit serving Umpire area 

H-13: AC-1C terminal air conditioning unit serving the Facilities Building 

H-14: UH-1 Unit heater serving Facilities Building 

H-15: UH-2 Unit heater serving office restrooms, club level restrooms 

H-16: UH-3 Unit heater serving mechanical/electrical room 

H-17: UH-4, UH-5 Unit heater serving central concourse concessions, elevator machine 
rooms, ticket windows, clubhouses, remote concessions 

H-18: UH-6 Unit heater serving large concourse restrooms 

H-19: EF-1, EF-2 exhaust fan serving Home and Visitor Clubhouses 

H-20: EF-3, EF-5, EF-16, EF-20 exhaust fan serving large concourse restrooms, south 
concessions, club level concessions, north concessions 

H-21: EF-4, EF-15 exhaust fan serving south and north concessions, club level 
concessions 

H-22: EF-6 exhaust fan serving office restrooms 

H-23: EF-7, EF-8, EF-9, EF-11 exhaust fan serving club level south restrooms, elevator 
machine room, office area, club level north restrooms 

H-24: EF-10, EF-21 exhaust fan serving mechanical room, central concessions 

H-25: EF-12, EF-13, EF-14, EF-17, EF-18, EF-22 exhaust fan serving club box restrooms, 
press box restroom, club level electrical room, clubhouse small restrooms, umpire 
office, dugout restroom 

H-26: EF-19 exhaust fan serving Groundskeeper Building 

H-27: EF-X exhaust fan serving eatery on southern side of concourse 

H-28: F-1 through F-6 intake fan serving concessions 

H-29: F-X intake fan serving eatery on southern side of concourse 

H-30: Variable air volume (VAV) dampers serving club boxes 
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H-31: AC-X Split system serving press box 

ENHANCEMENTS 

The following are recommended upgrades and enhancements to the ballpark HVAC 
systems: 

H-32: Provide supplemental heating for the Club Level. 

• The Club lounges are used year-round and the facility staff has reported that the 
large gathering spaces are difficult to keep warm and they often provide 
supplemental heaters for functions during the colder months.  We recommend 
providing electric radiant ceiling heaters along the exterior wall of the Clubs for 
additional comfort heating.  Panels shall be 24x12 with heating of 375 watts (1200 
MBH).   

H-33: Provide supplemental cooling for the central atrium area on the club level. 

• The facility staff has reported that the central atrium level on the club level is difficult 
to keep cool due to the large windows. (Reportedly, a rooftop unit shown in the 
original blue prints was not installed.)  We recommend providing a split system 
cooling unit to support this area.  The evaporator could be located in the ceiling area 
and the condensing unit could be located on the roof.  We would recommend a unit 
that will provide 5 TONs of DX cooling. Note: The addition of insulation above the 
atrium ceiling and on the underside of the floor would aid in improving the 
conditioning of this area.   
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Electrical / Lighting:  Present Conditions, 

Observations, and Recommendations 
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GENERAL SYSTEM DESCRIPTION 
 
Ripken Stadium is 20 years old and the majority of electrical equipment is original to the 
building. Most major electrical equipment and devices are in decent condition.  There have been 
some facility improvements throughout the ballpark, but the major electrical infrastructure has 
not been considerably affected. 
 
The ballpark receives its electrical service from the Baltimore Gas and Electric Company (BGE). A 
Service transformer is located on-grade outside the building and serves a 3000 amp main 
switchboard.  This switchboard serves all normal power throughout the ballpark. The main 
switchboard is located on Level 1 (Area SW) in Mechanical Electrical Room. 
 
There are 7 electrical rooms located throughout the ballpark as follows: 
 

• Mechanical Electrical Room – Level 1 (Area SW) 
• Mechanical Electrical Room – Level 1 (Area NW) 
• Electrical Room – Level 2 (Area SW) 
• Storage – Level 1 (Area NW) 
• Mechanical Electrical Room - Home Clubhouse 
• Mechanical Electrical Room – Visitors Clubhouse 
• Electrical Room – Good Hops 

 
There is an emergency generator, located outdoor on the first base side of the building (Area 
SW), which is rated at 80 kW, 100 kVA, 480Y/277 volts, 3 phase, 4 wire. The generator feeds a 
200 amp emergency distribution panelboard ‘L1E’ that serves all emergency loads in the 
ballpark.  This emergency distribution panel feeds one 15 kVA, 480-208/120V 3 phase 
transformer and panelboard ‘A1E’. Tufton contracts a power systems company to provide semi-
annual preventative maintenance services on the generator. 
 
Based upon meetings and our site visit, we have complied a schedule of capital improvement 
projects for Medlar Field to ensure continuous high-quality power is provided to the ballpark.  
 
Some issues that were observed and/or discussed where immediate attention is recommended 
include the following: 
 

• Perform an electrical study that includes an electrical coordination, short circuit and arc 
flash study. 

• Update, replace and add additional emergency egress lighting at all exterior ramp, patio, 
and stair areas within the egress pathway. 

• Provide emergency egress lighting for the seating bowl. 
• Provide 1 hour fire resistant room ratings for electrical rooms where transformers within 

the room are above 112.5 kVA. The electrical rooms in need of this update are as follows: 
 

o Storage – Level 1 (Area NW) 
o Mechanical Electrical Room – Level 1 (Area SW) 
o Electrical Room – Level 2 (Area SW) 

 
• Repair underground site lighting conduits and conductors to fix site lighting branch circuit 

failures. 
• Replace fire alarm control panel. 

 
We also recommend the eventual replacement of the following major pieces of equipment: 
 

• Switchboards 
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• Distribution Panelboards 
• Lighting Panelboards 
• Appliance Panelboards 
• Automatic Transfer Switches 
• Dry Type Transformers 
• Outdoor Service Transformers 
• Emergency Generator 

 
OBSERVATIONS AND RECOMMENDATIONS 
 
The following descriptions outline the general scope of the existing electrical conditions and 
proposed recommendations. 
 
IMMEDIATE ATTENTION - POWER 
 
EP-1 Electrical Study: Perform an electrical study which includes an electrical coordination, 

short circuit, and arc flash study. Provide individual arc flash labels for all electrical 
equipment as required by the National Electrical Safety Code. Implement any circuit 
breaker setting changes recommended by the study and replace any equipment that is 
deemed to have an insufficient short circuit rating. We suggest requiring the agency 
performing the study to install the labels as part of the study. 

 
EP-2 Electrical/Mechanical Room Ratings: It was observed that there are no room ratings for 

the electrical/mechanical rooms that house transformers with a rating above 112.5 kVA. 
It is required by the National Electrical Code Article 450.21 that dry-type transformers 
installed indoors and rated above 112.5 kVA shall be installed in a transformer room of of 
1 hour fire-resistant construction. It is recommended to update the following 
Electrical/Mechanical Rooms that fall under these requirements and provide appropriate 
documentation: 

 
• Storage – Level 1 (Area NW) 

o Transformer ‘T1B’ – 500 kVA 
• Mechanical Electrical Room – Level 1 (Area SW) 

o Transformer ‘T1A’ – 500 kVA 
• Electrical Room – Level 2 (Area SW) 

o Transformer ‘T2A’ – 225 kVA 
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REOCCURING ATTENTION (EVERY 5 YEARS) 
 
EP-5A-C Arc Flash Study/Labels: Update the current arc flash study and attach new labels 

to electrical equipment at a maximum of every five years. We suggest requiring 
agency performing study to be required to place labels as part of study. 

 
MAJOR ELECTRICAL EQUIPMENT REPLACEMENT 
 
The electrical equipment that is original to the facility has a life expectancy of 20 to 30 years.  A 
phased replacement of these major systems should be planned for in the next 10 to 15 years as 
replacement parts will become harder and more expensive to obtain. The equipment to be 
replaced is as follows: 
 
EP-6 Switchboards: Per the manufacturer’s recommendations, in 10-15 years components for 

the Switchboards, such as replacement breakers, will become hard to find, obsolete, and 
unserviceable because of advancing technology and discontinued manufacturers service 
and support. To maintain a reliable supply of power the Switchboards should be replaced 
with new state of the art models in 10-15 years. Advanced electronic metering should be 
provided at main circuit breakers. All circuit breakers should be provided with circuit 
breaker trip monitoring and metering and they should be operated by a remote HMI 
station within the electrical room to ensure a greater degree of safety to ballpark 
electrical staff.  

 
EP-7 Distribution Panels: Panels are spread throughout the ballpark and should be replaced in 

phases to maintain electrical continuity. Per the manufacturer’s recommendations, in 10-
15 years components for the Distribution Panelboards, such as replacement breakers, will 
become hard to find, obsolete, and unserviceable because of advancing technology and 
discontinued manufacturers service and support. To maintain a reliable supply of power 
the Distribution Panelboards should be replaced with new state of the art models in 10-15 
years. 

 
EP-8 Lighting Panelboards: Panels are spread throughout the ballpark and should be replaced 

in phases to maintain electrical continuity. In 10-15 years, components for the Lighting 
Panelboards, such as replacement breakers, will become hard to find, obsolete, and 
unserviceable because of advancing technology and discontinued manufacturers service 
and support. To maintain a reliable supply of power the Lighting Panelboards should be 
replaced with new state of the art models in 10-15 years. 

 
EP-9 Appliance Panelboards: Panels are spread throughout the ballpark and should be replaced 

with their associated Dry Type Transformers (Item E-25) to maintain electrical continuity. 
Per the manufacturer’s recommendations, in 10-15 years components for the Appliance 
Panelboards, such as replacement breakers, will become hard to find, obsolete, and 
unserviceable because of advancing technology and discontinued manufacturer’s service 
and support. To maintain a reliable supply of power the Appliance Panelboards should be 
replaced with new state of the art models in 10-15 years. 

 
EP-10 Automatic Transfer Switches: Per the manufacturer’s recommendations, in 10-15 years 

components for Automatic Transfer Switches will become hard to find, obsolete, and 
unserviceable because of advancing technology and discontinued manufacturer’s service 
and support. To maintain a reliable supply of power the Automatic Transfer Switches 
should be replaced with a new state of the art model in 10-15 years. Automatic transfer 
switches should be provided with electronic metering. 

 
EP-11 Dry Type Transformers: Transformers are spread throughout the park and should be 

replaced with their associated power and appliance panelboards (Item E-23) to maintain 
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EL-8 Lighting and Lighting Controls (Office/Training Rooms): The office and training rooms are 

currently served by mostly fluorescent and metal halide luminaires that require 
maintenance and replacement lamps often. Replacing these with LED fixtures will require 
far less maintenance and power to provide equal or better light levels. It is recommended 
that using occupancy sensors and updating the wall switches within these spaces will 
provide a more energy efficient approach and help extend the lamp life of the fixtures.  

 
EL-9 Lighting and Lighting Controls (Locker Rooms): The locker rooms are currently served by 

mostly fluorescent and metal halide luminaires that require maintenance and replacement 
lamps often. Replacing these with LED fixtures will require far less maintenance and 
power to provide equal or better light levels. It is recommended that using occupancy 
sensors and updating the wall switches within these spaces will provide a more energy 
efficient approach and help extend the lamp life of the fixtures. 

 
EL-10 Lighting and Lighting Controls (Concessions): The concession spaces are currently served 

by mostly fluorescent and metal halide luminaires that require maintenance and 
replacement lamps often. Replacing these with LED fixtures will require far less 
maintenance and power to provide equal or better light levels. It is recommended that 
using occupancy sensors and updating the wall switches within these spaces will provide 
a more energy efficient approach and help extend the lamp life of the fixtures. 

 
EL-11 Lighting and Lighting Controls (Concourse): The concourse area is currently served by 

mostly fluorescent and metal halide luminaires that require maintenance and replacement 
lamps often. Replacing these with LED fixtures will require far less maintenance and 
power to provide equal or better light levels. It is recommended that using at timeclock 
function with override switches will provide a more energy efficient approach and help 
extend the lamp life of the fixtures. 

 
EL-12 Lighting and Lighting Controls (Broadcasting Suite): The broadcasting suite is currently 

served by mostly fluorescent and metal halide luminaires that require maintenance and 
replacement lamps often. Replacing these with LED fixtures will require far less 
maintenance and power to provide equal or better light levels. It is recommended that 
using occupancy sensors and updating the wall switches within these spaces will provide 
a more energy efficient approach and help extend the lamp life of the fixtures. 

 
EL-13 TBD - Lighting and Lighting Controls (Batting Cages): We recommend that the light levels 

within the Batting Tunnel be measured to check for compliance with MLB Standards. If 
light levels meet the standards, this area can be exempt from renovation; however, if the 
levels do not meet the standards, update and replace fixtures with LED fixtures to ensure 
compliance. 
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Corroded fire alarm outdoor strobes/speakers

Existing Fire Alarm Control Panel

IMMEDIATE ATTENTION – FIRE ALARM

FA-1 Fire Alarm Control Panel: It was reported that the Fire Alarm Control Panel in the home 
team side of the building is nearing the end of its life. It is recommended to replace the 
fire alarm control panel and its components for a fully functioning addressable system. 
The new Fire Alarm Control Panel shall maintain functionality with the public 
address/general announcement system.

NEAR TERM ATTENTION – FIRE ALARM

FA-2 Fire Alarm Outdoor Strobes/Speakers: The fire alarm outdoor speakers throughout the 
ballpark are significantly corroded and in need of replacement. We recommend replacing 
all outdoors speakers for the fire alarm system. Replacement of theses devices should 
include weatherproof requirements to increase long term use of device.
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TAB 8
Plumbing:  Present Conditions,  

Observations, and Recommendations 
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INTRODUCTION 
 
Based upon our walkthrough of the ballpark, the facility appears to be well 
maintained.  The primary issues cited would be considered normal given the age of 
the facility. 
 
Existing Conditions: 
 
A (2 PSI) natural gas service enters the ballpark in the Main Mechanical Room from 
the exterior meter assembly. A 4” gas supply extends to serve the mechanical 
equipment, food service equipment and gas fired domestic water heaters 
throughout the facility. 
 
Natural gas also extends into the Home Team and Visitor’s Clubhouses to serve the 
dryers, water heater and mechanical equipment. 
                                

                                     
(2 PSI) Natural Gas Service Meter Assembly at Main Mechanical Room  

 

 
(2 PSI) Natural Gas Service Meter Assembly at Home Team Clubhouse 

  

 
(2 PSI) Natural Gas Service Meter Assembly at Visiting Team Clubhouse 
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A dedicated 4” domestic water service enters the ballpark in the Main Mechanical 
Room to a water meter and 3” double check backflow preventer. The BFP appears 
to be in excellent condition. The copper service piping extending from the backflow 
preventer has been replaced with Apollo Press type fittings, but new insulation has 
not been provided on the replaced pipe sections. The 4” domestic cold water 
supply then extends throughout the ballpark. 
 
Also extending from the 4” domestic water service, a 2 ½” domestic water supply 
extends to another water meter and 2 1/2” reduced pressure backflow preventer 
which then extends to a 3 Hp pump to serve the irrigation system. 
 

 
4” Incoming Domestic Water Service  

 
 



EWINGCOLE  |  LEIDOS FIELD AT RIPKEN STADIUM  |  FACILITY ASSESSMENT REPORT146

PLUMBING 

EWINGCOLE | Leidos Field at Ripken Stadium    20210590 | © EWINGCOLE 2022  PAGE X-3 

      

         

 

 
3” domestic water and 2 1/2” irrigation water meters and backflow preventers 

 
The Visitor’s and Home Team Clubhouses each have a dedicated 3” domestic water service 
with water meter backflow preventer which reduces to 1 ½” to serve the areas. 
 

                                 
 Home team Clubhouse domestic water meter and backflow preventer 
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 Visitor’s team Clubhouse domestic water meter and backflow preventer 
 
The Crab Shack’s 1-½” domestic water service with water meter backflow preventer to 
serve those areas is tapped off the 3” fire service main entering the building. 
 

      
 Picnic Bar Combined Fire and domestic water meter and backflow preventers 
 
Domestic hot water is generated by multiple sources throughout the ballpark. The water 
heaters are in different phases of their life stages with some having been replaced and 
others that appear to be original. Reportedly, the Visitor’s Clubhouse, 3rd Base Concession 
stand an Crab Shack are still original equipment. 
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(2) Gas fired tankless water heaters serve the Commissary.  

 

                                             
 A gas fired 80-gallon storage tank type serves the Home Clubhouse 
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   An electric 20-gallon water heater serves the Picnic Bar. 
 
 

                                          
 A gas fired 80-gallon storage tank type serves the Visitor’s Clubhouse 
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  A gas fired 75-gallon storage tank type serves the North Concessions. 
 
 

                                                                 
 A gas fired 75-gallon storage tank type serves the South Concessions. 
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           A gas fired 74-gallon storage tank type serves the Buffet. 
 
 
 

          
Electric Point of Use water heaters serve each Dugout 
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   An electric 50-gallon water heater serves the Suite Bar. 
 

                    
(12) Electric Point of Use water heaters are located below each lavatory and countertop sink to 
serve the Suites. 
  

                                                                
(4) Electric 30-gallon water heaters located above the ceiling serve the Public 
Toilet Rooms on Levels 1 & 2. 
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ADD PICTURE 
 
 
 
 

      
 

(1) Electric 30-gallon water heaters located in the Janitor’s Closet serves the 
Office Toilet Room. 

 
 
Grease waste serving the Concessions and Buffet appear to be the original 50 GPM 100 LB 
capacity grease interceptors installed. Two of the interceptors are installed below the 
stairs accessible through a hatch in in each Concession. The third interceptor serving the 
Buffet is mounted at the underside of the structure. 
 

     
 
 50 GPM Grease Interceptor below the stairs to serve each Concession 
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       50 GPM Grease Interceptor at underside of structure serving the Buffet Kitchen above. 
 
The Home and Visitor’s dugouts require submersible sewage ejectors located below the 
dugout toilet rooms which pump to the Level 1 sanitary main via 4” forced main below the 
slab. Each sewage ejector pump is controlled by a wall mounted control panel with alarms. 
 

                          
 Team Dugout Sewage Ejector Pit and wall mounted Control Panel 
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 Team Dugout Sewage Ejector Pit and wall mounted Control Panel 
 

Where hard-wired sensor operated flush valves were once installed in the public 
toilet rooms, as issues arose, they’ve been replaced with manual flush valves at 
both the public water closets and urinals.  
 
Water closet toilet seats have been replaced in locations when necessary. 
 

                         
 Typical hard-wired to manual flush valve replacement at water closets and urinals. 
 
                                                          
 
 
 



EWINGCOLE  |  LEIDOS FIELD AT RIPKEN STADIUM  |  FACILITY ASSESSMENT REPORT156

PLUMBING 

EWINGCOLE | Leidos Field at Ripken Stadium    20210590 | © EWINGCOLE 2022  PAGE X-13 

      

         

 

 
Wall-hung lavatories are provided at the Men’s public toilet rooms with drop-in counter-
top lavatories at the women’s rooms. The hard-wired faucets have been replaced single-
lever faucets in these areas. 
 

                                                  
 Wall-hung Lavatories and single lever faucets at Men’s Public Toilet Rooms 
 

                                        
 Drop-in Lavatories and single lever faucets at Women’s Public Toilet Rooms 
 

 
Manual flush valves for the water closets and urinals serve the locker room areas and 
Office toilet rooms. Drop-in countertop lavatories with single lever faucets are provided to 
serve these areas.  
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 Manual flush valve Urinal and Water Closet at Home Team Clubhouse 
 

                      
 Drop-in Lavatories and single lever faucets at Clubhouse and Office toilet rooms 
 
The Clubhouse showers are provided with individual stainless steel panel shower 
enclosures. These fixtures look to be in satisfactory condition. 

               
   Clubhouse Shower enclosure systems 
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The drainage system for the locker showers consists of integral troughs in the slab with 
trench drains. 

       
    Clubhouse Shower Trough with Trench Drains 
 
 
The coaches’ showers consist of a single tiled shower stall with shower control, shower 
head and drain. ADA hand-held shower head is provided at ADA locations. 
 
 

                
     Typical Coaches Showers 
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   Water damage at Umpire Urinal 
 

General area floor drains and multi-purpose floor sinks are provided throughout the Toilet 
Rooms, Clubhouses, Concessions and Mechanical Room areas. The drain bodies appear to 
be satisfactory in most locations but there are drain grates that are in verifying states of 
their life expectancy.  
 

   
Typical floor drain at shower areas  Floor drain at Home Team Training 
 

                           
Floor drain at Visiting Laundry   Floor drain at Visiting Mechanical Room 
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Floor drain at Home Team Laundry       Floor drain at Facilities Workshop 
 
 
The floor sink receiving the whirlpool discharge at the Home Clubhouse appears to be 
eroding, possibly due to salt content in the tub. 
 

                         
 Compromised Floor sink at Home Team Training Room 
  
There are several locations where floor sinks do not have a strainer dome or top grate. This can 
allow foreign substances to enter the sanitary system. 

        
Floor sink missing strainer dome and a floor sink with the dome but no top grate 
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   Floor sinks with grates and domes 
 

Some issues were observed and / or discussed where immediate attention is 
recommended. These include the following: 

• Replace / repair or provide insulation on all domestic water requiring new or 
missing insulation. 

• Replace gas solenoid valves at all Concessions. 
 

Some issues were observed and / or discussed where near-term attention is 
recommended.  These include the following: 

• Replace gaskets at incoming domestic water flanges and OS&Y valve. 
• Replace gas fired water heaters not yet replaced. 
• Replace domestic water expansion tanks and associated relief valve and piping. 
• Replace grease interceptors. 
• Provide temperature gauges on wall mounted faucets in training rooms.  
• Replace point-of-use water heaters and all associated domestic water piping, 

insulation and valves at Home Team and Visitor’s Dugout toilet rooms. 
• Provide new covers on wall hydrants missing covers.  
• Replace / repair or provide insulation on all storm requiring new or missing 

insulation. 
• Replace / repair or provide insulation on all sanitary requiring new or missing 

insulation. 
• Replace heat tracing system on all domestic water, storm and sanitary piping. 
• Provide screening on laundry trough drain domes. 

 
 

OBSERVATIONS AND RECOMMENDATIONS  
 
P-1: Point-of-Use Electric Water Heaters (Dugouts) 

• The existing water heaters look to be nearing the end of their life 
expectancy and need replacement. 
 

P-2: Dugout Piping 
• Replace domestic water piping, insulation and valves serving the 

Home and Visiting Dugouts. 
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P-3: Dugout Pumps 
• Closely examine the sewage ejector pump in the dugouts to 

determine if replacement is required. 
 

P-4: Concessions gas supply solenoid valve 
• Replace gas solenoid valves at equipment hoods and tie into Ansul 

suppression system. 
 

P-5: Elevator Sump Pump 
• Verify operation of elevator sump pump and replace if required. 

 
P-6 through P-8: Gas Fired Domestic Water Heaters  

• Replace water heaters that have yet to be replaced. 
 

P-9 through P-12: Electric Domestic Water Heaters  
• Replace water heaters that have yet to be replaced. 

 
P-13: Domestic Hot Water Return Pump 

• Existing pump appears to be newer, but replacement will be required 
in the future. 
 

P-14: Thermostatic Mixing Valve (Visiting Clubhouse) 
• Replace existing mixing valve. 

 
P-15: Thermostatic Mixing Valve (Concessions) 

• Replace existing mixing valve. 
 

P-16: Domestic Water Backflow Preventer (Main Mech) 
• Existing BFP appears newer, and replacement is not required at this 

time. 
 
P-17: Domestic Water Backflow Preventer (Main Mech - Irrigation) 

• Existing BFP appears newer, and replacement is not required at this 
time. 

 
P-18: Domestic Water Backflow Preventer (Clubhouses and Crab Shack) 

                   
• Replace existing BFP 

 
P-19: Domestic Water Backflow Preventer (Equipment) 

• Replace existing BFP. 
 

P-20: Domestic Water Service Valves and Gaskets 
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• Replace gaskets on pipe flanges and OS&Y Valves.

P-21: Heat Tracing 
• Provide new heat tracing system on exposed domestic cold water and

storm piping.

P-22: Laundry Trench Drain Domes.
• Provide mesh screening on existing drain domes.

P-23: Grease interceptor replacement 
• Consider utilizing plastic type units in lieu of steel for future grease 

interceptor replacement. 

P-24: Exterior Wall Hydrants

   
• Repair / replace wall hydrant covers currently missing.

  
P-25: Electronic Flush Valves – Water Closets

• Replace remaining hard-wired sensor operated flush valves with 
manual type. (Locations not known)

P-26: Electronic Flush Valves – Urinals
• Replace remaining hard-wired sensor operated flush valves with 

manual type. (Locations not known)

P-27: Locker Room Shower Control Valves
• Replace shower enclosure systems. 

P-28: Shower Control Valve & Head (Coaches and Umpire)
• Replace shower controls and head. 

: Exterior Wall Hydrants
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P-29: Shower Trench Drains 
• Remove trench drain grate and verify condition of drain body. Replace 

body and grate as required. 
  

P-30: Shower Drains 
• Remove drain grate and verify condition of drain body. Replace body 

and grid as required. 
            

P-31: Floor Drains (Showers / Toilet Rooms) 
• Remove drain grate and verify condition of drain body. Replace body 

and grid as required. 
 
P-32: Floor Drains and Floor Sinks (Mechanical) 

• Remove drain grate and verify condition of drain body. Replace body 
and grid as required. 
 

P-33: Water Coolers 
• Replace old water coolers. 

 
P-34: Toilet Seats 

• Replace remaining toilet seats that have yet to be replaced. 
 

P-35: Lavatory Insulation Kits 
• Replace / provide insulation on exposed waste traps. 

 
P-36: Point-of-Use Pump at Facilities Sink  

• Replace the point-of-use facilities sink. 
 

P-37: Service Sink and Emergency Eyewash at Facilities 
• Replace the service sink and emergency eyewash station. 

 
P-38: Roof Drains 

• Roof drains should be replaced when roof membrane system is 
replaced. 

 
P-39: Storm Water Insulation 

• Replace all existing exposed storm water insulation at concourse. 
 

P-40: Irrigation Water Insulation 
• Replace all existing exposed irrigation water insulation at concourse. 

 
P-41 through 46: Domestic Water Insulation 

• Replace all existing exposed domestic water insulation at concourse. 
 

P-47: Concession Emergency Gas Solenoid Valve Assembly 
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• Replace all gas shut-off valves and associated wiring.

P-48: Concession Gas Piping 

    
• Replace corroding gas piping behind equipment.

P-49: Concourse Heat Trace on Sanitary Traps
• Replace heat trace system at sanitary traps.

P-50: Concourse Seating Area Wall Hydrant / Extension to Deck Hose

  
• Provide proper connection for deck hose in lieu of connecting to wall 

hydrant.

P-51: Training Room Wall Mounted Faucets
• Provide temperature gauges on wall mounted faucets in training 

room.

Concession Gas Piping 

: Concourse Seating Area Wall Hydrant / Extension to Deck Hose
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TAB 9
Fire Protection:  Present Conditions, 

Observations, and Recommendations 
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FIRE PROTECTION

EWINGCOLE | Leidos Field and Ripken Stadium   

20210590 | © EWINGCOLE 2021

PAGE 4-1

INTRODUCTION

Based upon our walkthrough of the ballpark, the facility appears to be well 
maintained.  The primary issues cited would be considered normal given the age of 
the facility including pipe degradation of the dry sprinkler system. 

Existing Conditions: 

The ballpark is fully sprinklered with dry pendant, wet pendant and upright sprinkler 
heads throughout.

An existing 6” fire service enters the ballpark in the Main Mechanical Room. A 6” 
OS&Y valve serves to isolate the system at the backflow preventer. The existing BFP 
appears to be maintained properly and no visible issues are apparent.  

Incoming Fire Service Backflow Preventer at Main Mechanical Room 

The wet sprinkler supply main extends to Dry Sprinkler Valve assemblies which serve 
the ballpark’s dry sprinkler system. Reportedly, the existing Dry Valve replacement 
parts have been difficult to acquire.
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FIRE PROTECTION
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PAGE 4-2

              
            Dry Sprinkler Valve Assemblies

The dry sprinkler system is equipped with a continuous duty 3 HP tank-mounted air 
compressor. 

                        
Dry Sprinkler System Air Compressor at Main Mechanical Room 

The dry sprinkler supply exits the Mechanical Room at the Concourse and extends 
to serve the ballpark’s dry sprinkler zones.

The Crab Shack is supplied with a 3” fire service which enters the building to
Backflow Preventer, Dry Valve Assembly and riser mounted 1/2 HP air compressor. 
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PAGE 4-3 

 

The supply extends to serve the building’s interior and exterior sprinkler 
requirements. 
 

                         
   3” Fire Service BFP at Crab Shack  
 

                                                      
     Dry Sprinkler Valve Assembly at Crab Shack  
 
Sprinkler drains are provided at multiple locations throughout the ballpark to provide 
sprinkler water drainage after the testing of the dry sprinkler systems. 
 
The standalone Home and Visiting Team Clubhouse buildings and Facilities Storage buildings 
are not sprinklered.  
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FIRE PROTECTION 
 

EWINGCOLE | Leidos Field and Ripken Stadium    
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PAGE 4-4 

 

Some issues were observed and / or discussed where immediate attention is recommended.  
These include the following: 

• Obtain a pipe analysis to determine the corrosion levels of the existing sprinkler 
pipe to determine optimal starting locations for replacement. 

• Provide nitrogen generators in lieu of existing air compressors. While the upfront 
cost for a nitrogen system is significant, it will protect sprinkler piping system for 
decades. 

 
Some issues were observed and / or discussed where near-term attention is recommended. 
These include the following: 

• Replace Tamper and Flow switch signaling devices. 
• Sprinkler head testing in accordance with the requirements of NFPA 25. 
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PAGE 4-5

     

OBSERVATIONS AND RECOMMENDATIONS

FP-1: Sprinkler Pipe Analysis 
• Analysis of sprinkler pipe corrosion.

FP-2: Dry Sprinkler System Piping and Air Compressors.
• Provide nitrogen generators in lieu of existing air compressors to

provide protection of dry pipe systems.

FP-3: Replace Dry Sprinkler OS&Y Valves & flange gaskets.
• Corrosion is taking over and may obstruct valve operation.  

            
           FP-4: Replace Dry Sprinkler Valves

• Parts for existing system are not readily available.

FP-5: Dry Sprinkler System Piping 
• Replace all remaining sprinkler piping with new schedule-40 black 

steel in conjunction with a new nitrogen system.  



ewingcole.com 173

FIRE PROTECTION 
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PAGE 4-6 

 

 
FP-6: Dry Sprinkler Heads should be replaced, or representative samples 
tested. 

• This is required every 10 years by NFPA 25 Section 5.3.1.1.5. 
  
 FP-7: Replace Tamper and Flow switches. 

• Tamper switches and flow switches appear to be in satisfactory 
condition; however, replacement is anticipated in the future. 

 
FP-8: Quick Response Sprinkler Heads should be replaced, or 
representative samples tested. 

• After 20 years of service and at subsequent 10-year intervals as 
required by NFPA 25 Section 5.3.1.1.2. 
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TAB 10
Audio Visual/Broadcast: Present Conditions,

Observations, and Recommendations
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TAB 11
 Information Technology:  Present Conditions,

Observations, and Recommendations
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INFORMATION TECHNOLOGY
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TAB 12
Vertical Transportation:  Present Conditions,  

Observations, and Recommendations 
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SECTION I 
EXECUTIVE SUMMARY 

A. GENERAL 

This review was commissioned to evaluate the existing overall condition of the elevator equipment and level of 
preventive maintenance being provided by Delaware Elevator.  

A visual review of the physical system components currently in use at Leidos Field 873 Long Drive, Aberdeen, MD 
was conducted by David Curtis of Lerch Bates on February 1, 2022, to determine equipment condition, effectiveness 
of maintenance and code compliance.  In addition to the visual review, performance measurements were taken with 
regard to operation and compared to established Lerch Bates and industry standards.  Ride quality was evaluated 
based on experience with similar installations and compared to Lerch Bates and industry standards. 

The results of these tests and all noted deficiencies are specifically delineated within this report. 

While we strongly urge you to review the entire report, for your convenience we have summarized our findings within 
this first section including any items requiring immediate attention of the Maintenance Contractor and/or Property 
Manager. 

B. EVALUATION OF MAINTENANCE AND ADJUSTMENT 

For the purpose of evaluating elevator maintenance, Lerch Bates divides the tasks into four general areas:  1) 
housekeeping, 2) lubrication, 3) replacement or repair of worn components and 4) adjustments.  These areas 
sometimes overlap but are sufficiently independent to allow separate evaluation. 

Based on our findings, which we have detailed in the Elevator Maintenance Contractor Deficiency Reports and 
Performance Evaluations, we rate the current maintenance program as follows: 

 

 Elevator(s) 

 Rating = 
1 to 5 

Meets 
Requirements 

Housekeeping 2 No  

Adjustment 3 Yes  

Replacement/Repair 2 No  

Lubrication 3 Yes  

Overall Average 2.5 No  

Our evaluation of work is based on the following ratings: 

1. A rating of “1” indicates unacceptable levels of maintenance.  A concentrated effort on the part of your 
maintenance contractor is required in all areas in order to justify payment of the monthly contract fee.  
Approximately 10% of our equipment reviews result in this rating. 

2. A rating of “2” indicates below average levels of maintenance in most areas.  Typically a short term 
concentrated effort is required by your maintenance contractor to avoid slipping to a “1” rating and or 
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improve to the acceptable rating of 3.  Approximately 25% of our equipment review results in this 
rating. 

3. A rating of “3” indicates acceptable levels of maintenance are being provided by your maintenance 
contractor.  However, improvement may be required in specific areas.  Approximately 50% of our 
equipment review results in this rating. 

4. A rating of “4” indicates above average levels of maintenance are being provided by your maintenance 
contractor.  This results in very good overall performance and operational characteristics of the 
equipment with infrequent shutdown of equipment due to maintenance related issues.  Approximately 
10% of our equipment review results in this rating. 

5. A rating of “5” indicates superior levels of maintenance is being provided by your maintenance 
contractor.  We seldom see this rating. 

C. IMMEDIATE ACTION ITEMS 

1. Contractor Items:  The major areas of concern requiring follow-up by the Maintenance Contractor are: 

a. Elevators: 

1) Elevator #1 will not close the doors until elevator goes into nudging, investigate and 
take corrective action. 

2. Owner Items:  The following items require immediate correction but are not the responsibility of the 
Maintenance Company: 

a. Elevators: 

1) Confirm water leak has been corrected and repair ceiling in both machine rooms. There 
appears to have been water leaks above the ceiling. 

2) Locate water leak in elevator #1 pit and seal leak.  

3) Relocate flexible conduit running through machine room for elevator #2. 

D. EQUIPMENT DISPOSITION 

The two (2) hydraulic passenger elevator systems in the building were had multiple manufactures and installed by 
Delaware Elevator in 2002.     

Passenger elevator #1 has a rated capacity of 2,500 lbs. and travels at a speed of 128 f.p.m.  Passenger elevator #2 
has a rated capacity of 3,500 lbs. and travels at a speed of 118 f.p.m. Both elevators have conventional bore hole 
hydraulic jacks. Both elevators serve two landings (1, 2).  Existing car interior size is approximately 6’ – 8” wide x 4’ – 
4” deep for elevator #1 and approximately 6’ – 8” wide x 5’ – 4” deep for elevator #2.  Existing car interiors do comply 
with the Americans with Disabilities Act.  Entrances are 3’ – 6” wide x 7’ – 0” high, power operated, side opening 
doors.   

Existing control boxes are original Virginia Controls but a large portion of the components in the controller boxes 
were updated / modernized with new Virginia Control components in 2021.  Parts are available for the product.   

The door operation is original equipment.  Advances in door technology have resulted in improved passenger safety 
via closed loop operation. 

Existing signal fixtures are dated, but parts are still available. 
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The elevator cab interiors are original particle board cab side and rear walls with a plastic laminate finish.   
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SECTION II 
ADJUSTMENT AND OPERATION OF INDIVIDUAL ELEVATORS 

A. DISCUSSION 

This section covers the factors associated with the operation of specific elements of the elevator system against 
standards which have been established either by Code, established Lerch Bates standards, or standards common to 
the elevator industry. 

Operating efficiency of elevator groups is a combination of the efficiency of each elevator traveling from floor to floor 
loading and discharging passengers, and the effectiveness of the group control regulating the dispatch and spacing 
of elevators to meet traffic demand.  Improper adjustment may reduce performance and lengthen response times 
10% to 15%. 

The criterion used to evaluate the performance measured on each elevator is defined below in Item B. 

B. PERFORMANCE CRITERIA 

1. Elevator Speed: Elevator speed is measured with a tachometer while the elevator makes a full run 
through the hoistway with no load in the car.  Contract speed (to be found on the governor rating plate 
or the cross head on the car) should be maintained within criteria range indicated on individual 
performance evaluations under any load condition or travel direction. 

2. Floor to Floor Performance Time:  Measured from the instant the doors begin to close until doors are 
3/4 open (1/2 open for side opening doors) and car is stopped at next successive floor under any 
loading condition or travel direction. 

3. Door Open Time:  Measured from the instant the doors begin to open until the doors are fully open. 

Door opening time should be as fast as possible to provide optimum adjustment of efficient elevator 
service.  Our recommended door times are based on the door operator equipment installed while 
providing smooth operation and long equipment life. 

4. Door Closing Time:  Measured from the instant the doors begin to close until the doors are fully 
closed. The ASME A17.1 Code limits door closing time by defining the level of kinetic energy 
generated during door closing operation.  We indicate the closing time which approximates Code 
requirement based on average door weight. 

5. Long Door Hold Open Time:  Measured from the instant the doors are fully open until the doors begin 
to close when the car stops in response to a hall call.  Minimum time of 5 seconds required by The 
Americans with Disabilities Act (A.D.A.). 

6. Short Door Hold Open Time:  Measured from the instant the doors are fully open until the doors begin 
to close when the car stops in response to a car call.  It may also be reduced by re-registering a car 
call after the initial opening of the doors.  Minimum time of 3 seconds required by The Americans with 
Disabilities Act (A.D.A.). 

7. Interrupted Ray Door Time:  Initially measured from the instant the doors reach the fully open position 
until the doors begin to close after interrupting the door protective devices while doors are opening.  
Subsequently measured upon re-interrupting the door protective devices. 

8. Nudging Time:  Measured from the instant the doors reach the fully open position until the door buzzer 
sounds and the doors begin to close at reduced speed even though the door protective devices are 
interrupted. 
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9. Door Closing Force:  Measured with a spring pressure gauge as the doors begin to close. The 
measured value is the force required to prevent the doors from closing under power.  ASME A17.1 
Code requires that the force required to stall the closing door be no more than 30 force pounds. 

10. Operation:  Subjective evaluation of the quality of ride and door operation. The factors identified are:  
Acceleration Up, Acceleration Down, Deceleration Up, Deceleration Down, Elevator Stop, Door Open 
and Door Close. 

11. Safety: The items listed (communication means, car door protective devices, car stop switch and 
alarm bell for the car) are those normally found on most elevators.  We check them to make certain 
they are functioning properly. 

C. ELEVATOR PERFORMANCE EVALUATIONS 

The Performance Evaluations in Appendix A (see page 1) tabulate the results of our survey based on the criteria 
outlined in Item B above.  Items marked “NO” in the Meets Criteria column require adjustments/correction to ensure 
optimal performance and/or satisfy regulation and code requirements. 
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SECTION III 
MAINTENANCE REVIEW 

A. DISCUSSION OF MAINTENANCE AND REPAIR 

Elevator maintenance can be broken into four general areas; housekeeping, lubrication, renewal or repair of worn 
components, and adjustments.  These areas sometimes overlap but are sufficiently independent to allow separate 
evaluation. 

1. Housekeeping 

Housekeeping requires about 60% of the total time spent maintaining equipment.  While at first glance, 
this would appear to be an excessive amount of time simply cleaning, it is time well spent.  If a job is 
kept clean, the fire hazard (especially in hoistways) is lessened.  Potential troubles and worn 
components are often detected during routine cleaning operations.  Dirt is a major cause of elevator 
malfunction; a speck of dust between relay contacts can shut a unit down.  Finally, a clean job makes 
routine inspection and maintenance easier. 

a. Summary of Survey Results: 

1) Clean machine rooms  

2) Clean out inside of controllers  

3) Clean cartops  

4) Clean pits  

2. Lubrication 

Lubrication requires about 15% of the total time spent maintaining equipment.  As with any mechanical 
equipment, proper lubrication minimizes wear, assures proper operation and lengthens trouble-free life 
of components. 

a. Summary of Survey Results: 

1) None at this time  

3. Replacement and Repair 

Replacement or repair of worn components represents about 15% of elevator maintenance.  By 
detecting and replacing worn components, it is often possible to prevent elevator malfunction and 
unscheduled shutdown.  Systematic repair and replacement of components ensures optimum useful 
life of the elevator. 

a. Summary of Survey Results: 

1) Elevator #1 will not close the doors until elevator goes into nudging, investigate and 
take corrective action. 

2) Replace missing screw in elevator #1 car operating panel  

4. Adjustments 
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Adjustments require about 10% of elevator maintenance time.  Proper, timely adjustment keeps the 
equipment working smoothly and quietly. 

a. Summary of Survey Results 

1) Clean and adjust hoistway door equipment for smooth operation 

B. SUPPORTING PHOTOGRAPHS 

Reference Appendix B (see page 1). 
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SECTION IV 
RECOMMENDED OWNER IMPROVEMENTS 

The following items represent short and long term upgrade recommendations.  Short term upgrades are 
recommended to be accomplished within 1-3 years; long term upgrades are recommended to be accomplished 
within 5-10 years. 

A. SHORT TERM UPGRADE RECOMMENDATIONS 

The elevators are approximately 20 years old and elevator #1 is directly exposed to the weather and 
elements. There were some control upgrades done but nothing else. We recommend planning proceed for 
the replacement of the existing control systems with new microprocessor based controls, new pump unit, new 
closed loop door operators, and new LED car and hall fixtures.  Various existing mechanical and structural 
components can be reconditioned and reused. 

We recommend that the building work be included in the elevator contracts for a turnkey project 

Units Low High 

Per Unit $190,000 $230,000 

Both Units  $380,000 $460,000 

 

B. LONG TERM UPGRADE RECOMMENDATIONS 

None at this time  
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PROJECT NAME:  LEIDOS FIELD AT RIPKEN STADIUM OWNER ID NO.:    1 ELEVATOR NO.:    1 REVIEW DATE:  2-1-

2022 
PROJECT LOCATION:
  873 LONG DRIVE PERMIT ID NO.: HA-1596 ELEVATOR GROUP:          

CITY AND STATE: ABERDEEN, MD MACHINE TYPE:  HYDRAULIC  
LB PROJECT NUMBER: 0100034734 ELEVATOR TYPE:    PASSENGER  
MANUFACTURER (OEM): MULTIPLE FLOORS SERVED:   1, 2    FRONT:    2    REAR:    0 
CONTRACTOR: DELAWARE CAPACITY:    2,500 LBS.       CONTRACT SPEED:    125 
DATE OF INSTALLATION: 2002 SAFETY 

TESTS: 
ANNUAL TEST 
5 YEAR TEST 

 YES  NO 
 YES  NO 

DATE COMPLETED 5-2021 
DATE COMPLETED       DATE OF MODIFICATION: 2021 

  

ELEVATOR INFORMATION 

TYPICAL FLOOR HEIGHT:  18’ BETWEEN FLOORS:  1 AND 2 DOOR OPERATOR SPEED:  LOW  
DOOR TYPE: SINGLE SPEED SIDE OPENING DOOR WIDTH:  3’ – 6” AND HEIGHT:  7’ – 0” PRE-OPENING:  NO  

MEASURED CAR EMPTY TARGET CRITERIA MEETS CRITERIA COMMENTS 

PERFORMANCE UP        SEC 19.1 SEC             
PERFORMANCE DOWN       SEC 19.1 SEC             
STOPPING ZONE  1/4" +/- 1/4" YES       
MEASURED FRONT REAR CRITERIA FRONT / REAR MEETS CRITERIA COMMENTS 
DOOR OPEN 3.2 SEC       SEC 3.1 SEC       SEC YES       
DOOR CLOSE 4.3 SEC       SEC 4.0 SEC       SEC YES       
INTERRUPTED RAY HOLD OPEN 
*>3.0 INITIAL, .5-1.5 SUBSEQUENT       SEC       SEC >3.0* SEC >3.0* SEC             

 

OBSERVATIONS MEETS 
CRITERIA COMMENTS FEATURES INSTALLED TESTED COMMENTS 

ACCELERATION YES       EMERGENCY LIGHT YES NO TESTED BY AHJ 
RIDE YES       FIRE SERVICE PH1 YES NO TESTED BY AHJ 
DECELERATION YES       FIRE SERVICE PH2 YES NO TESTED BY AHJ 
STOP YES       FIRE PHONE JACK YES NO TESTED BY AHJ 
DOOR OPERATION YES       STANDBY POWER                   
DOOR PROTECTION NO       TELEPHONE YES YES OK 
DOOR OPEN BUTTON YES       INTERCOM NO             
ALARM BUTTON YES       STOP SWITCH YES YES OK 
CAR LIGHTING GUARDED YES       SEISMIC OPERATION NO             
FALSE CALL CANCEL YES       DOOR RESTRICTION YES YES OK 
 
ADDITIONAL COMMENTS:  THE ELEVATOR SERVICE PROVIDER WAS WAITING ON A NEW DOOR PROTECTION DEVICE AS IT CURRENTLY IS BROKEN AND THE CAR DOORS DO NOT 
CLOSE UNTIL IT GOES INTO NUDGING   
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PROJECT NAME:  LEIDOS FIELD AT RIPKEN STADIUM OWNER ID NO.:    2 ELEVATOR NO.:    2 REVIEW DATE:  2-1-
2022 

PROJECT LOCATION:
  873 LONG DRIVE PERMIT ID NO.:    HA-

1597 ELEVATOR GROUP:          

CITY AND STATE: ABERDEEN, MD MACHINE TYPE:  HYDRAULIC  
LB PROJECT NUMBER: 0100034734 ELEVATOR TYPE:    PASSENGER  
MANUFACTURER (OEM): MULTIPLE FLOORS SERVED:   1, 2    FRONT:    2    REAR:    0 
CONTRACTOR: DELAWARE CAPACITY:    3,500 LBS.       CONTRACT SPEED:    118 
DATE OF INSTALLATION: 2002 SAFETY 

TESTS: 
ANNUAL TEST 
5 YEAR TEST 

 YES  NO 
 YES  NO 

DATE COMPLETED 5-2021 
DATE COMPLETED       DATE OF MODIFICATION: 2021 

  

ELEVATOR INFORMATION 

TYPICAL FLOOR HEIGHT:  18’ BETWEEN FLOORS:  1 AND 2 DOOR OPERATOR SPEED:  LOW  
DOOR TYPE: SINGLE SPEED SIDE OPENING DOOR WIDTH:  3’ – 6” AND HEIGHT:  7’ – 0” PRE-OPENING:  NO  

MEASURED CAR EMPTY TARGET CRITERIA MEETS CRITERIA COMMENTS 

PERFORMANCE UP  20.9 SEC 20.1 SEC YES       
PERFORMANCE DOWN 21.0 SEC 20.1 SEC YES       
STOPPING ZONE  1/4" +/- 1/4" YES       
MEASURED FRONT REAR CRITERIA FRONT / REAR MEETS CRITERIA COMMENTS 
DOOR OPEN 3.2 SEC       SEC 3.1 SEC       SEC YES       
DOOR CLOSE 4.3 SEC       SEC 4.0 SEC       SEC YES       
INTERRUPTED RAY HOLD OPEN 
*>3.0 INITIAL, .5-1.5 SUBSEQUENT 3.1 SEC       SEC >3.0* SEC >3.0* SEC YES       

 

OBSERVATIONS MEETS 
CRITERIA COMMENTS FEATURES INSTALLED TESTED COMMENTS 

ACCELERATION YES       EMERGENCY LIGHT YES NO TESTED BY AHJ 
RIDE YES       FIRE SERVICE PH1 YES NO TESTED BY AHJ 
DECELERATION YES       FIRE SERVICE PH2 YES NO TESTED BY AHJ 
STOP YES       FIRE PHONE JACK YES NO TESTED BY AHJ 
DOOR OPERATION YES       STANDBY POWER                   
DOOR PROTECTION YES       TELEPHONE YES YES OK 
DOOR OPEN BUTTON YES       INTERCOM NO             
ALARM BUTTON YES       STOP SWITCH YES YES OK 
CAR LIGHTING GUARDED YES       SEISMIC OPERATION NO             
FALSE CALL CANCEL YES       DOOR RESTRICTION YES YES OK 
 
ADDITIONAL COMMENTS:   
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SUPPORTING PHOTOGRAPHS
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1. Repair ceiling in machine rooms 2. Repair ceiling in machine rooms

3. Relocate flexible conduit entering elevator #2 
machine room  

4. Relocate flexible conduit entering elevator #2 machine 
room
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5. Locate water leak in elevator #1 pit and seal it 6. Clean out inside of controllers

7. Clean out inside of controllers 8. Clean cartops 
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Appendix B-4

9. Clean cartops 10. Clean pits 

11. Replace missing screw in Elevator #1 car operating 
panel  
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TAB 13
Playing Field: Present Conditions,  

Observations, and Recommendations
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PLAYING FIELD

Date:

Conducted By:

Attendees:

Temperature:

Stadium Name:

Resident Team(s):

Address:

City:

State/Territory: MD

Country:

Name:

Title:

Contact Information:

Surface Type:

Grass/Turf Type:

Sub Section Recommendations / Requirements Compliance Comments and Major Deficiencies
Distances between all bases are accurate within a 
distance of  +/- 3" allowance total. Yes (+/-) .5" total; 3rd to 2nd base measurement was incorrect due to improper 3rd base anchor installation, the base does not 

align with the foul line
Pitcher's mound height is 10" (+/- 1" allowance). Yes Mound height is slightly off at 10.25" but is within tolerance; Mound distance is 60'6.75"

Pitcher's Mound Slope meets requirements. - Due to the timing of the field audit, mound slopes were not able to be accurately checked.  The clay has undergone 
freeze/thaw cycles and was not in game ready condition.

Playing surface is without without defects and/or "trip-
hazards" that could affect the normal play of the game 
or jeopardize player safety.

Yes

The field has some defects that are not player safety issues but need to be called out due to the fact that they do not to 
comply with the suggested rulebook layout of these areas. 
1) The pitcher's mound circle has a 17' diameter (radius of 8'6")  which is smaller than the suggested 18' diameter (9' radius) 
as noted in the "Layout  of Pitching Mound" diagram.
2) The infield arc measurement, which is the arc separating the red infield turf from the green outfield turf is not at the 
suggested measurement.  The arc varies from 94'6" at the RF & LF foul line corners to 93'8" at shortstop and 98'10" at 2nd 
base position area.  The standard measurement is 95 feet, measured from the center, front edge of the pitching rubber.
3) 3rd Base Foul Line - There is an area in front of the 3rd base bag where the  joints of the white foul lines are offset, 
resulting in a crooked foul line.
4) As noted above, the 3rd base anchor is not properly aligned with the foul line which results in the incorrect 
measurement from 3rd to 2nd base.

Warning track material shall identify all zones within 15' 
of all walls and fences. No The warning track in front of the dugouts does not meet the 15' minimum - the warning track was 9'9" in front of the 3rd 

base dugout

Warning track must be of a material to provide visual 
and tactile notice of a significant change in surface 
type.

No The red synthetic turf warning track does not provide a tactile change in surface type from the green synthetic turf.

MiLB PLAYING FIELD COMPLIANCE REPORT

Ballpark: LEIDOS FIELD at RIPKEN STADIUM

EVALUATION

1-Feb-22

Kevin Moses

Todd Bradley

38 F

FACILITY INFORMATION

Leidos Field at Ripken Stadium

Aberdeen IronBirds

873 Long Drive

STADIUM INFORMATION

Artificial turf w/ fully artificial infield.  Pitching mounds & home plate are 
dirt.

Shaw Fields 38  (sand & rubber infill)

GENERAL COMMENTS

The conversion of the field from natural grass to artifical turf was completed in February of 2021.  The only dirt areas on the field are the pitching mound, home plate, and bullpen mounds.  The existing drainage system for the 
natural grass field was left in place and the gravel base for the artificial turf was constructed on top of that.  

Aberdeen

USA
HEAD GROUNDSKEEPER INFORMATION

Head Groundskeeper

tbradley@ripkenstadium.com

Todd Bradley

SECTION 7.0  PLAYING FIELD

Layouts, playing surfaces, lighting systems, irrigation systems, and field drainage systems of all facilities in which construction commenced on or after October 1, 2020 (and modifications to existing fields) shall be submitted for 
approval by Major League Baseball.

7.1 FIELD DIMENSIONS AND 
PLAYING SURFACE
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The infield grass should be graded so that the surface is 
flat (0% slope).  Existing facilities in compliance up to 
.37% 

Yes

The slope of the infineld skin should (measured from 
base to arc) should not exceed .5% Yes

Maximum positive grade from baseline to dugout step 
should not exceed 8" Yes

Maximum positive grade from 2nd base to the outfield 
warning track shall be 20" Yes

New facillities (post Oct 2020) must have the bullpen 
areas be located off the playing field. N/A Bullpens are located off of the playing field
If located off the playing field, shall include a protective 
overhead cover. No Bullpen seating areas do not have an overhead cover

If located in foul territory, the mound shall not be a 
tripping hazard. N/A

Each  bullpen must be visible to both dugouts and the 
press box. No

The bullpen mounds are not fully visible from both dugouts.  On the right field bullpen mound, the mound farthest from the 
fence is not visible to the 1st base dugout and on the left field bullpen mound, the mound farthest from the fence is not 
visible from the 3rd base dugout.

Two pitching mounds and home plates per bullpen. Yes

Regulation dimensions (height & slope). No

The left field bullpen mound heights are not in compliance.  The mound nearest to the outfield is 11", which is within the 1" 
tolerance.  However, the mound nearest the building is 8.75" which is not within tolerance.  The pitching rubbers are set 
within .25" of each other in terms of elevation so the reason for the incorrect height is due to grading issues of the gravel 
base underneath the catcher's areas.  There is a 2" elevation difference between the home plates. 

Bench for 10 players in each bullpen. Yes The left field bullpen has 2 of the individual seatbacks that need to be repired/replaced.
Dedicated phones or walkie-talkies with connection to 
dugout. Yes

7.6 FIELD EQUIPMENT
Shall provide a full cover, portable batting cage with 
padding.  No Provide additonal padding on the back alumimium rail of the batting cage frame.

New batting cages shall have minimum dimensions of 
18' W x 14' D x 9'H Yes

Pitching Screen: 8'H x 8'W w/ 4' x 4' notch in upper 
corner; fully padded Yes

1st Base Screen:  8'H x 8'W Yes

2nd Base Screen:  8'H x 14'W w/ hinged wings Yes

Shag Screen:  8'H x 8'W Yes

Turf Protector:  25'D x 20' WidthA x 70' WidthB (can be 
waived by MLB if field is synthetic turf) N/A Not required for artifical turf

Hitting Mat:  6' x 12' Yes

7.10 PLAYING FIELD TARPS
Provide a full infield tarp, pitcher's mound tarp, home 
plate tarp, and bullpen tarps.  Provide base pit tarps if 
field is synthetic w/ dirt base pits.

Yes Pitcher's Mound, Bullpen, and Home Plate Tarps are provided.  The infield is all artifical turf so spot tarps and a full infield skin 
tarp are not required.

Sub Section Recommendations / Requirements Compliance Comments
Facility maintained at a professional level & follows 
professional groundskeeping practics. Yes

Head GK shall have a turf degree, certification, or other 
MLB approved satisfactory accreditation or experience. Yes Todd has worked full-time at Aberdeen since 2014 and has been in his current role of Head Groundskeeper since 2017.

Provide sufficient groundskeeping staff. Yes

The Groundskeeping Program - compiled & approved 
by MLB. Yes Needs to be compiled & approved on an annual basis.  Todd provided a written maintenance plan and log for synthetic 

turf maintenance.
Provide required equipment for clay/track 
maintenance. Yes

Provide required equipment for turf surfaces (natural or 
synthetic). Yes

8.3 Playing Field 
Reconditioning

All clay areas & warning track shall be repaired & 
groomed prior to each game with the use of 
professional equipment that has been approved with 
the team's Groundskeeping Program.

Yes

8.4 Field Maintenance 
Materials

Have a sufficient amount of field maintenance products 
& drying material on hand. Yes Team keeps an adequate amount mound clay & calcined clay on hand.

Shall provide a full field irrigation system. N/A Artifical turf
Shall provide quick couplers for watering the infield grass 
& clay. Yes

Irrigation rotors shall not exceed .25" below turf canopy. N/A

Artifical turf field not required to have irrigation rotors

All valve boxes shall be covered w/ synthetic turf & set 
flush w/ the turf canopy. No 1) Replace broken lid on quick coupler behind the mound - Todd is planning to do this before the season begins.

2) The valve box for the quick coupler behind home plate is installed too low resulting in surface unevenness.  

8.6 Field Drainage System Fields constructed post Oct 2020 shall provide a sub-
surface drainage system. Yes

8.1 Field Maintenance Staff & 
Practices

7.6.1 BATTING CAGE

7.2 FIELD GRADE

7.4 BULLPENS

SECTION 8.0 MAINTENANCE

7.6.2 FIELD SCREENS

This section outlines requirements and recommendations for overall maintenance of the facility and playing field in a professional manner.

8.2 Field Maintenance 
Equipment

8.5 Irrigation System
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Area Rulebook Measurement Compliance Actual Measurement

LF Fence 320' minimum No 310'

CF Fence 400' minimum Yes 404'

RF Fence 320' minimum No 310'

Backstop Recommended 60' distance from home plate No 55'

Home to 1st Base 90' Yes

Home to 3rd Base 90' Yes

1st to 2nd Base 90' Yes

3rd to 2nd Base 90' No 89'11.5"

Infield Skin Arc 95' distance from front center of pitching rubber No 94'6" at 1st and 3rd base "corners" by foul lines, 93'10" at 2nd base position area, 93'8" at shortstop area

Mound Distance 60'6" No 60'6.75"

Mound Height 10" No 10.25"

Mound Radius 9' No 8'6"

Mound Table Top 34" L x 60" W Yes

1' - 1" _ Due to the timing of the field audit, mound slopes were not able to be accurately checked.
2' - 2" _
3' - 3" _
4' - 4" _
5' - 5" _
6' - 6" _

Home Bullpen (Right Field) 
Distance 60'6" Yes Field Side Mound:                                                                                                Wall Side Mound: 

Home Bullpen Height 10" Yes Field Side Mound:   10.625"                                                                                Wall Side Mound:  10"
1' - 1" _ Due to the timing of the field audit, mound slopes were not able to be accurately checked.
2' - 2" _
3' - 3" _
4' - 4" _
5' - 5" _
6' - 6" _

Visitor Bullpen (Left Field) 
Distance 60'6" Yes Field Side Mound:                                                                                                Wall Side Mound: 

Visitor Bullpen Height 10" No Field Side Mound:   11"                                                                                       Wall Side Mound:  8.75"

1' - 1" _ Due to the timing of the field audit, mound slopes were not able to be accurately checked.

2' - 2" _
3' - 3" _
4' - 4" _
5' - 5" _
6' - 6" _

Dirt /Warning Track Equipment Brand/Model Provided Comments

Infield Drag Machine John Deere 1200A N/A

1 Ton Roller N/A

Small Tiller Yes

Nail Drag Yes

Screen Drags Yes

Plate Compactor Yes

Hand Tamps Yes

Natural Turf Equipment Brand/Model Provided Comments

Triplex or Rotary Mower Yes

Aerator Yes

Topdresser Yes

Fertilizer Spreader Yes

Utility Cart John Deere Gator 4x2 (2) & John Deere Gator 2020A (2) Yes

Tractor John Deere 4120 & Bobcat A300 skid steer Yes

Spray Rig
Yes

Synthetic Turf Equipment Brand/Model Provided Comments

Turf Groomer Redexim Combi-Groom w/ magnet Yes

Topdresser Turfco Mete-R-Matic IV Yes

Turf Magnet t attachments are installed on the Combi-Groom & Speed Yes

Sweeper Redexim Speed Clean w/ magnet Yes

Exhibit A - SECTION 7.1 - FIELD DIMENSION CHART

Exhibit B - SECTION 8.2 - FIELD MAINTENANCE EQUIPMENT INVENTORY

Visitor Bullpen Slope 
(1" per 1')

Home Bullpen Slope 
(1" per 1')

Mound Slope
(1" per 1')

PLAYING FIELD
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TAB 14
Food Service Equipment: Present Conditions,  

Observations, and Recommendations
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FOOD SERVICE EQUIPMENT
IInnttrroodduuccttiioonn  
 
Foodservice Resources was the original foodservice facilities consulting firm twenty (20) years ago when 
Ripken Stadium was built. The foodservice equipment specifications developed for the project at that time 
were done so under the direction of the concessionaire involved in the development of the ballpark which is a 
different operator than exists today.  
 
Comparing the original foodservice equipment specifications to the legacy equipment observed on-site, what 
was specified was not purchased. The existing equipment in its brand-new state is inferior to what was 
specified thereby resulting in a shorter service life.   
 
In addition to the equipment specification changes that occurred, there are also newer food service equipment 
items that have been acquired over the years and incorporated into the facility either as a replacement piece 
or an add-on.  
 
PPrroocceedduurree  
 
We used the original foodservice equipment plans and specifications as an initial guide during our site visit.  
We reviewed the plans and used the equipment schedules as check lists as we reviewed the foodservice 
equipment package, though many changes have been made over the years.  
 
Two (2) project principals made a day long visit to Ripken Stadium on Tuesday, 22 February 2022 to inspect 
the foodservice equipment and evaluate it in terms of the requirements for replacement. We also reviewed and 
noted requests for service and maintenance related to foodservice equipment areas that had occurred over 
the last several years. 
  
 
GGeenneerraall  FFooooddsseerrvviiccee  OOrrggaanniizzaattiioonn  
 
The Main Concourse concession stands are large enough with sufficient refrigerated, frozen and dry goods 
storage space so reliance on a central commissary is minimized. There is a FFiirrsstt  BBaassee  CCoonncceessssiioonn  SSttaanndd and a 
TThhiirrdd  BBaassee  CCoonncceessssiioonn  SSttaanndd, the main difference being the First Base Concession stand had a pizza feature 
while the Third Base Concession stand had a display grill though neither of these two features were being used 
as originally designed. The rest of the two (2) concession stands have nearly identical foodservice equipment  
 
Also on the Main Concourse is a CCoommmmiissssaarryy which is primarily a ware washing facility related to event 
business & catering along with a bulk storage facility. On the outboard side of the concourse behind home 
plate is a small PPrriivvaattee  SSeerrvviinngg  AArreeaa for premium guests. GGoooodd  HHooppss is a specialty beer garden concept down 
the first base line and in the outfield is the PPiiccnniicc  PPaavviilliioonn. 
 
On the Club & Suite Level, there is a CClluubb  KKiittcchheenn which is the ballpark’s main production kitchen, the CClluubb  
BBuuffffeett and a small BBaarr. 
 
 
OOvveerraallll  FFiinnddiinnggss  --  FFiirrsstt  BBaassee  &&  TThhiirrdd  BBaassee  CCoonncceessssiioonnss  
  
1. In terms of square footage, the First Base & Third Base Concession Stands together comprise 65% of 
 the ballpark’s foodservice facilities, generate the majority of the food & beverage revenue and 
 naturally are the source and the majority of the foodservice equipment repair and replacement issues. 
 
2. In the First Base & Third Base Concession Stands, we estimated that approximately 35% of the 
 foodservice equipment was either not found or is the responsibility of a vendor.  Of the remaining  
 foodservice equipment, 25% was in good enough condition to clean and re-use while 10% needed 
 to be tested by a technician to make sure everything was working correctly.  
3. Concession Storage Foodservice Equipment: 
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 • Dry storage shelving appeared to be sufficient for current and planned operations and can be  
  deep cleaned outdoors using trisodium phosphate or another institutional cleaner/degreaser. 
  Replacement and additional shelving units can also be added at low cost. ((FFSS--11)) 
 
 • The panels in the multi-compartment Concession walk-in cooler/freezer assembly are getting  
  close to the end of their useful life. A thorough cleaning can improve the appearance of the  
  stucco aluminum wall panels and in number of instances, we have seen fiberglass reinforced  
  panels (FRP) installed over old walk-in skins to extend the life of the coolers themselves.  
  There are also the beginnings of some small rust areas at seams and a few places where a  
  walk-in mechanic might be able to repair some defects in the panels. But these are all  
  indications that these units are approaching the end of their useful life and should be  
  replaced and reconfigured. ((FFSS--22)) 
 
 • The air-cooled condensing units for the walk-ins are installed in the plenum above the walk  
  ins and it was reported they have difficulty maintaining temperature inside the boxes on hot  
  summer days. The condensing units were sitting on top of the walk-in boxes themselves and  
  this is not recommended when the condensing units are in excess of 150 lbs. Steps need to  
  be taken right away to mitigate the issue of ineffective cooling of the remote condensing  
  units.  
 

   
 
 • There are three (3) primary ways to address the issues with the condensing units: 1)   
  introduce additional air movement in the plenum to reject the heat gain from the condensing  
  units; 2) relocate the air-cooled units outdoors where heat rejection is not an issue; or 3)  
  convert the air-cooled units in the plenum to water-cooled units which means tapping into a  
  chilled water loop or purchasing a dedicated chiller. Probably the easiest and cleanest  
  solution would be to take the condensing units outdoors but that means identifying an  
  outdoor location and then finding a route to run liquid and suction refrigeration lines no more  
  than 100 ft. ((FFSS--33)) 
 
 
4. Concession Production Foodservice Equipment: 
 
 • The two production (cooking) lines in the First Base & Third Base Concession stands are  
  different, though by all rights, they should be the same. The First Base Concession   
  Stand employs griddles, steamers, convection ovens and fryers on its cook line. 
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FOOD SERVICE EQUIPMENT

          

 • The Third Base Concession Stand uses griddles, a steamer and fryers:

          

  

• Based on the apparent age and wear and tear, it appears as though some of the production 
  equipment installed beneath the grease hoods in the First Base & Third Base Concession 
  Stands has been replaced at some point during the last twenty (20) years. 

 • We believe it makes sense to mirror the foodservice equipment beneath the hoods and both 
  areas should be equipped with two (2) or even three (3) large 85 lb. capacity (18”) fryers, a 
  60” griddle and combi or convection ovens. This will provide all the production capacity that 
  the concession stand base menus require for production regardless of the operational and 
  service system employed by the concessionaire and will serve the operation for many years to 
  come. (FS-4, FS-5, FS-6)

 • The exhaust ventilators appear to be in good condition. There are several instances where we 
  observed different types of filters installed in the ventilator’s filter banks. A new matched set 
  of high efficiency filters consistent with the mechanical design of the exhaust hoods in the 
  First Base & Third Base Concession Stands should be installed and the fan adjusted as 
  required to ensure correct duct velocity and static pressure. (FS-7)



ewingcole.com 227

 
 • It was reported to us that the exhaust fans for the ventilators sometimes trip out and need to  
  be manually reset which can be inconvenient because the reset is part of the pre-wired  
  electrical package for the ventilators located above the ceiling in the plenum. When this  
  system was first installed, simple fan starters were commonly used. These fan starters which  
  are typically provided by the mechanical division can wear-out but are easily replaced  
  and the existing fan replaced or adjusted.  There are several possible explanations as to why 

the fans are tripping.  We recommend an exhaust ventilator technician and a mechanical 
contractor should be brought in to review and evaluate the kitchen exhaust system. 

 
• A modern kitchen ventilation system today uses addressable direct-drive exhaust fans and 

variable frequency drives. This saves electricity and allows the system to vary the exhaust 
volume as the demand for exhaust increases.  When the existing exhaust fans are replaced, 
we recommend using new upgraded electronics and a new addressable fan. ((FFSS--88)) 

   
   
5. Concession Assembly Foodservice Equipment: 
  
  • To continue with the operating model currently in use, support foodservice equipment like  
  stainless steel work tables and bulk heated holding cabinets should be replaced.  ((FFSS--99,,  FFSS--  
    1100)) 
 

     
 
6. Concession Service Foodservice Equipment: 
  
  • Immediate support equipment for serving customers such as sandwich slides, heated 

transfer cabinets and warming drawers used to hold food items are nearing the end of their
 service life and will soon need to be replaced. ((FFSS--1111))  

 
 • The draft beer system has basically been the same since the ballpark opened   
  with only one (1) reported repair made for a glycol leak. In 2002, Perlick ran the glycol  
  through copper tubing rather than plastic tubing wrapped with metal tape so it is possible the  
  trunk lines are still good, but after 20 years, it is likely the neoprene insulation needs to be 

replaced which is critical to maintaining proper serving temperature.  We recommend the 
lines be evaluated by a service technician.  ((FFSS--1122)) 
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FOOD SERVICE EQUIPMENT

   
 
 • It should be noted that the Team’s current concession partner, Levy’s Professional Sports 

Catering (PSC), often likes to use packaged product for beer service as opposed to a draft
 system. We recommend the concessionaire be consulted before replacement of the beer
 lines. They may prefer an array of glass door display beverage merchandisers in lieu of the
 glycol-based dart beer system.  

 
 • Ice is an important part of post-mix beverage service and ice production capacity appears to  
  be robust. It was reported that the existing ice machines currently operate without any issues.  
  Replacement should occur one (1) to five (5) years in the future as each machine inevitably  
  starts to fail. ((FFSS--1133))  
 

   
 
 • The rear service line up of foodservice equipment includes a series of open frame stainless 
  steel work tables with galvanized legs and undershelves. The galvanized metal is unsightly 
  and foodservice surfaces made from material in that condition are frowned upon by local 
  health officials. These tables should be replaced with the one modification being that the 

undershelves and legs be stainless steel as opposed to galvanized. ((FFSS--1144))     
 

   
 



ewingcole.com 229

7. Concession Sanitation Foodservice Equipment: 
  
  • Sanitation includes the equipment and processes used to maintain a clean and sanitary  
  foodservice facility. This includes three compartment sinks, hand sinks, utility sinks, mop  
  sinks and storage capabilities for chemicals and detergents and related supplies. The major 
  equipment related to the cleaning and sanitizing of the tools, pans and utensils   
  used in the concession operation was in good condition and not in need of replacement. Mop  
  sinks, hand sinks and utility sinks were all present and we believe that continued cleaning 
  and routine maintenance is all that is necessary to maintain continued use.   
 
  
OOvveerraallll  FFiinnddiinnggss  --  OOtthheerr  FFaacciilliittiieess  
 
 • In what was designed to be the Commissary, there is a support area for foodservice   
  operations with a walk-in refrigerator & freezer along with additional dry storage space  
  coupled with a spacious warewashing operation with a two-tank dishmachine that is used to  
  support catering and event business on the Main Concourse. 
 

 
 

• The warewashing operation is used frequently to support operations at Ripken Stadium and  
 the current Concessionaire wishes to maintain warewashing in the Commissary. The 
 warewashing machine takes up quite a bit of the Commissary space which is fine because the 
 First Base & Third Base Concession Stands were designed with commodious dry, refrigerated 
 and frozen storage space. Since the warewashing machine is supplied by chemical and 
 cleaning products supplier, (Diversey), any upgrade to the warewasher would come from its 
 supplier. 
 
• The remote condensing units for the walk-in refrigerator and freezer in the Commissary are 
 installed in the same way they are in the concession stands:  they are located above the 
 walk-ins in the plenum space. Like the First Base & Third Base Concession Stands, we 
 suggest relocating the condensing units to a new outdoor location to allow them to reject the 
 heat gain from the walk-ins to the outdoors when the same changes are made to the 
 condensing units for the First Base & Third Base Concession Stands. ((FFSS--1155,,  FFSS--1166)) 

   
 • In the Club, roughly 55% of the foodservice equipment that was part of the final specifications 
  back in 2000 was either not found or was the responsibility of a vendor, 33%   
  of the foodservice equipment was in good enough condition to be cleaned and re-used and  
  around 8% of the equipment needs to be tested by a service agent to ensure it is working at  
  optimal levels. The Club Kitchen is the primary food production outlet for event and catering  
  business that occurs in Ripken Stadium. 
 
 • Also in the Club Kitchen, it was reported to us and our review confirmed that additional  
  refrigerated storage was required. This has been partially addressed with the installation of  
  the three (3) section reach-in refrigerator, but even still, more refrigeration space is required.  
  ((FFSS--1177)) 
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 • It was very difficult to inspect the Club Kitchen equipment since the facility was   
  crowded with excess foodservice equipment (off-season storage). 
 

   
 
 • A storage room was created by the Concessionaire in an unused suite adjacent to the Club  
  Kitchen. It appeared as though the space was well-used so consideration should be given to  
  providing more permanent storage capabilities on the Club level. As part of this effort, it would 
  provide the opportunity for additional refrigerated storage.  
 
 • A modest bar was added at the far end of the Club on the 3rd base side. There is a small  
  cocktail station along with two (2) direct-draw draft beer dispensers and a slide-top bottle box.  
  In the back room, there is a hand sink, a three-compartment sink, a storage rack and a small  
  ice maker. This equipment is relatively new, in good condition and is not in need of replacement. 
 

 
 

 • In the right field concourse, the Good Hops stand is equipped with an exhaust ventilator, two 
(2) fryers and sanitation equipment.  The exhaust hood is sufficiently sized so that additional 
cooking appliances can be added to prepare a more complete menu. 

 

  

FOOD SERVICE EQUIPMENT
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 • Good Hops has beverage dispensing equipment for both soft drinks and beer and for four (4)  
  brands of draft beer. Ice is supplied to the beverage dispensers from the high capacity  
  concession stands. 
 

• There is no need for equipment replacements at Good Hops at this time unless the 
Concessionaire determines a need based on a change in menu offerings. 

 
 • The Private Service Area behind home plate was never built out and is simply a   
  service counter where portable chafing dishes are set-up to serve premium guests.  The  
  original plan called for a hot and cold buffet and a small cooking line. There is no need for 

replacement of the existing equipment.   
 

  
 
 • The Picnic Pavilion is mostly used for what was described as a strong group sales business  
  during the season, but the foodservice equipment was removed for the off-season so a  
  meaningful analysis of the foodservice equipment package could not be undertaken.  
 
  
SSuummmmaarryy  
 
We have cited the need for near-term replacement of a significant portion of the foodservice equipment in use 
at Ripken Stadium. In light of the ever-changing tastes and preferences for food offerings at ballparks as well 
as the preferred operation an service methods by the Concessionaire, we would recommend development of a 
‘foodservice master plan’ as part of a holistic plan to address future equipment needs before the existing 
equipment is simply replaced in-kind.   
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Executive Summary 
Jensen Hughes performed an accessibility survey of the existing conditions at Ripken Stadium located in 
Aberdeen, Maryland on February 1 and 2, 2022. 

Ripken Stadium is an existing Minor League Baseball stadium. The stadium is owned by the City of Aberdeen 
and is operated under a Concession Agreement by Tufton Professional Baseball. Ripken Stadium seats 
approximately 6,300 spectators and is served by 1,941 parking spaces.  

The building was constructed circa 2002 and was required to conform with the 1991 ADA Standards for 
Accessible Design at the time of construction. Any alteration conducted after March 15, 2012 was required to 
conform with the 2010 ADA Standards for Accessible Design.  

In general, items that were constructed in compliance with the ADA and building code at the time of construction 
are able to remain. Elements that are not compliant with the ADA may be required to be brought into compliance 
regardless of planned alterations. Refer to Section 4 of this report for further information. This survey used the 
2010 ADA Standards for Accessible Design to assess the level of accessibility for existing conditions. 

There are multiple deficiencies located in the designated accessible parking spaces including excessive slopes, 
lack of signage, inadequate access aisle width, unstable surface(s), and excessive gaps and slopes along the 
accessible route to/from the accessible parking space(s) to the building entrance.  

There is no accessible ticket window and no assistive listening equipment is available for individuals who are 
deaf or hard of hearing. Wheelchair spaces are dispersed throughout the stadium, however, some wheelchair 
spaces do not provide sufficient amount of space and have excessive slopes. Additionally, no designated 
accessible access aisle seats were identified during the survey.  

There are protruding objects along circulation paths throughout the facility that may be a barrier or hazard to 
individuals who may be blind or have low vision. Stairs do not provide the required handrail extension 
dimension. Ramps providing access between the concourse level and lower level seating cross aisle have 
significant deficiencies including excessive slopes, non-compliant handrails, and inadequate landing sizes. 

There are deficiencies in the multiuser toilet rooms. A family or assisted-use toilet room is provided on Level 1, 
however, it is located via what appears to be an employee-only area, requiring assistance. Toilet rooms located 
in the Suites have deficiencies as well.  

The toilet and bathing areas in the locker rooms have accessible features with some compliance issues. No 
accessible lockers were identified.  

Deficiencies were also identified in the employee-only areas. 

Appendix A provides a list of deficiencies identified as part of the survey. Refer to Appendix A for further details.  
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1.0 Introduction 
Jensen Hughes was retained by Ewing Cole (Client) to perform an accessibility compliance assessment of 
Ripken Stadium.  Jensen Hughes has prepared this assessment to document existing accessibility conditions 
observed at the facilities, provide code citations and potential corrections for these issues, and assist the client 
and owner to understand the extent of obligations under the Maryland Accessibility Code (MAC) (COMAR 
05.02.02), which adopts and amends the 2010 ADA Standards for Accessible Design for Title II and Title III 
facilities, the Americans with Disabilities Act, and Section 504 of the Rehabilitation Act, to provide accessibility at 
the existing facilities.   

This report represents a professional opinion prepared by Jensen Hughes (Consultant), based on our 
understanding and interpretation of the applicable code requirements. The Client acknowledges that Federal 
Regulations including the Americans with Disabilities Act (ADA), Architectural Barriers Act (ABA), Fair Housing 
Act (FHA), and the Uniform Federal Accessibility Standards (UFAS); as well as state codes and local 
regulations, as may be applicable to this project, will be subject to various and possibly contradictory 
interpretations. Consultant will endeavor to use reasonable professional efforts to interpret applicable 
accessibility requirements as they may apply to Consultant’s services. Consultant cannot and does not promise, 
warrant or guarantee that the Client’s project will comply with all interpretations of those accessibility 
requirements and/or similar requirements of other federal, state and local laws, rules, codes, ordinances and 
regulations as they may be interpreted and/or apply to the project currently or in the future.  

Jensen Hughes disclaims all obligation to any third party/ies with respect to any opinions and material contained 
herein. No third party may rely upon this document without advance and express written consent from Jensen 
Hughes and the Client. In this event, any third party will be bound by the limitations, qualifications, terms, 
conditions, and indemnities to Jensen Hughes set forth in the Agreement for Services.  

All materials presented in this document are, to the knowledge of Jensen Hughes, reasonably based on the 
qualifications, limitations, and assumptions identified above.   

2.0 Methodology for Assessment 
Jensen Hughes performed an accessibility survey of the existing conditions at Ripken Stadium located in 
Aberdeen, Maryland on February 1 and 2, 2022.  The survey was primarily a visual inspection with appropriate 
measurements using commercially available measuring tools (e.g., tape measure and level) to determine the 
level of accessibility.   

Non-compliant conditions may exist which were not identified as part of this assessment. Some of the 
information was obtained from the building representatives, such as the total number of seats. This information 
was not confirmed as part of this survey. A detailed study of conformance of each element subject to 
accessibility provisions is beyond the scope of this survey. Representative photographs and sampling of 
conditions are included as part of this report.  

The survey scope of work was intended to include areas required to be accessible.  The following were not 
surveyed as they were not included in the scope of work: 

+ Evaluation of means of egress for compliance with the Maryland State Fire Prevention Code 
+ Evaluation of machinery spaces 
+ Review of signage content and Braille spelling; 
+ Evaluation of functionality of Volume Control Telephones, TTYs, Assistive Listening Systems, Automatic Teller 

Machines and Fair Machines, Two-Way Communication Systems, and Parking Control Devices  
+ Evaluation of employee work stations (see section 5.8) 
+ Evaluation of functionality and performance of elevator controls and operating mechanisms 
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+ Evaluation of emergency communication devices and fire alarm systems 
+ Evaluation of all door closing speed and force 
 

3.0 Applicable Codes & Standards 
As a publicly owned entity, Ripken Stadium is subject to the federal, state, and local regulations, codes, and 
standards which require that public entities be accessible to persons with disabilities.  

It is understood the building was constructed circa 2002. Therefore, the following regulations are applicable to 
accessibility at Ripken Stadium: 

+ Title II of the Americans with Disabilities Act of 1990; 

In addition, the following regulations, codes, and standards would be applicable to the accessibility of any 
alterations or additions to the existing building.   

+ Title II of the Americans with Disabilities Act of 1990 and the 2010 Title III ADA Standards (cited as ADAS in 
this report for alterations/additions conducted after March 15, 2012); 

+ Maryland Accessibility Code (MAC) (COMAR 05.02.02), which adopts and amends the 2010 ADA 
Standards for Accessible Design for Title II facilities (effective January 1, 2012) 

 
Where more than one regulation, code, or standard is applicable, Ripken Stadium must comply with the scoping 
and technical criteria of all of them.  In cases where there is a disparity in the scoping or technical criteria, the 
most stringent requirements shall prevail as long as these do not conflict with or provide a lower level of 
accessibility than is required by the other regulations, codes, and standards. 

Where potentially relevant, the report references the 1991 ADA Accessibility Guidelines (ADAAG).  In addition, 
references to state and/or local code sections are included in the report if/when the information is potentially 
relevant to the corrections that Jensen Hughes recommends for issues of non-compliance or to potential 
alteration/addition plans.  

A more detailed explanation of the applicable scoping found in these regulations, codes, and standards is 
provided in Section 4.0 of this report. 

4.0 Detailed Explanation of Applicable Codes 

This section of the report elaborates on the scoping contained in accessibility regulations, codes, and standards 
that pertain to Ripken Stadium. 

4.1 AMERICANS WITH DISABILITIES ACT 
Ripken Stadium is a public entity owned by the City of Aberdeen that is operated under a Concession 
Agreement by Tufton Professional Baseball, thus is subject to Title II of the Americans with Disabilities Act of 
1990.   

Any elements or spaces altered or added after the effective date of the ADA accessibility standards would have 
been required to comply with whichever edition of the ADA Standards was in effect at the time of construction.  
If such elements or spaces were not installed in compliance with the ADA standards in effect at the time of 
construction, then those elements and spaces are required to be corrected to be compliant with current ADA 
Standards.   
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On the other hand, elements that have not been altered in existing facilities on or after March 15, 2012, and that 
also comply with the corresponding technical and scoping specifications for those elements in the 1991 
Standards, are not required to be modified in order to comply with the requirements set forth in the 2010 
Standards.  This is known as “Safe Harbor” [ADA §36.304(d)(2)(i) and §35.151(b)(4)(ii)(C)].  A simple example 
of the application of safe harbor at an existing facility is:  A paper towel dispenser was installed in a facility in the 
year 2000, when 1991 ADAAG was in effect.  It was mounted with operable parts 52” above the floor which is 
compliant with the 54” maximum height range permitted by 1991 ADAAG.  Though the 2010 Standards are 
more stringent in that the maximum height of an operable part is 48” if an unobstructed reach is provided, the 
existing dispenser would be “safe harbored” under the 1991 ADAAG and would not have to be lowered to 
comply with the 2010 Standards unless the dispenser was altered or replaced. 

This assessment does not make a determination of whether an element or space is “safe harbored” as 
information pertaining to when an elements/space is constructed or altered was not included as part of this 
assessment and is beyond the scope of this survey. Such a determination is generally done element by 
element.  

5.0 Specific Accessibility Applications & Scoping 
The following are selected scoping provisions as related to Ripken Stadium.   

5.1 PARKING 
Standard parking facilities are required to provide accessible parking spaces per ADAS Table 208.2.  With 1,941 
parking spaces, 30 accessible parking spaces are required, of which 8 must be van accessible.   

Van accessible parking must be served by an access isle 96 inches minimum width, and the accessible parking 
space must be identified with a supplemental "Van Accessible" sign in conformance with the requirements for 
uniform traffic control devices under Transportation Article, §25-104, Annotated Code of Maryland.  

Each van-accessible parking space aisle shall be identified with a supplemental "No Parking" sign in 
conformance with the requirements for uniform traffic control devices under Transportation Article, §25-104, 
Annotated Code of Maryland.  

A new sign posted after October 1, 2002, that designates a parking space or zone for the use of individuals with 
disabilities shall be identified with a supplemental "Maximum Fine" sign in conformance with the requirements 
for uniform traffic control devices under Transportation Article, §25-104, Annotated Code of Maryland. 
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5.2 ASSEMBLY AREAS 

5.2.1 Wheelchair Spaces 
Wheelchair spaces are to be provided in accordance with ADAS Table 221.2.1.  In each luxury box, club box, 
and suite within arenas, stadiums, and grandstands, wheelchair spaces complying with ADAS 802.1 shall be 
provided in accordance with Table 221.2.1.1.  

 
Table 2 – Wheelchair Spaces (Table 221.2.1) 

Number of 
Seats 

Minimum Number of Required Wheelchair Spaces 

4 to 25 1 

26 to 50 2 

51 to 150 4 

151 to 300 5 

301 to 500 6 

501 to 5000 6, plus 1 for each 150, or fraction thereof, between 501 through 
5000 

5001 and over 36, plus 1 for each 200, or fraction thereof, over 5000 
 

Wheelchair spaces are to be an integral part of the seating plan and are to provide lines of sight complying with 
ADAS 802.2.  In providing lines of sight, wheelchair spaces shall be dispersed. Wheelchair spaces shall provide 
spectators with choices of seating locations and viewing angles that are substantially equivalent to, or better 
than, the choices of seating locations and viewing angles available to all other spectators.  

Wheelchair spaces are to be dispersed horizontally and vertically at varying distances per ADAS 221.2.3.1 and 
221.2.3.2 respectively. When the number of wheelchair spaces required by 221.2.1 has been met, further 
dispersion shall not be required. 

5.2.2 Companion Seats 
At least one companion seat complying with ADAS 802.3 is to be provided for each wheelchair space.  

5.2.3 Designated Aisle Seats 
At least 5 percent of the total number of aisle seats provided shall comply with ADAS 802.4 and shall be the 
aisle seats located closest to accessible routes.  

5.3 DRINKING FOUNTAINS 
Where drinking fountains are provided, no fewer than two drinking fountains are to be provided. One drinking 
fountain shall comply with ADAS 602.1 through 602.6 and one drinking fountain shall comply with ADAS 602.7. 

5.4 TOILET ROOMS 
Where toilet rooms are provided, each toilet room is to comply with ADAS 603.  Unisex toilet rooms shall contain 
not more than one lavatory, and two water closets without urinals or one water closet and one urinal. Doors to 
unisex toilet rooms and unisex bathing rooms shall have privacy latches. 
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5.5 LOCKER ROOMS 
Locker rooms are to comply with ADAS 803 including providing an accessible bench in conformance with ADAS 
903 at least 5 percent, but no fewer than one of each type of locker is to be accessible and comply with ADAS 
811. 

5.6 TEAM OR PLAYER SEATING 
At least one wheelchair space complying with ADAS 802.1 is to be provided in team or player seating areas. 
Team or player seating areas are to be on an accessible route. Platform lifts are permitted to provide accessible 
routes to team or player seating areas serving areas of sport activity. 

5.7 DOOR OPENING FORCE & CLOSING SPEED 
Manual doors along accessible routes are required to comply with maximum opening force and minimum 
closing time requirements found in ADAS 404.2. Interior doors that are not fire rated are required to be opened 
with 5 pounds of force (lbf) maximum.  Fire doors shall have a maximum opening force of 50 pounds applied at 
the latch [2018 Life Safety Code section 7.2.1.4.5.1(b)].  Not all individual doors whose required opening force 
exceeds the maximum are identified. 

Door closers and gate closers shall be adjusted so that from an open position of 90 degrees, the time required 
to move the door to a position of 12 degrees from the latch is 5 seconds minimum.  Door and gate spring hinges 
shall be adjusted so that from the open position of 70 degrees, the door or gate shall move to the closed 
position in 1.5 seconds minimum.   
 
This assessment did not include reviewing door opening force and closing speed of all doors.  A sampling of 
doors were assessed for conformance. 
 

5.8 EMPLOYEE WORK AREAS 
Employee work areas must be designed and constructed so that individuals with disabilities can approach, 
enter, and exit the employee work area.  In employee work areas greater than 1,000 square feet, an accessible 
route is required to be provided along general circulation paths.  Employee common areas, such as meeting 
rooms, corridors, break rooms, on-call rooms, and toilet rooms are not considered employee work areas and are 
required to be fully accessible.   

The following typical employee areas are not required to be accessible or be on an accessible route: 

+ Spaces accessed only by ladders, catwalks, crawl spaces, or very narrow passageways 
+ Areas raised primarily for purposes of security, life safety, or fire safety 
+ Spaces frequented only by service personnel for maintenance, repair, or occasional monitoring of 

equipment 
+ Employee work areas, or portions of employee work areas, other than raised courtroom stations, that are 

less than 300 square feet and elevated 7 inches or more above the finish floor or ground where the 
elevation is essential to the function of the space 

Jensen Hughes surveyed the accessible route to and through employee work areas required to be along an 
accessible route. Toilet rooms, and meeting spaces used by employees were also surveyed as part of this 
effort. 

6.0 Maintenance of Accessible Features & Moveable Objects 
Per 28 CFR Part 35.133 – Maintenance of accessible features, A public entity shall maintain in operable working 
condition those features of facilities and equipment that are required to be readily accessible to and usable by 
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persons with disabilities by the Act or this part.  This means that all required clear floor spaces, door 
maneuvering clearances, clear widths, etc. be maintained free of obstructions, both permanent and moveable 
and elevator operations be maintained. Though, this section does not prohibit isolated or temporary interruptions 
in service or access due to maintenance or repairs. 

 

7.0 Prioritization 
Under the ADA, a public entity is to operate each service, program, or activity so that the service, program, or 
activity, when viewed in its entirety, is readily accessible to and usable by individuals with disabilities. To 
achieve this obligation, modifications to existing buildings may be necessary to help ensure access.  

One approach to making existing buildings accessible is to utilize the priority framework outlined under Title III of 
the ADA regulations for public accommodations (private entities). The regulation suggests that a public 
accommodation's first priority should be to enable individuals with disabilities to physically enter its facility. This 
priority on "getting through the door" recognizes that providing physical access to a facility from public 
sidewalks, public transportation, or parking is generally preferable to any alternative arrangements in terms of 
both business efficiency and the dignity of individuals with disabilities. 

The next priority is for measures that provide access to those areas where goods and services are made 
available to the public. For example, at a stadium, individuals with disabilities should be given access to the 
sales and service counters, wheelchair spaces, access aisle seats, assistive listening equipment, retail display 
areas, dining areas, and signage. 

The third priority should be providing access to public restrooms. 

The fourth priority is to remove any remaining barriers to using the facility by, for example, lowering telephones 
and providing accessible drinking fountains. Additionally, modifications to employee-only areas may be a lower 
priority, however, under ADA Title I provisions, an employer is responsible at any time, to provide reasonable 
accommodations to employees with disabilities which may require physical modifications to a space or element 
for the purposes of the employee being able to perform the duties of their occupation.  

In general, it is recommended existing elements that can be easily repaired/remediated without much relative 
cost be addressed earlier than later regardless of their priority level.  

Through this framework, Jensen Hughes has developed the following prioritization for reference only (Table 3). 
A priority has been given to each to each deficiency identified in Appendix A. Development of a remediation 
schedule with specific timelines is beyond the scope of this survey and further analysis is advised.   
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Table 3 – Accessibility Prioritization 

Priority Examples 

1 Modify accessible parking surface, restripe accessible 
parking spaces and access aisles, install/replace all 
accessible parking spaces, alter/repair accessible routes 
to building entrance, 

2 Adjust door closing speed and force, modify door 
thresholds and adjacent surfaces, alter/repair accessible 
routes including ramps and handrails, provide compliant 
wheelchair spaces and access aisle seats, 
replace/install accessible room signage, provide 
assistive listening equipment, provide accessible dining 
seating 

3 Modify elements to access and use the bathroom 
including, but not limited to: replacing/altering door 
thresholds and adjacent surfaces, installing power door 
openers, lowering sink, lowering mirror, providing sink 
pipe protection, modifying accessible compartment door 
and door hardware, repositioning compartment 
partitions, relocating/replacing grab bars, relocating toilet 
and toilet paper dispenser, installing/relocating other 
dispensers, etc. 

4 Provide accessible drinking fountain for standing 
persons and individuals who use wheelchairs, 
relocate/replace telephone with compliant type (if 
provided), modify elements within employee-only areas 
including toilet rooms. 

 

 

8.0 Survey Data 
The findings of the survey can be found in Attachment A.  
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 Survey Data 
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Location Item # Priority Area Element Noncompliance Description Requirement Code Reference Possible Solution 
Image #1 Image #2 

Exterior 1.  1 Accessible Parking 
Spaces 

General Confirm the number of parking 
spaces serving the stadium. 1,941 
parking spaces were counted. 43 
total accessible parkign spaces 
were identified, one of which was 
van accessible parking.  

Accessible parking spaces are to be provided in 
accordance with Table 208.2. For a total of 1,941 
parking spaces, 30 are required to be accessible per 
ADAS 208.2  

ADAS 208.2 Determine if additional accessible 
parking is required. Coordinate 
with other accessible parking 
requirements.  

  
Exterior 2.  1 Accessible Parking 

Spaces (South) 
Slope Accessible parking spaces have 

excessive slope. This condition 
occurs at most parking spaces. 

Parking spaces shall be level with surface slopes not 
exceeding 1:48 (2.08%) in all directions. 

ADAS 502.4 Regrade parking space and 
restripe.  

  
Exterior 3.  1 Accessible Parking 

Spaces (North) 
Slope Accessible parking spaces have 

excessive slope. This condition 
occurs at the northern most 
parking space. 

Parking spaces shall be level with surface slopes not 
exceeding 1:48 (2.08%) in all directions. 

ADAS 502.4 Regrade parking space and 
restripe.  

 

 

Exterior 4.  1 Accessible Parking 
Spaces (South) 

Slope Accessible parking spaces have 
excessive slope.  

Parking spaces shall be level with surface slopes not 
exceeding 1:48 (2.08%) in all directions. 

ADAS 502.4 Regrade parking space and 
restripe.  

 

 

Exterior 5.  1 Accessible Parking 
Space (North) 

Parking Space  The accessible parking space is 
less than 96” wide at 93.5”. This 
condition occurs at the northern 
most parking space. 

Car parking spaces shall be 96 inches (2440 mm) wide 
minimum. 

ADAS 502.2 Restripe parking space(s). 

  
Exterior 6.  1 Accessible Parking 

Space (North) 
Access Aisle  The access aisle is less than 60” 

ranging from 58.5” to 59.25”. This 
condition occurs at multiple parking 
spaces. 

All accessible spaces shall have access aisles that are 
60 inches wide minimum measured centerline to 
centerline. 

ADAS 502.3 Restripe parking space(s). 

  



( Ripken Stadium Aberdeen, MD  Accessibility Data  Survey Conducted 02.01.2022 & 02.02.2022 

Page 12 I April 2022 I Rev 1 

Location Item # Priority Area Element Noncompliance Description Requirement Code Reference Possible Solution 
Image #1 Image #2 

Exterior 1.  1 Accessible Parking 
Spaces 

General Confirm the number of parking 
spaces serving the stadium. 1,941 
parking spaces were counted. 43 
total accessible parkign spaces 
were identified, one of which was 
van accessible parking.  

Accessible parking spaces are to be provided in 
accordance with Table 208.2. For a total of 1,941 
parking spaces, 30 are required to be accessible per 
ADAS 208.2  

ADAS 208.2 Determine if additional accessible 
parking is required. Coordinate 
with other accessible parking 
requirements.  

  
Exterior 2.  1 Accessible Parking 

Spaces (South) 
Slope Accessible parking spaces have 

excessive slope. This condition 
occurs at most parking spaces. 

Parking spaces shall be level with surface slopes not 
exceeding 1:48 (2.08%) in all directions. 

ADAS 502.4 Regrade parking space and 
restripe.  

  
Exterior 3.  1 Accessible Parking 

Spaces (North) 
Slope Accessible parking spaces have 

excessive slope. This condition 
occurs at the northern most 
parking space. 

Parking spaces shall be level with surface slopes not 
exceeding 1:48 (2.08%) in all directions. 

ADAS 502.4 Regrade parking space and 
restripe.  

 

 

Exterior 4.  1 Accessible Parking 
Spaces (South) 

Slope Accessible parking spaces have 
excessive slope.  

Parking spaces shall be level with surface slopes not 
exceeding 1:48 (2.08%) in all directions. 

ADAS 502.4 Regrade parking space and 
restripe.  

 

 

Exterior 5.  1 Accessible Parking 
Space (North) 

Parking Space  The accessible parking space is 
less than 96” wide at 93.5”. This 
condition occurs at the northern 
most parking space. 

Car parking spaces shall be 96 inches (2440 mm) wide 
minimum. 

ADAS 502.2 Restripe parking space(s). 

  
Exterior 6.  1 Accessible Parking 

Space (North) 
Access Aisle  The access aisle is less than 60” 

ranging from 58.5” to 59.25”. This 
condition occurs at multiple parking 
spaces. 

All accessible spaces shall have access aisles that are 
60 inches wide minimum measured centerline to 
centerline. 

ADAS 502.3 Restripe parking space(s). 
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Exterior 7.  1 Accessible Parking 
Space 

Access Aisle There is no signage identifying the 
accessible parking space. This 
condition occurs at multiple parking 
spaces. 

Parking space identification signs shall  be provided in 
accordance with COMAR 09.12.53.7 including the 
International Symbol of Accessibility 

ADAS 502.3 Provide signage. 

  
Exterior 8.  1 Accessible Parking 

Space 
Van Accessible 

Parking 
There is insufficient number of van 
accessible parking spaces 
provided.  

COMAR requires one in every four accessible parking 
spaces, but not less than one, shall be served by an 
access isle 96 inches minimum width and the 
accessible parking space shall be identified with a 
supplemental "Van Accessible" sign. 

ADAS 208.2.4 and COMAR 
09.12.53.7 

Restripe parking space(s) and 
provide signage. 

  
Exterior 9.  1 Ramp from Accessible 

Parking 
Slope The running slope is greater than 

1:12 (8.3%) and the cross slope 
exceeds 1:48 (2.08%) along the 
ramp from the southern parking 
area (Key 1). 

The running slope of a ramp walking surface shall not 
exceed 1:12 (8.3%) and the cross slope of walking 
surfaces shall not be steeper than 1:48 (2.08%). 

ADAS 405.2 and 405.3 Regrade ramp. Coordinate with 
other ramp requirements.  

  
Exterior 10.  1 Ramp from Accessible 

Parking 
Ramp Handrails The handrails do not extend 12” 

minimum parallel to the walking 
surface at the top and bottom 
landing of the ramp. 

Ramp handrails shall extend horizontally above the 
landing for 12 inches (305 mm) minimum beyond the 
top and bottom of ramp runs. Extensions shall return to 
a wall, guard, or the landing surface, or shall be 
continuous to the handrail of an adjacent ramp run. 

ADAS 505.10.1 Provide compliant handrail 
extensions. Coordinate with other 
ramp requirements. 

  
Exterior 11.  1 Walking Surface Gaps There are gaps greater than ½” 

wide and ¼” deep along the 
accessible route from the 
accessible parking to the building 
entrance. This condition occurs at 
multiple locations. 

Openings in floor or ground surfaces shall not allow 
passage of a sphere more than 1/2 inch (13 mm) 
diameter. 

ADAS 302.3 Modfiy gap. 

  
Exterior 12.  1 Walking Surface Change in Level There are vertical changes in level 

greater than ¼” not beveled. 
Changes in level greater than ¼” but no more than ½” 
are to be beveled 1:2. Changes in level greater than ½” 
are to be ramps. 

ADAS 303.3 and 303.4 Modfiy change in level. 
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Exterior 7.  1 Accessible Parking 
Space 

Access Aisle There is no signage identifying the 
accessible parking space. This 
condition occurs at multiple parking 
spaces. 

Parking space identification signs shall  be provided in 
accordance with COMAR 09.12.53.7 including the 
International Symbol of Accessibility 

ADAS 502.3 Provide signage. 

  
Exterior 8.  1 Accessible Parking 

Space 
Van Accessible 

Parking 
There is insufficient number of van 
accessible parking spaces 
provided.  

COMAR requires one in every four accessible parking 
spaces, but not less than one, shall be served by an 
access isle 96 inches minimum width and the 
accessible parking space shall be identified with a 
supplemental "Van Accessible" sign. 

ADAS 208.2.4 and COMAR 
09.12.53.7 

Restripe parking space(s) and 
provide signage. 

  
Exterior 9.  1 Ramp from Accessible 

Parking 
Slope The running slope is greater than 

1:12 (8.3%) and the cross slope 
exceeds 1:48 (2.08%) along the 
ramp from the southern parking 
area (Key 1). 

The running slope of a ramp walking surface shall not 
exceed 1:12 (8.3%) and the cross slope of walking 
surfaces shall not be steeper than 1:48 (2.08%). 

ADAS 405.2 and 405.3 Regrade ramp. Coordinate with 
other ramp requirements.  

  
Exterior 10.  1 Ramp from Accessible 

Parking 
Ramp Handrails The handrails do not extend 12” 

minimum parallel to the walking 
surface at the top and bottom 
landing of the ramp. 

Ramp handrails shall extend horizontally above the 
landing for 12 inches (305 mm) minimum beyond the 
top and bottom of ramp runs. Extensions shall return to 
a wall, guard, or the landing surface, or shall be 
continuous to the handrail of an adjacent ramp run. 

ADAS 505.10.1 Provide compliant handrail 
extensions. Coordinate with other 
ramp requirements. 

  
Exterior 11.  1 Walking Surface Gaps There are gaps greater than ½” 

wide and ¼” deep along the 
accessible route from the 
accessible parking to the building 
entrance. This condition occurs at 
multiple locations. 

Openings in floor or ground surfaces shall not allow 
passage of a sphere more than 1/2 inch (13 mm) 
diameter. 

ADAS 302.3 Modfiy gap. 

  
Exterior 12.  1 Walking Surface Change in Level There are vertical changes in level 

greater than ¼” not beveled. 
Changes in level greater than ¼” but no more than ½” 
are to be beveled 1:2. Changes in level greater than ½” 
are to be ramps. 

ADAS 303.3 and 303.4 Modfiy change in level. 
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Exterior 13.  2 Ticket Office Service Counter The service counter is too high at 
40.5” aff.  

Sales and service counters are to be no higher than 
36” aff.  

ADAS 904.4.1 Modify and lower the counter. 

  
Typical 14.  2 Signage General There is no tactile exit signage. 

This condition occurs at exit doors 
with illuminated exit signs.   

Doors at exit passageways, exit discharge, and exit 
stairways shall be identified by tactile signs complying 
with 703.1, 703.2, and 703.5. 

ADAS 216.4 Install tactile exit sigange. 

 

 

Typical 15.  2 Signage Signage Height Some tactile signage is mounted 
too high. This condition occurs at 
multiple tactile signs. Note: 1991 
ADAAG permitted signage to 
mounted 60” aff measured to the 
centerline of the sign. 

Tactile characters on signs shall be located 48 inches 
(1220 mm) minimum above the finish floor or ground 
surface, measured from the baseline of the lowest 
tactile character and 60 inches (1525 mm) maximum 
above the finish floor or ground surface, measured 
from the baseline of the highest tactile character. 

ADAS 703.4.1 Relocate tactile signage. 

  

Typical 16.  2 Signage Character Font Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 

  

Typical 17.  2 Signage Signage Location Some tactile signage is located on 
the wrong side of the door or not 
on the latch side.  

Where a tactile sign is provided at a door, the sign shall 
be located alongside the door at the latch side 

ADAS 703.4.2 Relocate sigange to latch side.  

 

 

Typical 18.  2 Elevators Emergency 
Communication 

Verify emergency two-way 
communication system is operable 
and response protocols are in 
place. System was not tested as 
part of this assessment.  

Emergency two-way communication systems shall 
comply with 308. Tactile symbols and characters shall 
be provided adjacent to the device and shall comply 
with 703.2. 

ADAS 407.4.9 Verify and modify as needed.  

 

 

Typical 19.  2 Stairs Handrails Handrail extensions do not extend 
far enough at the top of the 
landing. 12” min. is required before 
the return. This condition occurs at 
all stairs.  

At the top of a stair flight, handrails shall extend 
horizontally above the landing for 12 inches (305 mm) 
minimum beginning directly above the first riser nosing. 
Extensions shall return to a wall, guard, or the landing 
surface, or shall be continuous to the handrail of an 
adjacent stair flight. 

ADAS 505.10.2 Modify handrail. 
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Exterior 13.  2 Ticket Office Service Counter The service counter is too high at 
40.5” aff.  

Sales and service counters are to be no higher than 
36” aff.  

ADAS 904.4.1 Modify and lower the counter. 

  
Typical 14.  2 Signage General There is no tactile exit signage. 

This condition occurs at exit doors 
with illuminated exit signs.   

Doors at exit passageways, exit discharge, and exit 
stairways shall be identified by tactile signs complying 
with 703.1, 703.2, and 703.5. 

ADAS 216.4 Install tactile exit sigange. 

 

 

Typical 15.  2 Signage Signage Height Some tactile signage is mounted 
too high. This condition occurs at 
multiple tactile signs. Note: 1991 
ADAAG permitted signage to 
mounted 60” aff measured to the 
centerline of the sign. 

Tactile characters on signs shall be located 48 inches 
(1220 mm) minimum above the finish floor or ground 
surface, measured from the baseline of the lowest 
tactile character and 60 inches (1525 mm) maximum 
above the finish floor or ground surface, measured 
from the baseline of the highest tactile character. 

ADAS 703.4.1 Relocate tactile signage. 

  

Typical 16.  2 Signage Character Font Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 

  

Typical 17.  2 Signage Signage Location Some tactile signage is located on 
the wrong side of the door or not 
on the latch side.  

Where a tactile sign is provided at a door, the sign shall 
be located alongside the door at the latch side 

ADAS 703.4.2 Relocate sigange to latch side.  

 

 

Typical 18.  2 Elevators Emergency 
Communication 

Verify emergency two-way 
communication system is operable 
and response protocols are in 
place. System was not tested as 
part of this assessment.  

Emergency two-way communication systems shall 
comply with 308. Tactile symbols and characters shall 
be provided adjacent to the device and shall comply 
with 703.2. 

ADAS 407.4.9 Verify and modify as needed.  

 

 

Typical 19.  2 Stairs Handrails Handrail extensions do not extend 
far enough at the top of the 
landing. 12” min. is required before 
the return. This condition occurs at 
all stairs.  

At the top of a stair flight, handrails shall extend 
horizontally above the landing for 12 inches (305 mm) 
minimum beginning directly above the first riser nosing. 
Extensions shall return to a wall, guard, or the landing 
surface, or shall be continuous to the handrail of an 
adjacent stair flight. 

ADAS 505.10.2 Modify handrail. 
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Typical 20.  2 Stairs Handrails There is no handrail extension at 
the top landing. This condition was 
identified at the stair adjacent to 
the elevator.  

At the top of a stair flight, handrails shall extend 
horizontally above the landing for 12 inches (305 mm) 
minimum beginning directly above the first riser nosing. 
Extensions shall return to a wall, guard, or the landing 
surface, or shall be continuous to the handrail of an 
adjacent stair flight. 

ADAS 505.10.2 Modify handrail 

 

 

Typical 21.  2 Assembly Seating Aisle Seats No designated aisle seats were 
identified. Though there are seats 
without armrests, they are not 
identified as accessible aisle seats.  

At least 5 percent of the total number of aisle seats 
provided are to comply with ADAS 802.4 and either 
have folding or retractable armrests or no armrest and 
located closest to accessible routes. Each designated 
aisle seat shall be identified by a sign or marker. 

ADAS 221.4 802.4.2 Identify aisle seats and confirm 
required number of seats are 
provided.  

 

 

Typical 22.  2 Assembly Seating Wheelchair Space The wheelchair space width is less 
than 36” for a single space and 
less than 66” for two adjacent 
spaces. This condition occurs at 
multiple locations along the 
concourse and cross aisle 
wheelchair seating locations.  

A single wheelchair space shall be 36 inches (915 mm) 
wide minimum Where two adjacent wheelchair spaces 
are provided, each wheelchair space shall be 33 inches 
(840 mm) wide minimum. 

ADAS 802.1.2 Modify seating to provide the 
required width.  

  
Typical 23.  2 Assembly Seating Wheelchair Space The slope of the wheelchair space 

is greater than 1:48 (2.08%) (up to 
3.6% identified). This condition 
occurs at multiple locations along 
the concourse wheelchair seating 
locations.  

Slopes shall not be greater than 1:48 at the wheelchair 
space ground surface. 
  

ADAS 802.1.1 Modfiy surface. 

  
Level 1 24.  2 Circulation Protruding Object The waiting line stanchion’s lowest 

edge is greater than 27” aff.  
Where a sign or other obstruction is mounted between 
posts or pylons and the clear distance between the 
posts or pylons is greater than 12 inches (305 mm), the 
lowest edge of such sign or obstruction shall be 27 
inches (685 mm) maximum or 80 inches (2030 mm) 
minimum above the finish floor or ground. 

ADAS 307.3 Replace stanchions with type that 
provides lower cane detection. 

  
Level 1 25.  2 Circulation Fire Extinguisher The fire extinguisher cabinet 

protrudes more than 4” into the 
circulation path where the leading 
edge is below 80” aff.  

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate cabinet or provide cane 
detection. 
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Typical 20.  2 Stairs Handrails There is no handrail extension at 
the top landing. This condition was 
identified at the stair adjacent to 
the elevator.  

At the top of a stair flight, handrails shall extend 
horizontally above the landing for 12 inches (305 mm) 
minimum beginning directly above the first riser nosing. 
Extensions shall return to a wall, guard, or the landing 
surface, or shall be continuous to the handrail of an 
adjacent stair flight. 

ADAS 505.10.2 Modify handrail 

 

 

Typical 21.  2 Assembly Seating Aisle Seats No designated aisle seats were 
identified. Though there are seats 
without armrests, they are not 
identified as accessible aisle seats.  

At least 5 percent of the total number of aisle seats 
provided are to comply with ADAS 802.4 and either 
have folding or retractable armrests or no armrest and 
located closest to accessible routes. Each designated 
aisle seat shall be identified by a sign or marker. 

ADAS 221.4 802.4.2 Identify aisle seats and confirm 
required number of seats are 
provided.  

 

 

Typical 22.  2 Assembly Seating Wheelchair Space The wheelchair space width is less 
than 36” for a single space and 
less than 66” for two adjacent 
spaces. This condition occurs at 
multiple locations along the 
concourse and cross aisle 
wheelchair seating locations.  

A single wheelchair space shall be 36 inches (915 mm) 
wide minimum Where two adjacent wheelchair spaces 
are provided, each wheelchair space shall be 33 inches 
(840 mm) wide minimum. 

ADAS 802.1.2 Modify seating to provide the 
required width.  

  
Typical 23.  2 Assembly Seating Wheelchair Space The slope of the wheelchair space 

is greater than 1:48 (2.08%) (up to 
3.6% identified). This condition 
occurs at multiple locations along 
the concourse wheelchair seating 
locations.  

Slopes shall not be greater than 1:48 at the wheelchair 
space ground surface. 
  

ADAS 802.1.1 Modfiy surface. 

  
Level 1 24.  2 Circulation Protruding Object The waiting line stanchion’s lowest 

edge is greater than 27” aff.  
Where a sign or other obstruction is mounted between 
posts or pylons and the clear distance between the 
posts or pylons is greater than 12 inches (305 mm), the 
lowest edge of such sign or obstruction shall be 27 
inches (685 mm) maximum or 80 inches (2030 mm) 
minimum above the finish floor or ground. 

ADAS 307.3 Replace stanchions with type that 
provides lower cane detection. 

  
Level 1 25.  2 Circulation Fire Extinguisher The fire extinguisher cabinet 

protrudes more than 4” into the 
circulation path where the leading 
edge is below 80” aff.  

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate cabinet or provide cane 
detection. 
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Level 1 26.  2 Circulation Drink shelf The drink shelf protrudes more 
than 4” into the circulation path 
where the leading edge is below 
80” aff. This condition occurs at 
both the North and South 
Concourse 

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Provide cane detection. 

  
Level 1 27.  2 Circulation Picnic Table No accessible picnic table 

identified. This condition occurs at 
the North and South Concourse 
and area near the home locker 
room. 

Where dining surfaces are provided for the 
consumption of food or drink, at least 5 percent of the 
seating spaces and standing spaces at the dining 
surfaces shall be accessible. 

ADAS 226 Provide accessible picnic table(s). 

  
Level 1 28.  2 Circulation  South Concourse 

Ramp to Cross Aisle 
and Home Locker 
Room 

There are multiple deficiencies 
along the ramp.  

Ramps on accessible routes shall comply with ADAS 
405 

ADAS 405.1 Modify ramp. 

  
Level 1 29.  2 Circulation  South Concourse 

Ramp to Cross Aisle 
and Home Locker 
Room 

The running slope is greater than 
1:12 (8.3%) along the ramp run of 
up to 10.3% identified. This 
condition occurs at multiple points 
along the ramp. 

Ramp runs shall have a running slope not steeper than 
1:12. 

ADAS 405.2 Modify ramp. 

  
Level 1 30.  2 Circulation South Concourse 

Ramp to Cross Aisle 
and Home Locker 
Room 

The cross slope is greater than 
1:48 (2.08%) along the ramp run of 
up to 3.5% identified. This 
condition occurs at multiple points 
along the ramp. 

Cross slope of ramp runs shall not be steeper than 
1:48. 

ADAS 405.3 Modify ramp. 

  
Level 1 31.  2 Circulation South Concourse 

Ramp to Cross Aisle 
and Home Locker 
Room 

The handrail is not continuous.  Handrails shall be continuous within the full length of 
each stair flight or ramp run 

ADAS 505.3 Modify handrail. 
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Level 1 26.  2 Circulation Drink shelf The drink shelf protrudes more 
than 4” into the circulation path 
where the leading edge is below 
80” aff. This condition occurs at 
both the North and South 
Concourse 

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Provide cane detection. 

  
Level 1 27.  2 Circulation Picnic Table No accessible picnic table 

identified. This condition occurs at 
the North and South Concourse 
and area near the home locker 
room. 

Where dining surfaces are provided for the 
consumption of food or drink, at least 5 percent of the 
seating spaces and standing spaces at the dining 
surfaces shall be accessible. 

ADAS 226 Provide accessible picnic table(s). 

  
Level 1 28.  2 Circulation  South Concourse 

Ramp to Cross Aisle 
and Home Locker 
Room 

There are multiple deficiencies 
along the ramp.  

Ramps on accessible routes shall comply with ADAS 
405 

ADAS 405.1 Modify ramp. 

  
Level 1 29.  2 Circulation  South Concourse 

Ramp to Cross Aisle 
and Home Locker 
Room 

The running slope is greater than 
1:12 (8.3%) along the ramp run of 
up to 10.3% identified. This 
condition occurs at multiple points 
along the ramp. 

Ramp runs shall have a running slope not steeper than 
1:12. 

ADAS 405.2 Modify ramp. 

  
Level 1 30.  2 Circulation South Concourse 

Ramp to Cross Aisle 
and Home Locker 
Room 

The cross slope is greater than 
1:48 (2.08%) along the ramp run of 
up to 3.5% identified. This 
condition occurs at multiple points 
along the ramp. 

Cross slope of ramp runs shall not be steeper than 
1:48. 

ADAS 405.3 Modify ramp. 

  
Level 1 31.  2 Circulation South Concourse 

Ramp to Cross Aisle 
and Home Locker 
Room 

The handrail is not continuous.  Handrails shall be continuous within the full length of 
each stair flight or ramp run 

ADAS 505.3 Modify handrail. 
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Level 1 32.  2 Circulation South Concourse 
Ramp to Cross Aisle 
and Home Locker 
Room 

Top and bottom landings do not 
comply. Some landings do not 
have a length of 60” minimum.  

Ramps shall have landings at the top and the bottom of 
each ramp run. The landing clear length shall be 60 
inches (1525 mm) long minimum. 

ADAS 405.7 Modify ramp. 

  
Level 1 33.  2 Circulation South Concourse 

Ramp to Cross Aisle 
and Home Locker 
Room 

There are changes in level along 
the ramp and gaps greater than ½” 
wide.  

Changes in level between 1/4 inch (6.4 mm) high 
minimum and 1/2 inch (13 mm) high maximum shall be 
beveled with a slope not steeper than 1:2.  
 
Openings in floor or ground surfaces shall not allow 
passage of a sphere more than 1/2 inch (13 mm) 
diameter. 

ADAS 303.3 and 302.3 Modify surface.   

  
Level 1 34.  2 Circulation North Concourse 

Ramp to Cross Aisle  
The running slope is greater than 
1:12 (8.3%) along the ramp run of 
up to 8.8% identified 

Ramp runs shall have a running slope not steeper than 
1:12. 

ADAS 405.2 Modify ramp. 

  
Level 1 35.  2 Circulation North Concourse 

Ramp to Cross Aisle  
The cross slope is greater than 
1:48 (2.08%) along the ramp run of 
up to 3.0% identified. 

Cross slope of ramp runs shall not be steeper than 
1:48. 

ADAS 405.3 Modify ramp. 

  
Level 1 36.  2 Circulation North Concourse 

Ramp to Cross Aisle  
Handrail is not provided on both 
sides of the ramp. 

Handrails shall be provided on both sides of ramps. ADAS 505.2 Modify handrail. 

  
Level 1 37.  2 Circulation Beverage Dispenser Operable parts for the beverage 

dispenser are too high at 
approximately 52”. This condition 
occurs at the picnic pavilion. 

Elements are to be within accessible reach range. 
Where a clear floor or ground space allows a parallel 
approach to an element and the side reach is 
unobstructed, the high side reach shall be 48 inches 
(1220 mm) maximum and the low side reach shall be 
15 inches (380 mm) minimum above the finish floor or 
ground. 

ADAS 308.3 Replace with compliant type.  
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Level 1 32.  2 Circulation South Concourse 
Ramp to Cross Aisle 
and Home Locker 
Room 

Top and bottom landings do not 
comply. Some landings do not 
have a length of 60” minimum.  

Ramps shall have landings at the top and the bottom of 
each ramp run. The landing clear length shall be 60 
inches (1525 mm) long minimum. 

ADAS 405.7 Modify ramp. 

  
Level 1 33.  2 Circulation South Concourse 

Ramp to Cross Aisle 
and Home Locker 
Room 

There are changes in level along 
the ramp and gaps greater than ½” 
wide.  

Changes in level between 1/4 inch (6.4 mm) high 
minimum and 1/2 inch (13 mm) high maximum shall be 
beveled with a slope not steeper than 1:2.  
 
Openings in floor or ground surfaces shall not allow 
passage of a sphere more than 1/2 inch (13 mm) 
diameter. 

ADAS 303.3 and 302.3 Modify surface.   

  
Level 1 34.  2 Circulation North Concourse 

Ramp to Cross Aisle  
The running slope is greater than 
1:12 (8.3%) along the ramp run of 
up to 8.8% identified 

Ramp runs shall have a running slope not steeper than 
1:12. 

ADAS 405.2 Modify ramp. 

  
Level 1 35.  2 Circulation North Concourse 

Ramp to Cross Aisle  
The cross slope is greater than 
1:48 (2.08%) along the ramp run of 
up to 3.0% identified. 

Cross slope of ramp runs shall not be steeper than 
1:48. 

ADAS 405.3 Modify ramp. 

  
Level 1 36.  2 Circulation North Concourse 

Ramp to Cross Aisle  
Handrail is not provided on both 
sides of the ramp. 

Handrails shall be provided on both sides of ramps. ADAS 505.2 Modify handrail. 

  
Level 1 37.  2 Circulation Beverage Dispenser Operable parts for the beverage 

dispenser are too high at 
approximately 52”. This condition 
occurs at the picnic pavilion. 

Elements are to be within accessible reach range. 
Where a clear floor or ground space allows a parallel 
approach to an element and the side reach is 
unobstructed, the high side reach shall be 48 inches 
(1220 mm) maximum and the low side reach shall be 
15 inches (380 mm) minimum above the finish floor or 
ground. 

ADAS 308.3 Replace with compliant type.  
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Level 1 38.  2 Ticket Office Assistive Listening 
Equipment 

No assistive listening equipment is 
provided. 

In each assembly area where audible communication is 
integral to the use of the space and audio amplification 
is provided, an assistive listening system shall be 
provided. Signage indicating the availability of assistive 
listening system shall be provided at the ticket office or 
elsewhere. 

ADAS 219.2 and 216.10 Provide assistive listening 
equipment and signage in 
accordance with ADAS 219.2 and 
216.10.  

 

Level 1 39.  2 Ticket Office Door maneuvering 
clearance  

Door maneuvering clearance is not 
provided on the push side of the 
door. 

Maneuvering clearances for forward approach shall be 
provided when any obstruction within 18 inches (on the 
pull side) or 12 inches (on the push side) of the latch 
side of a doorway projects more than 8 inches (205 
mm) beyond the face of the door, measured 
perpendicular to the face of the door or gate. 

ADAS 404.2.4.3 Provide a power door opener. 

  

Level 1 40.  2 Ticket Office Service Counter The service counter is too high at 
40.5” aff.  

Sales and service counters are to be no higher than 
36” aff.  

ADAS 904.4.1 Modfiy and lower the counter. 

  

Level 1 41.  4 Ticket Office  Protruding Object First Aid Kit protrudes more than 4” 
into the circulation path where the 
leading edge is below 80” aff and 
is mounted too high.  

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 
 
Operable parts are to be within accessible reach range 
per ADAS 308. 

ADAS 307 and 308 Relocate.. 

  
Level 1 42.  4 Ticket Office Kitchen Not enough kitchen storage 

appears to be in accessible reach 
range.  

At least 50 percent of shelf space in kitchen storage 
facilities is to be accessible.  

ADAS 804.5 Verify if 50% of shelving is 
accessible.  

  
Level 1 43.  4 Ticket Office Door The door maneuvering clearance 

is obstructed by bookshelves at the 
office entry door. 

Door maneuvering clearance shall be free of 
obstructions.  

ADAS 404.2.4 Relocate object. 

 

 

Level 1 44.  4 Ticket Office Door Maneuvering 
Clearance 

Door maneuvering clearance is not 
provided on the push side of the 
door.  

Maneuvering clearances for forward approach shall be 
provided when any obstruction within 12 inches (455 
mm) of the latch side of a doorway projects more than 
8 inches (205 mm) beyond the face of the door, 
measured perpendicular to the face of the door or gate, 
on the push side of a door with a closer and latch. 

ADAS 404.2.4.3 Install auto door opener.  
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Level 1 38.  2 Ticket Office Assistive Listening 
Equipment 

No assistive listening equipment is 
provided. 

In each assembly area where audible communication is 
integral to the use of the space and audio amplification 
is provided, an assistive listening system shall be 
provided. Signage indicating the availability of assistive 
listening system shall be provided at the ticket office or 
elsewhere. 

ADAS 219.2 and 216.10 Provide assistive listening 
equipment and signage in 
accordance with ADAS 219.2 and 
216.10.  

 

Level 1 39.  2 Ticket Office Door maneuvering 
clearance  

Door maneuvering clearance is not 
provided on the push side of the 
door. 

Maneuvering clearances for forward approach shall be 
provided when any obstruction within 18 inches (on the 
pull side) or 12 inches (on the push side) of the latch 
side of a doorway projects more than 8 inches (205 
mm) beyond the face of the door, measured 
perpendicular to the face of the door or gate. 

ADAS 404.2.4.3 Provide a power door opener. 

  

Level 1 40.  2 Ticket Office Service Counter The service counter is too high at 
40.5” aff.  

Sales and service counters are to be no higher than 
36” aff.  

ADAS 904.4.1 Modfiy and lower the counter. 

  

Level 1 41.  4 Ticket Office  Protruding Object First Aid Kit protrudes more than 4” 
into the circulation path where the 
leading edge is below 80” aff and 
is mounted too high.  

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 
 
Operable parts are to be within accessible reach range 
per ADAS 308. 

ADAS 307 and 308 Relocate.. 

  
Level 1 42.  4 Ticket Office Kitchen Not enough kitchen storage 

appears to be in accessible reach 
range.  

At least 50 percent of shelf space in kitchen storage 
facilities is to be accessible.  

ADAS 804.5 Verify if 50% of shelving is 
accessible.  

  
Level 1 43.  4 Ticket Office Door The door maneuvering clearance 

is obstructed by bookshelves at the 
office entry door. 

Door maneuvering clearance shall be free of 
obstructions.  

ADAS 404.2.4 Relocate object. 

 

 

Level 1 44.  4 Ticket Office Door Maneuvering 
Clearance 

Door maneuvering clearance is not 
provided on the push side of the 
door.  

Maneuvering clearances for forward approach shall be 
provided when any obstruction within 12 inches (455 
mm) of the latch side of a doorway projects more than 
8 inches (205 mm) beyond the face of the door, 
measured perpendicular to the face of the door or gate, 
on the push side of a door with a closer and latch. 

ADAS 404.2.4.3 Install auto door opener.  
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Level 1 45.  4 Ticket Office Men’s 
Toilet Room 

Sink The sink is mounted too high at 
34.75” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 1 46.  4 Ticket Office Men’s 
Toilet Room 

Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 1 47.  4 Ticket Office Men’s 
Toilet Room 

Walking Surface The slope of the walking surface is 
greater than 1:48 (2.08%) at the 
drain. There is a drain in the toilet 
room where the adjacent slope is 
3.0% 

The cross slope of walking surfaces shall not be 
steeper than 1:48. 

ADAS 403.3 Alter floor to reduce slope to no 
greater than 1:48.  

 

 

Level 1 48.  4 Ticket Office Men’s 
Toilet Room 

Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 1 49.  4 Ticket Office Men’s 
Toilet Room 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Level 1 50.  4 Ticket Office Men’s 
Toilet Room 

Accessible 
Compartment 

The clear floor space at the seat 
cover dispenser is obstructed and 
the seat cover dispenser is too 
high at 61” aff. 

A clear floor space shall be provided at operable parts. 
The seat cover dispenser shall be within reach range 
and mounted no higher than 48” aff. 

ADAS 308 Relocate seat cover dispenser. 
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Level 1 45.  4 Ticket Office Men’s 
Toilet Room 

Sink The sink is mounted too high at 
34.75” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 1 46.  4 Ticket Office Men’s 
Toilet Room 

Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 1 47.  4 Ticket Office Men’s 
Toilet Room 

Walking Surface The slope of the walking surface is 
greater than 1:48 (2.08%) at the 
drain. There is a drain in the toilet 
room where the adjacent slope is 
3.0% 

The cross slope of walking surfaces shall not be 
steeper than 1:48. 

ADAS 403.3 Alter floor to reduce slope to no 
greater than 1:48.  

 

 

Level 1 48.  4 Ticket Office Men’s 
Toilet Room 

Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 1 49.  4 Ticket Office Men’s 
Toilet Room 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Level 1 50.  4 Ticket Office Men’s 
Toilet Room 

Accessible 
Compartment 

The clear floor space at the seat 
cover dispenser is obstructed and 
the seat cover dispenser is too 
high at 61” aff. 

A clear floor space shall be provided at operable parts. 
The seat cover dispenser shall be within reach range 
and mounted no higher than 48” aff. 

ADAS 308 Relocate seat cover dispenser. 
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Level 1 51.  4 Ticket Office Men’s 
Toilet Room 

Accessible 
Compartment 

The coat hook is mounted too high 
at 64” aff.  

Operable parts shall be mounted no higher than 48” aff. ADAS 308 Relocate or install an additional 
coat hook. 

 

 

Level 1 52.  4 Ticket Office Women’s 
Toilet Room 

Sink The sink is mounted too high at 
34.75” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 1 53.  4 Ticket Office Women’s 
Toilet Room 

Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 42”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 1 54.  4 Ticket Office Women’s 
Toilet Room 

Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 1 55.  4 Ticket Office Women’s 
Toilet Room 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Level 1 56.  4 Ticket Office Women’s 
Toilet Room 

Accessible 
Compartment 

The clear floor space at the seat 
cover dispenser is obstructed and 
the seat cover dispenser is too 
high at 61” aff. 

A clear floor space shall be provided at operable parts. 
The seat cover dispenser shall be within reach range 
and mounted no higher than 48” aff. 

ADAS 308 Relocate seat cover dispenser. 
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Level 1 51.  4 Ticket Office Men’s 
Toilet Room 

Accessible 
Compartment 

The coat hook is mounted too high 
at 64” aff.  

Operable parts shall be mounted no higher than 48” aff. ADAS 308 Relocate or install an additional 
coat hook. 

 

 

Level 1 52.  4 Ticket Office Women’s 
Toilet Room 

Sink The sink is mounted too high at 
34.75” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 1 53.  4 Ticket Office Women’s 
Toilet Room 

Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 42”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 1 54.  4 Ticket Office Women’s 
Toilet Room 

Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 1 55.  4 Ticket Office Women’s 
Toilet Room 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Level 1 56.  4 Ticket Office Women’s 
Toilet Room 

Accessible 
Compartment 

The clear floor space at the seat 
cover dispenser is obstructed and 
the seat cover dispenser is too 
high at 61” aff. 

A clear floor space shall be provided at operable parts. 
The seat cover dispenser shall be within reach range 
and mounted no higher than 48” aff. 

ADAS 308 Relocate seat cover dispenser. 
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Level 1 57.  4 Ticket Office Women’s 
Toilet Room 

Accessible 
Compartment 

The coat hook is mounted too high 
at 63” aff.  

Operable parts shall be mounted no higher than 48” aff. ADAS 308 Relocate or install an additional 
coat hook. 

 

 

Level 1 58.  2 Team Shop Sales Counter The sales counter is greater than 
36” aff at 38”.  

A portion of the counter surface that is 36 inches (915 
mm) long minimum and 36 inches (915 mm) high 
maximum above the finish floor shall be provided. 

ADAS 904.4.1 Modify counter. 

 

 

Level 1 59.  4 Team Shop Toilet 
Room 

Door Maneuvering 
Clearance 

Door maneuvering clearance is not 
provided on the pull side of the 
door due to the lavatory.  

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Provide power door opener or 
reverse swing of the door and 
remove closer.. 

 

 

Level 1 60.  4 Team Shop Toilet 
Room 

Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate.  

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 

 

 

Level 1 61.  4 Team Shop Toilet 
Room 

Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 1 62.  4 Team Shop Toilet 
Room 

Sink The piping is not fully insulated.  Water supply and drain pipes under lavatories and 
sinks shall be insulated or otherwise configured to 
protect against contact. There shall be no sharp or 
abrasive surfaces under lavatories and sinks. 

ADAS 606.5 Install pipe protection. 
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Level 1 57.  4 Ticket Office Women’s 
Toilet Room 

Accessible 
Compartment 

The coat hook is mounted too high 
at 63” aff.  

Operable parts shall be mounted no higher than 48” aff. ADAS 308 Relocate or install an additional 
coat hook. 

 

 

Level 1 58.  2 Team Shop Sales Counter The sales counter is greater than 
36” aff at 38”.  

A portion of the counter surface that is 36 inches (915 
mm) long minimum and 36 inches (915 mm) high 
maximum above the finish floor shall be provided. 

ADAS 904.4.1 Modify counter. 

 

 

Level 1 59.  4 Team Shop Toilet 
Room 

Door Maneuvering 
Clearance 

Door maneuvering clearance is not 
provided on the pull side of the 
door due to the lavatory.  

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Provide power door opener or 
reverse swing of the door and 
remove closer.. 

 

 

Level 1 60.  4 Team Shop Toilet 
Room 

Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate.  

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 

 

 

Level 1 61.  4 Team Shop Toilet 
Room 

Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 1 62.  4 Team Shop Toilet 
Room 

Sink The piping is not fully insulated.  Water supply and drain pipes under lavatories and 
sinks shall be insulated or otherwise configured to 
protect against contact. There shall be no sharp or 
abrasive surfaces under lavatories and sinks. 

ADAS 606.5 Install pipe protection. 
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Level 1 63.  4 Team Shop Toilet 
Room 

Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 1 64.  3 Men’s Toilet Room 
(North) 

Toilet Room Unable to survey. Refer to South 
Toilet Room for typical comments. 

   

  
Level 1 65.  3 Women’s Toilet Room 

(North) 
Toilet Room Unable to survey. Refer to South 

Toilet Room for typical comments. 
   

  
Level 1 66.  3 Men’s Toilet Room 

(South) 
Signage Tactile characters are not sans 

serif. 
Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 

type. 

  
Level 1 67.  3 Men’s Toilet Room 

(South) 
Sink The sink is mounted too high at 

34.5” aff.  
Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 1 68.  3 Men’s Toilet Room 
(South) 

Sink The piping is not fully insulated.  Water supply and drain pipes under lavatories and 
sinks shall be insulated or otherwise configured to 
protect against contact. There shall be no sharp or 
abrasive surfaces under lavatories and sinks. 

ADAS 606.5 Install pipe protection. 
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Level 1 63.  4 Team Shop Toilet 
Room 

Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 1 64.  3 Men’s Toilet Room 
(North) 

Toilet Room Unable to survey. Refer to South 
Toilet Room for typical comments. 

   

  
Level 1 65.  3 Women’s Toilet Room 

(North) 
Toilet Room Unable to survey. Refer to South 

Toilet Room for typical comments. 
   

  
Level 1 66.  3 Men’s Toilet Room 

(South) 
Signage Tactile characters are not sans 

serif. 
Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 

type. 

  
Level 1 67.  3 Men’s Toilet Room 

(South) 
Sink The sink is mounted too high at 

34.5” aff.  
Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 1 68.  3 Men’s Toilet Room 
(South) 

Sink The piping is not fully insulated.  Water supply and drain pipes under lavatories and 
sinks shall be insulated or otherwise configured to 
protect against contact. There shall be no sharp or 
abrasive surfaces under lavatories and sinks. 

ADAS 606.5 Install pipe protection. 
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Level 1 69.  3 Men’s Toilet Room 
(South) 

Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 40.75”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 1 70.  3 Men’s Toilet Room 
(South) 

Diaper Changing 
Station 

The work surface of the changing 
station is too high at 40”. 

The tops of work surfaces shall be 28 inches (710 mm) 
minimum and 34 inches (865 mm) maximum above the 
finish floor or ground. 

ADAS 902.3 Relocate the changing station. 

  
Level 1 71.  3 Men’s Toilet Room 

(South) 
Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 1 72.  3 Men’s Toilet Room 
(South) 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Level 1 73.  3 Men’s Toilet Room 
(South) 

Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 6”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Level 1 74.  3 Men’s Toilet Room 
(South) 

Side Grab Bar The side grab bar is mounted 
greater than 12” from the rear wall 
at 13.75”. 

The side wall grab bar shall be 42 inches (1065 mm) 
long minimum, located 12 inches (305 mm) maximum 
from the rear wall and extending 54 inches (1370 mm) 
minimum from the rear wall. 

ADAS 604.5.1 Relocate grab bar. 
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Level 1 69.  3 Men’s Toilet Room 
(South) 

Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 40.75”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 1 70.  3 Men’s Toilet Room 
(South) 

Diaper Changing 
Station 

The work surface of the changing 
station is too high at 40”. 

The tops of work surfaces shall be 28 inches (710 mm) 
minimum and 34 inches (865 mm) maximum above the 
finish floor or ground. 

ADAS 902.3 Relocate the changing station. 

  
Level 1 71.  3 Men’s Toilet Room 

(South) 
Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 1 72.  3 Men’s Toilet Room 
(South) 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Level 1 73.  3 Men’s Toilet Room 
(South) 

Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 6”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Level 1 74.  3 Men’s Toilet Room 
(South) 

Side Grab Bar The side grab bar is mounted 
greater than 12” from the rear wall 
at 13.75”. 

The side wall grab bar shall be 42 inches (1065 mm) 
long minimum, located 12 inches (305 mm) maximum 
from the rear wall and extending 54 inches (1370 mm) 
minimum from the rear wall. 

ADAS 604.5.1 Relocate grab bar. 
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Level 1 75.  3 Men’s Toilet Room 
(South) 

Ambulatory 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.2.2 Modfiy door hardware as needed 

 

 

Level 1 76.  3 Women’s Toilet Room 
(South) 

Signage Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 

 

 

Level 1 77.  3 Women’s Toilet Room 
(South) 

Entrance There are gaps greater than ½” 
wide and ¼” deep along the 
accessible route. 

Openings in floor or ground surfaces shall not allow 
passage of a sphere more than 1/2 inch (13 mm) 
diameter. 

ADAS 302.3 Modfiy gap. 

 

 

Level 1 78.  3 Women’s Toilet Room 
(South) 

Sink The sink is mounted too high at 34 
5/8” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 1 79.  3 Women’s Toilet Room 
(South) 

Sink The piping is not fully insulated.  Water supply and drain pipes under lavatories and 
sinks shall be insulated or otherwise configured to 
protect against contact. There shall be no sharp or 
abrasive surfaces under lavatories and sinks. 

ADAS 606.5 Install pipe protection. 

 

 

Level 1 80.  3 Women’s Toilet Room 
(South) 
 

Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 40.75. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 
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Level 1 75.  3 Men’s Toilet Room 
(South) 

Ambulatory 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.2.2 Modfiy door hardware as needed 

 

 

Level 1 76.  3 Women’s Toilet Room 
(South) 

Signage Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 

 

 

Level 1 77.  3 Women’s Toilet Room 
(South) 

Entrance There are gaps greater than ½” 
wide and ¼” deep along the 
accessible route. 

Openings in floor or ground surfaces shall not allow 
passage of a sphere more than 1/2 inch (13 mm) 
diameter. 

ADAS 302.3 Modfiy gap. 

 

 

Level 1 78.  3 Women’s Toilet Room 
(South) 

Sink The sink is mounted too high at 34 
5/8” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 1 79.  3 Women’s Toilet Room 
(South) 

Sink The piping is not fully insulated.  Water supply and drain pipes under lavatories and 
sinks shall be insulated or otherwise configured to 
protect against contact. There shall be no sharp or 
abrasive surfaces under lavatories and sinks. 

ADAS 606.5 Install pipe protection. 

 

 

Level 1 80.  3 Women’s Toilet Room 
(South) 
 

Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 40.75. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 
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Level 1 81.  3 Women’s Toilet Room 
(South) 

Diaper Changing 
Station 

The work surface of the changing 
station is too high at 38”. 

The tops of work surfaces shall be 28 inches (710 mm) 
minimum and 34 inches (865 mm) maximum above the 
finish floor or ground. 

ADAS 902.3 Relocate the changing station. 

  
Level 1 82.  3 Women’s Toilet Room 

(South) 
Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 1 83.  3 Women’s Toilet Room 
(South) 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Level 1 84.  3 Women’s Toilet Room 
(South) 

Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 5”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Level 1 85.  3 Women’s Toilet Room 
(South) 

Toilet The flush valve of the toilet is on 
the wrong side.  

Flush controls shall be hand operated or automatic. 
Hand operated flush controls shall comply with 309. 
Flush controls shall be located on the open side of the 
water closet 

ADAS 604.6 Modify flush valve. 

 

 

Level 1 86.  3 Women’s Toilet Room 
(South) 

Toilet Paper 
Dispenser 

The centerline of the toilet paper 
dispenser is not 7-9” from the front 
edge of the toilet at 4.5”. 

Toilet paper dispensers shall comply with 309.4 and 
shall be 7 inches (180 mm) minimum and 9 inches (230 
mm) maximum in front of the water closet measured to 
the centerline of the dispenser. 

ADAS 604.7 Relocate toilet paper dispenser. 
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Level 1 81.  3 Women’s Toilet Room 
(South) 

Diaper Changing 
Station 

The work surface of the changing 
station is too high at 38”. 

The tops of work surfaces shall be 28 inches (710 mm) 
minimum and 34 inches (865 mm) maximum above the 
finish floor or ground. 

ADAS 902.3 Relocate the changing station. 

  
Level 1 82.  3 Women’s Toilet Room 

(South) 
Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 1 83.  3 Women’s Toilet Room 
(South) 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Level 1 84.  3 Women’s Toilet Room 
(South) 

Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 5”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Level 1 85.  3 Women’s Toilet Room 
(South) 

Toilet The flush valve of the toilet is on 
the wrong side.  

Flush controls shall be hand operated or automatic. 
Hand operated flush controls shall comply with 309. 
Flush controls shall be located on the open side of the 
water closet 

ADAS 604.6 Modify flush valve. 

 

 

Level 1 86.  3 Women’s Toilet Room 
(South) 

Toilet Paper 
Dispenser 

The centerline of the toilet paper 
dispenser is not 7-9” from the front 
edge of the toilet at 4.5”. 

Toilet paper dispensers shall comply with 309.4 and 
shall be 7 inches (180 mm) minimum and 9 inches (230 
mm) maximum in front of the water closet measured to 
the centerline of the dispenser. 

ADAS 604.7 Relocate toilet paper dispenser. 
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Level 1 87.  3 Women’s Toilet Room 
(South) 

Ambulatory 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.2.2 Modfiy door hardware as needed 

 

 

Level 1 88.  3 Women’s Toilet Room 
(South) 

Ambulatory 
Compartment 

Grab bar is not provided on both 
sides. 

A side-wall grab bar complying with 604.5.1 shall be 
provided on both sides of the compartment. 
 

ADAS 604.8.2.3 Install a grab bar. 

 

 

Level 1 89.  3 Women’s Toilet Room 
(South) 

Feminine Napkin 
Dispenser 

Feminine napkin dispenser 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify control. 

 

 

Level 1 90.  3 Family Toilet Room Toilet Room The toilet room is not readily 
available and requires traveling 
through an employee work area. 

A public entity shall operate each service, program, or 
activity so that the service, program, or activity, when 
viewed in its entirety, is readily accessible to and 
usable by individuals with disabilities. 

ADA Title II 35.150 Modify adjacent area and 
operations to allow equal access 
to family toilet room. 

  
Level 1 91.  3 Family Toilet Room Protruding Object Fire alarm panel protrudes more 

than 4” into the circulation path 
where the leading edge is below 
80” aff.  

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate fire alarm panel or 
provide cane detection. 

 

 

Level 1 92.  3 Family Toilet Room Signage Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 
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Level 1 87.  3 Women’s Toilet Room 
(South) 

Ambulatory 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.2.2 Modfiy door hardware as needed 

 

 

Level 1 88.  3 Women’s Toilet Room 
(South) 

Ambulatory 
Compartment 

Grab bar is not provided on both 
sides. 

A side-wall grab bar complying with 604.5.1 shall be 
provided on both sides of the compartment. 
 

ADAS 604.8.2.3 Install a grab bar. 

 

 

Level 1 89.  3 Women’s Toilet Room 
(South) 

Feminine Napkin 
Dispenser 

Feminine napkin dispenser 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify control. 

 

 

Level 1 90.  3 Family Toilet Room Toilet Room The toilet room is not readily 
available and requires traveling 
through an employee work area. 

A public entity shall operate each service, program, or 
activity so that the service, program, or activity, when 
viewed in its entirety, is readily accessible to and 
usable by individuals with disabilities. 

ADA Title II 35.150 Modify adjacent area and 
operations to allow equal access 
to family toilet room. 

  
Level 1 91.  3 Family Toilet Room Protruding Object Fire alarm panel protrudes more 

than 4” into the circulation path 
where the leading edge is below 
80” aff.  

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate fire alarm panel or 
provide cane detection. 

 

 

Level 1 92.  3 Family Toilet Room Signage Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 
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Level 1 93.  3 Family Toilet Room Door threshold The door threshold is greater than 
½” above the adjacent surface due 
to sloping tile.  

Thresholds, if provided at doorways, shall be 1/2 inch 
(13 mm) high maximum. 

ADAS 404.2.5 Modify threshold and/or adjacent 
surface. 

 

 

Level 1 94.  3 Family Toilet Room Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate.  

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 

 

 

Level 1 95.  2 Dining Terrace and 
Cafe 

Dining Table No accessible dining surfaces 
were identified. Pedestal tables do 
not comply with accessibility 
provisions as knee and toe 
clearance is obstructed. This 
condition occurs at tiered dining 
areas in left field and behind home 
plate.  

Where dining surfaces are provided for the 
consumption of food or drink, at least 5 percent of the 
seating spaces and standing spaces at the dining 
surfaces shall be accessible. 
 
Dining surfaces are to provide knee and toe clearance 
in compliance with ADAS 902.2 including toe clearance 
of 17” minimum.  

ADAS 226 and 902.2 Provide accessible seating. 

  

Level 1 96.  2 Dining Terrace and 
Cafe 

Walking Surface The slope of the walking surface is 
greater than 1:48 (2.08%) at 2.8. 
This condition occurs along the 
accessible route within the Café.  

The cross slope of walking surfaces shall not be 
steeper than 1:48. 

ADAS 403.3 Alter floor to reduce slope to no 
greater than 1:48.  

  

Level 1 97.  2 Dining Terrace and 
Cafe 

Ramp The handrails do not extend 12” 
minimum parallel to the walking 
surface at the top and bottom 
landing of the ramp. 

Ramp handrails shall extend horizontally above the 
landing for 12 inches (305 mm) minimum beyond the 
top and bottom of ramp runs. Extensions shall return to 
a wall, guard, or the landing surface, or shall be 
continuous to the handrail of an adjacent ramp run. 

ADAS 505.10.1 Provide compliant handrail 
extensions.  

  

Level 1 98.  2 Dining Terrace and 
Cafe 

Ramp Handrail is not provided on both 
sides of the ramp. 

Handrails shall be provided on both sides of ramps. ADAS 505.2 Modify handrail. 

 

 

Level 1 99.  2 Dining Terrace and 
Cafe 

Ramp Handrail extension does not return. Extensions shall return to a wall, guard, or the landing 
surface, or shall be continuous to the handrail of an 
adjacent ramp run. 

ADAS 505.10.1 Modify handrail. 

 

 

Level 1 100.  2 Ticket Services Service Counter The service counter is greater than 
36” aff at 44”.  

A portion of the counter surface that is 36 inches (915 
mm) long minimum and 36 inches (915 mm) high 
maximum above the finish floor shall be provided. 

ADAS 904.4.1 Modify service counter. 

 

 



( Ripken Stadium Aberdeen, MD  Accessibility Data  Survey Conducted 02.01.2022 & 02.02.2022 

Page 27 I April 2022 I Rev 1 

Location Item # Priority Area Element Noncompliance Description Requirement Code Reference Possible Solution 
Image #1 Image #2 

Level 1 93.  3 Family Toilet Room Door threshold The door threshold is greater than 
½” above the adjacent surface due 
to sloping tile.  

Thresholds, if provided at doorways, shall be 1/2 inch 
(13 mm) high maximum. 

ADAS 404.2.5 Modify threshold and/or adjacent 
surface. 

 

 

Level 1 94.  3 Family Toilet Room Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate.  

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 

 

 

Level 1 95.  2 Dining Terrace and 
Cafe 

Dining Table No accessible dining surfaces 
were identified. Pedestal tables do 
not comply with accessibility 
provisions as knee and toe 
clearance is obstructed. This 
condition occurs at tiered dining 
areas in left field and behind home 
plate.  

Where dining surfaces are provided for the 
consumption of food or drink, at least 5 percent of the 
seating spaces and standing spaces at the dining 
surfaces shall be accessible. 
 
Dining surfaces are to provide knee and toe clearance 
in compliance with ADAS 902.2 including toe clearance 
of 17” minimum.  

ADAS 226 and 902.2 Provide accessible seating. 

  

Level 1 96.  2 Dining Terrace and 
Cafe 

Walking Surface The slope of the walking surface is 
greater than 1:48 (2.08%) at 2.8. 
This condition occurs along the 
accessible route within the Café.  

The cross slope of walking surfaces shall not be 
steeper than 1:48. 

ADAS 403.3 Alter floor to reduce slope to no 
greater than 1:48.  

  

Level 1 97.  2 Dining Terrace and 
Cafe 

Ramp The handrails do not extend 12” 
minimum parallel to the walking 
surface at the top and bottom 
landing of the ramp. 

Ramp handrails shall extend horizontally above the 
landing for 12 inches (305 mm) minimum beyond the 
top and bottom of ramp runs. Extensions shall return to 
a wall, guard, or the landing surface, or shall be 
continuous to the handrail of an adjacent ramp run. 

ADAS 505.10.1 Provide compliant handrail 
extensions.  

  

Level 1 98.  2 Dining Terrace and 
Cafe 

Ramp Handrail is not provided on both 
sides of the ramp. 

Handrails shall be provided on both sides of ramps. ADAS 505.2 Modify handrail. 

 

 

Level 1 99.  2 Dining Terrace and 
Cafe 

Ramp Handrail extension does not return. Extensions shall return to a wall, guard, or the landing 
surface, or shall be continuous to the handrail of an 
adjacent ramp run. 

ADAS 505.10.1 Modify handrail. 

 

 

Level 1 100.  2 Ticket Services Service Counter The service counter is greater than 
36” aff at 44”.  

A portion of the counter surface that is 36 inches (915 
mm) long minimum and 36 inches (915 mm) high 
maximum above the finish floor shall be provided. 

ADAS 904.4.1 Modify service counter. 
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Level 2 101.  2 Circulation Protruding Object The fire alarm protrudes more than 
4” into the circulation path where 
the leading edge is below 80” aff. 
This condition occurs in both 
seating areas (North and South 
Club Box) on level two. 

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate fire alarm or provide 
cane detection. 

  
Level 2 102.  2 Circulation  Fire Extinguisher The fire extinguisher is mounted 

greater than 48” aff measured to 
the top of the extinguisher. 

Elements are to be within accessible reach range. 
Where a clear floor or ground space allows a parallel 
approach to an element and the side reach is 
unobstructed, the high side reach shall be 48 inches 
(1220 mm) maximum and the low side reach shall be 
15 inches (380 mm) minimum above the finish floor or 
ground. 

ADAS 308.3 Relocate fire extinguisher. 

  
Level 2 103.  2 Circulation Protruding Object Television protrudes more than 4” 

into the circulation path where the 
leading edge is below 80” aff. This 
condition occurs in both seating 
areas (North and South Club Box) 
on level two.  

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate television or provide 
cane detection. 

  
Level 2 104.  2 Circulation Protruding Object Exhibit case protrudes more than 

4” into the circulation path where 
the leading edge is below 80” aff.  

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate or provide cane 
detection. 

 

 

Level 2 105.  2 Circulation Service Elevator Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Tactile characters are not sans 
serif. 

 

 

Level 2 106.  4 Circulation Service Elevator The gap at the hoistway is greater 
than 1” wide at 1.75”.  
 

 

The clearance between the car platform sill and the 
edge of any hoistway landing shall be 1 1/4 inch (32 
mm) maximum. 

ADAS 407.4.3 Modify clearance. 
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Level 2 101.  2 Circulation Protruding Object The fire alarm protrudes more than 
4” into the circulation path where 
the leading edge is below 80” aff. 
This condition occurs in both 
seating areas (North and South 
Club Box) on level two. 

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate fire alarm or provide 
cane detection. 

  
Level 2 102.  2 Circulation  Fire Extinguisher The fire extinguisher is mounted 

greater than 48” aff measured to 
the top of the extinguisher. 

Elements are to be within accessible reach range. 
Where a clear floor or ground space allows a parallel 
approach to an element and the side reach is 
unobstructed, the high side reach shall be 48 inches 
(1220 mm) maximum and the low side reach shall be 
15 inches (380 mm) minimum above the finish floor or 
ground. 

ADAS 308.3 Relocate fire extinguisher. 

  
Level 2 103.  2 Circulation Protruding Object Television protrudes more than 4” 

into the circulation path where the 
leading edge is below 80” aff. This 
condition occurs in both seating 
areas (North and South Club Box) 
on level two.  

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate television or provide 
cane detection. 

  
Level 2 104.  2 Circulation Protruding Object Exhibit case protrudes more than 

4” into the circulation path where 
the leading edge is below 80” aff.  

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate or provide cane 
detection. 

 

 

Level 2 105.  2 Circulation Service Elevator Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Tactile characters are not sans 
serif. 

 

 

Level 2 106.  4 Circulation Service Elevator The gap at the hoistway is greater 
than 1” wide at 1.75”.  
 

 

The clearance between the car platform sill and the 
edge of any hoistway landing shall be 1 1/4 inch (32 
mm) maximum. 

ADAS 407.4.3 Modify clearance. 
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Level 2 107.  4 Circulation Service Elevator There is no audible signal. Audible signals shall sound once for the up direction 
and twice for the down direction, or shall have verbal 
annunciators that indicate the direction of elevator car 
travel. 

ADAS 407.2.2.3 Repair. 

 

 

Level 2 108.  4 Drinking Fountain Drinking Fountain No high drinking fountain for 
standing persons was identified. 

Where drinking fountains are provided, no fewer than 
two drinking fountains shall be provided on the floor. 
One drinking fountain shall comply with 602.1 through 
602.6 and one drinking fountain shall comply with 
602.7 for standing persons. 

ADAS 211.2 Install high drinking fountain. 

  
Level 2 109.  2 Buffet  Protruding Object Signage hardware protrudes more 

than 4” into the circulation path 
where the leading edge is below 
80” aff. This condition occurs at the 
bar service area across from the 
elevator. 

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate hardware. 

  
Level 2 110.  2 Buffet Service Counter The service counter is too high at 

36.25” aff.  
Sales and service counters are to be no higher than 
36” aff.  

ADAS 904.4.1 Modfiy and/or lower the counter. 

  
Level 2 111.  2 Buffet Beverage Dispenser Operable parts for the beverage 

dispenser are too high at 
approximately 54”. 

Elements are to be within accessible reach range. 
Where a clear floor or ground space allows a parallel 
approach to an element and the side reach is 
unobstructed, the high side reach shall be 48 inches 
(1220 mm) maximum and the low side reach shall be 
15 inches (380 mm) minimum above the finish floor or 
ground. 

ADAS 308.3 Replace with compliant type.  

 

 

Level 2 112.  2 Concierge  Service Counter The service counter is too high at 
41” aff.  

Sales and service counters are to be no higher than 
36” aff.  

ADAS 904.4.1 Modify and/or lower the counter 
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Level 2 107.  4 Circulation Service Elevator There is no audible signal. Audible signals shall sound once for the up direction 
and twice for the down direction, or shall have verbal 
annunciators that indicate the direction of elevator car 
travel. 

ADAS 407.2.2.3 Repair. 

 

 

Level 2 108.  4 Drinking Fountain Drinking Fountain No high drinking fountain for 
standing persons was identified. 

Where drinking fountains are provided, no fewer than 
two drinking fountains shall be provided on the floor. 
One drinking fountain shall comply with 602.1 through 
602.6 and one drinking fountain shall comply with 
602.7 for standing persons. 

ADAS 211.2 Install high drinking fountain. 

  
Level 2 109.  2 Buffet  Protruding Object Signage hardware protrudes more 

than 4” into the circulation path 
where the leading edge is below 
80” aff. This condition occurs at the 
bar service area across from the 
elevator. 

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate hardware. 

  
Level 2 110.  2 Buffet Service Counter The service counter is too high at 

36.25” aff.  
Sales and service counters are to be no higher than 
36” aff.  

ADAS 904.4.1 Modfiy and/or lower the counter. 

  
Level 2 111.  2 Buffet Beverage Dispenser Operable parts for the beverage 

dispenser are too high at 
approximately 54”. 

Elements are to be within accessible reach range. 
Where a clear floor or ground space allows a parallel 
approach to an element and the side reach is 
unobstructed, the high side reach shall be 48 inches 
(1220 mm) maximum and the low side reach shall be 
15 inches (380 mm) minimum above the finish floor or 
ground. 

ADAS 308.3 Replace with compliant type.  

 

 

Level 2 112.  2 Concierge  Service Counter The service counter is too high at 
41” aff.  

Sales and service counters are to be no higher than 
36” aff.  

ADAS 904.4.1 Modify and/or lower the counter 
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Level 2 113.  2 Club Box Wheelchair Space The wheelchair space obstructs 
the door maneuvering clearance at 
some club box locations. This 
condition occurs at Club Box 12. 

The wheelchair space should not obstruct access. ADAS 802.1.5 Modify adjacent seating and 
relocate wheelchair space. 

 

 

Level 2 114.  2 Club Box Wheelchair Space The wheelchair space is less than 
60” long due to the handrail where 
the approach is only from the side. 
This condition was identified at 
Club Box 5 and 11. 

Where a wheelchair space can be entered from the 
front or rear, the wheelchair space shall be 48 inches 
(1220 mm) deep minimum. Where a wheelchair space 
can be entered only from the side, the wheelchair 
space shall be 60 inches (1525 mm) deep minimum. 
 

ADAS 802.1.3 Modfiy adjacent seating and 
relocate wheelchair space.  

 

 

Level 2 115.  2 Club Box Door threshold The door threshold is greater than 
½” at 7/8”.  

Thresholds, if provided at doorways, shall be 1/2 inch 
(13 mm) high maximum. 

ADAS 404.2.5 Modify threshold and/or adjacent 
surface. 

  
Level 2  116.  2 Club Box Door  Door maneuvering clearance is 

obstructed on the push side of the 
door by a stair handrail. This 
condition was identified at Club 
Box 14. 

Door maneuvering clearance is to be free of 
obstructions. 

ADAS 404.2.4 Modify handrail. 

  
Level 2 117.  2 Box 1 Suite Sink The sink is too high at 

approximately 36” aff. (Furniture 
was in the room at the time of the 
survey. Unable to fully survey) 

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 118.  2 Box 1 Suite Ceiling Fan Operable parts for the ceiling fan 

were not identified. (Furniture was 
in the room at the time of the 
survey. Unable to fully survey) 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Confirm operable part for ceiling 
fan is accessible. 

No photo  
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Level 2 113.  2 Club Box Wheelchair Space The wheelchair space obstructs 
the door maneuvering clearance at 
some club box locations. This 
condition occurs at Club Box 12. 

The wheelchair space should not obstruct access. ADAS 802.1.5 Modify adjacent seating and 
relocate wheelchair space. 

 

 

Level 2 114.  2 Club Box Wheelchair Space The wheelchair space is less than 
60” long due to the handrail where 
the approach is only from the side. 
This condition was identified at 
Club Box 5 and 11. 

Where a wheelchair space can be entered from the 
front or rear, the wheelchair space shall be 48 inches 
(1220 mm) deep minimum. Where a wheelchair space 
can be entered only from the side, the wheelchair 
space shall be 60 inches (1525 mm) deep minimum. 
 

ADAS 802.1.3 Modfiy adjacent seating and 
relocate wheelchair space.  

 

 

Level 2 115.  2 Club Box Door threshold The door threshold is greater than 
½” at 7/8”.  

Thresholds, if provided at doorways, shall be 1/2 inch 
(13 mm) high maximum. 

ADAS 404.2.5 Modify threshold and/or adjacent 
surface. 

  
Level 2  116.  2 Club Box Door  Door maneuvering clearance is 

obstructed on the push side of the 
door by a stair handrail. This 
condition was identified at Club 
Box 14. 

Door maneuvering clearance is to be free of 
obstructions. 

ADAS 404.2.4 Modify handrail. 

  
Level 2 117.  2 Box 1 Suite Sink The sink is too high at 

approximately 36” aff. (Furniture 
was in the room at the time of the 
survey. Unable to fully survey) 

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 118.  2 Box 1 Suite Ceiling Fan Operable parts for the ceiling fan 

were not identified. (Furniture was 
in the room at the time of the 
survey. Unable to fully survey) 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Confirm operable part for ceiling 
fan is accessible. 

No photo  
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Level 2 119.  2 Box 1 Suite Door  Door maneuvering clearance is not 
provided on the pull side of the 
door due to a shelf. (Furniture was 
in the room at the time of the 
survey. Unable to fully survey) 

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Alter the shelf. 

  
Level 2 120.  2 Box 1 Suite Door Door maneuvering clearance is 

obstructed on the push side of the 
door by a stair handrail.  

Door maneuvering clearance is to be free of 
obstructions. 

ADAS 404.2.4 Modify handrail or relocate door. 

 

 

Level 2 121.  2 Box 1 Suite Door The door surface is not smooth 
due to a door stop.  

Swinging door and gate surfaces within 10 inches (255 
mm) of the finish floor or ground measured vertically 
shall have a smooth surface on the push side 
extending the full width of the door or gate. 

ADAS 404.2.10 Remove door stop. 

 

 

Level 2 122.  3 Box 1 Toilet Room Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate.  

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. No photo  

Level 2 123.  3 Box 1 Toilet Room Toilet Clearance The clearance at the toilet is less 
than 60” wide at 52.75”. 

Clearance around a water closet shall be 60 inches 
(1525 mm) minimum measured perpendicular from the 
side wall and 56 inches (1420 mm) minimum measured 
perpendicular from the rear wall. 

ADAS 604.3.1 Modify lavatory. 

 

 

Level 2 124.  3 Box 1 Toilet Room Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 
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Level 2 119.  2 Box 1 Suite Door  Door maneuvering clearance is not 
provided on the pull side of the 
door due to a shelf. (Furniture was 
in the room at the time of the 
survey. Unable to fully survey) 

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Alter the shelf. 

  
Level 2 120.  2 Box 1 Suite Door Door maneuvering clearance is 

obstructed on the push side of the 
door by a stair handrail.  

Door maneuvering clearance is to be free of 
obstructions. 

ADAS 404.2.4 Modify handrail or relocate door. 

 

 

Level 2 121.  2 Box 1 Suite Door The door surface is not smooth 
due to a door stop.  

Swinging door and gate surfaces within 10 inches (255 
mm) of the finish floor or ground measured vertically 
shall have a smooth surface on the push side 
extending the full width of the door or gate. 

ADAS 404.2.10 Remove door stop. 

 

 

Level 2 122.  3 Box 1 Toilet Room Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate.  

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. No photo  

Level 2 123.  3 Box 1 Toilet Room Toilet Clearance The clearance at the toilet is less 
than 60” wide at 52.75”. 

Clearance around a water closet shall be 60 inches 
(1525 mm) minimum measured perpendicular from the 
side wall and 56 inches (1420 mm) minimum measured 
perpendicular from the rear wall. 

ADAS 604.3.1 Modify lavatory. 

 

 

Level 2 124.  3 Box 1 Toilet Room Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 



( Ripken Stadium Aberdeen, MD  Accessibility Data  Survey Conducted 02.01.2022 & 02.02.2022 

Page 32 I April 2022 I Rev 1 

Location Item # Priority Area Element Noncompliance Description Requirement Code Reference Possible Solution 
Image #1 Image #2 

Level 2 125.  3 Box 1 Toilet Room Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 2 126.  3 Box 1 Toilet Room Control Operable part requires grasping, 
pinching, or twisting of the wrist. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Replace operable part. No photo.  

Level 2 127.  2 Box 2 Suite Sink The sink is too high at 
approximately 36” aff. (Furniture 
was in the room at the time of the 
survey. Unable to fully survey) 

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 128.  2 Box 2 Suite Ceiling Fan Operable parts for the ceiling fan 

were not identified. (Furniture was 
in the room at the time of the 
survey. Unable to fully survey) 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Confirm operable part for ceiling 
fan is accessible. 

No photo.  

Level 2 129.  2 Box 2 Suite Door  Door maneuvering clearance is not 
provided on the pull side of the 
door due to a shelf. (Furniture was 
in the room at the time of the 
survey. Unable to fully survey) 

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Alter the shelf. No photo.  

Level 2 130.  3 Box 2 Toilet Room Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate.  

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 

 

 

Level 2 131.  3 Box 2 Toilet Room Toilet Clearance The clearance at the toilet is less 
than 60” wide at 52.5”. 

Clearance around a water closet shall be 60 inches 
(1525 mm) minimum measured perpendicular from the 
side wall and 56 inches (1420 mm) minimum measured 
perpendicular from the rear wall. 

ADAS 604.3.1 Modify lavatory. 
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Level 2 125.  3 Box 1 Toilet Room Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 2 126.  3 Box 1 Toilet Room Control Operable part requires grasping, 
pinching, or twisting of the wrist. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Replace operable part. No photo.  

Level 2 127.  2 Box 2 Suite Sink The sink is too high at 
approximately 36” aff. (Furniture 
was in the room at the time of the 
survey. Unable to fully survey) 

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 128.  2 Box 2 Suite Ceiling Fan Operable parts for the ceiling fan 

were not identified. (Furniture was 
in the room at the time of the 
survey. Unable to fully survey) 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Confirm operable part for ceiling 
fan is accessible. 

No photo.  

Level 2 129.  2 Box 2 Suite Door  Door maneuvering clearance is not 
provided on the pull side of the 
door due to a shelf. (Furniture was 
in the room at the time of the 
survey. Unable to fully survey) 

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Alter the shelf. No photo.  

Level 2 130.  3 Box 2 Toilet Room Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate.  

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 

 

 

Level 2 131.  3 Box 2 Toilet Room Toilet Clearance The clearance at the toilet is less 
than 60” wide at 52.5”. 

Clearance around a water closet shall be 60 inches 
(1525 mm) minimum measured perpendicular from the 
side wall and 56 inches (1420 mm) minimum measured 
perpendicular from the rear wall. 

ADAS 604.3.1 Modify lavatory. 
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Level 2 132.  3 Box 2 Toilet Room Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 2 133.  3 Box 2 Toilet Room Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 2 134.  3 Box 2 Toilet Room Control Operable part requires grasping, 
pinching, or twisting of the wrist. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Replace operable part. 

 

 

Level 2 135.  2 Box 3 Suite Sink The sink is too high at 
approximately 36” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 2 136.  2 Box 3 Suite Ceiling Fan Operable parts for the ceiling fan 
were not identified. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Confirm operable part for ceiling 
fan is accessible. 

 

 

Level 2 137.  2 Box 3 Suite Door  Door maneuvering clearance is not 
provided on the pull side of the 
door due to a shelf. 

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Alter the shelf. 
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Level 2 132.  3 Box 2 Toilet Room Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 2 133.  3 Box 2 Toilet Room Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 2 134.  3 Box 2 Toilet Room Control Operable part requires grasping, 
pinching, or twisting of the wrist. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Replace operable part. 

 

 

Level 2 135.  2 Box 3 Suite Sink The sink is too high at 
approximately 36” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 2 136.  2 Box 3 Suite Ceiling Fan Operable parts for the ceiling fan 
were not identified. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Confirm operable part for ceiling 
fan is accessible. 

 

 

Level 2 137.  2 Box 3 Suite Door  Door maneuvering clearance is not 
provided on the pull side of the 
door due to a shelf. 

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Alter the shelf. 
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Level 2 138.  2 Box 3 Suite Accessible Route The accessible route is reduced to 
less than 36” and is obstructed by 
furniture. 

The clear width of walking surfaces shall be 36 inches 
(915 mm) minimum. 

ADAS 403.5.1 Relocate furniture. 

 

 

Level 2 139.  3 Box 3 Toilet Room Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 

 

 

Level 2 140.  3 Box 3 Toilet Room Toilet Clearance The clearance at the toilet is less 
than 60” wide at 52.5”. 

Clearance around a water closet shall be 60 inches 
(1525 mm) minimum measured perpendicular from the 
side wall and 56 inches (1420 mm) minimum measured 
perpendicular from the rear wall. 

ADAS 604.3.1 Modify lavatory. 

 

 

Level 2 141.  3 Box 3 Toilet Room Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 142.  3 Box 3 Toilet Room Mirror The bottom of the reflecting 

surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 2 143.  3 Box 3 Toilet Room Control Operable part requires grasping, 
pinching, or twisting of the wrist. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Replace operable part. 
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Level 2 138.  2 Box 3 Suite Accessible Route The accessible route is reduced to 
less than 36” and is obstructed by 
furniture. 

The clear width of walking surfaces shall be 36 inches 
(915 mm) minimum. 

ADAS 403.5.1 Relocate furniture. 

 

 

Level 2 139.  3 Box 3 Toilet Room Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 

 

 

Level 2 140.  3 Box 3 Toilet Room Toilet Clearance The clearance at the toilet is less 
than 60” wide at 52.5”. 

Clearance around a water closet shall be 60 inches 
(1525 mm) minimum measured perpendicular from the 
side wall and 56 inches (1420 mm) minimum measured 
perpendicular from the rear wall. 

ADAS 604.3.1 Modify lavatory. 

 

 

Level 2 141.  3 Box 3 Toilet Room Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 142.  3 Box 3 Toilet Room Mirror The bottom of the reflecting 

surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 2 143.  3 Box 3 Toilet Room Control Operable part requires grasping, 
pinching, or twisting of the wrist. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Replace operable part. 
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Level 2 144.  2 Box 5 Suite Sink The sink is too high at 
approximately 36” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 145.  2 Box 5 Suite Ceiling Fan Operable parts for the ceiling fan 

were not identified. 
Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Confirm operable part for ceiling 
fan is accessible. 

 

 

Level 2 146.  2 Box 5 Suite Door  Door maneuvering clearance is not 
provided on the pull side of the 
door due to a shelf. 

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Alter the shelf. 

  
Level 2 147.  3 Box 5 Toilet Room Door Hardware Thumb latch/door hardware 

requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 

  
Level 2 148.  3 Box 5 Toilet Room Toilet Clearance The clearance at the toilet is less 

than 60” wide at 52.5”. 
Clearance around a water closet shall be 60 inches 
(1525 mm) minimum measured perpendicular from the 
side wall and 56 inches (1420 mm) minimum measured 
perpendicular from the rear wall. 

ADAS 604.3.1 Modify lavatory. 

  
Level 2 149.  3 Box 5 Toilet Room Side Grab Bar The side grab bar is mounted 

greater than 12” from the rear wall 
at 13.5”. 

The side wall grab bar shall be 42 inches (1065 mm) 
long minimum, located 12 inches (305 mm) maximum 
from the rear wall and extending 54 inches (1370 mm) 
minimum from the rear wall. 

ADAS 604.5.1 Relocate grab bar. 
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Level 2 144.  2 Box 5 Suite Sink The sink is too high at 
approximately 36” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 145.  2 Box 5 Suite Ceiling Fan Operable parts for the ceiling fan 

were not identified. 
Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Confirm operable part for ceiling 
fan is accessible. 

 

 

Level 2 146.  2 Box 5 Suite Door  Door maneuvering clearance is not 
provided on the pull side of the 
door due to a shelf. 

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Alter the shelf. 

  
Level 2 147.  3 Box 5 Toilet Room Door Hardware Thumb latch/door hardware 

requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 

  
Level 2 148.  3 Box 5 Toilet Room Toilet Clearance The clearance at the toilet is less 

than 60” wide at 52.5”. 
Clearance around a water closet shall be 60 inches 
(1525 mm) minimum measured perpendicular from the 
side wall and 56 inches (1420 mm) minimum measured 
perpendicular from the rear wall. 

ADAS 604.3.1 Modify lavatory. 

  
Level 2 149.  3 Box 5 Toilet Room Side Grab Bar The side grab bar is mounted 

greater than 12” from the rear wall 
at 13.5”. 

The side wall grab bar shall be 42 inches (1065 mm) 
long minimum, located 12 inches (305 mm) maximum 
from the rear wall and extending 54 inches (1370 mm) 
minimum from the rear wall. 

ADAS 604.5.1 Relocate grab bar. 
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Level 2 150.  3 Box 5 Toilet Room Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 151.  3 Box 5 Toilet Room Mirror The bottom of the reflecting 

surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

  
Level 2 152.  2 Box 6 Suite Sink The sink is too high at 

approximately 36” aff.  
Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 2 153.  2 Box 6 Suite Ceiling Fan Operable parts for the ceiling fan 
were not identified. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Confirm operable part for ceiling 
fan is accessible. 

No photo  

Level 2 154.  2 Box 6 Suite Audio Control Audio control requires grasping, 
pinching, or twisting of the wrist to 
operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify control. 

 

 

Level 2 155.  2 Box 6 Suite Door  Door maneuvering clearance is not 
provided on the pull side of the 
door due to a shelf. 

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Alter the shelf. 
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Level 2 150.  3 Box 5 Toilet Room Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 151.  3 Box 5 Toilet Room Mirror The bottom of the reflecting 

surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

  
Level 2 152.  2 Box 6 Suite Sink The sink is too high at 

approximately 36” aff.  
Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 2 153.  2 Box 6 Suite Ceiling Fan Operable parts for the ceiling fan 
were not identified. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 and 308 Confirm operable part for ceiling 
fan is accessible. 

No photo  

Level 2 154.  2 Box 6 Suite Audio Control Audio control requires grasping, 
pinching, or twisting of the wrist to 
operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify control. 

 

 

Level 2 155.  2 Box 6 Suite Door  Door maneuvering clearance is not 
provided on the pull side of the 
door due to a shelf. 

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Alter the shelf. 
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Level 2 156.  2 Box 6 Suite Door Door maneuvering clearance is 
obstructed on the push side of the 
door by a stair handrail.  

Door maneuvering clearance is to be free of 
obstructions. 

ADAS 404.2.4 Modify handrail or relocate door. 

  
Level 2 157.  2 Box 6 Suite Door The door surface is not smooth 

due to a door stop.  
Swinging door and gate surfaces within 10 inches (255 
mm) of the finish floor or ground measured vertically 
shall have a smooth surface on the push side 
extending the full width of the door or gate. 

ADAS 404.2.10 Remove door stop. 

 

 

Level 2 158.  3 Box 6 Toilet Room Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 

 

 

Level 2 159.  3 Box 6 Toilet Room Toilet Clearance The clearance at the toilet is less 
than 60” wide at 52.75”. 

Clearance around a water closet shall be 60 inches 
(1525 mm) minimum measured perpendicular from the 
side wall and 56 inches (1420 mm) minimum measured 
perpendicular from the rear wall. 

ADAS 604.3.1 Modify lavatory. 

  
Level 2 160.  3 Box 6 Toilet Room Sink The sink is mounted too high at 

34.5” aff.  
Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 2 161.  2 Club Bar Service Counter The service counter is too high at 
36.5” aff.  

Sales and service counters are to be no higher than 
36” aff.  

ADAS 904.4.1 Modfiy and/or lower the counter. 
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Level 2 156.  2 Box 6 Suite Door Door maneuvering clearance is 
obstructed on the push side of the 
door by a stair handrail.  

Door maneuvering clearance is to be free of 
obstructions. 

ADAS 404.2.4 Modify handrail or relocate door. 

  
Level 2 157.  2 Box 6 Suite Door The door surface is not smooth 

due to a door stop.  
Swinging door and gate surfaces within 10 inches (255 
mm) of the finish floor or ground measured vertically 
shall have a smooth surface on the push side 
extending the full width of the door or gate. 

ADAS 404.2.10 Remove door stop. 

 

 

Level 2 158.  3 Box 6 Toilet Room Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 

 

 

Level 2 159.  3 Box 6 Toilet Room Toilet Clearance The clearance at the toilet is less 
than 60” wide at 52.75”. 

Clearance around a water closet shall be 60 inches 
(1525 mm) minimum measured perpendicular from the 
side wall and 56 inches (1420 mm) minimum measured 
perpendicular from the rear wall. 

ADAS 604.3.1 Modify lavatory. 

  
Level 2 160.  3 Box 6 Toilet Room Sink The sink is mounted too high at 

34.5” aff.  
Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 2 161.  2 Club Bar Service Counter The service counter is too high at 
36.5” aff.  

Sales and service counters are to be no higher than 
36” aff.  

ADAS 904.4.1 Modfiy and/or lower the counter. 
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Level 2 162.  2 Club Bar Bar Seating There is no accessible seating at 
the bar.  

Where dining surfaces are provided for the 
consumption of food or drink, at least 5 percent of the 
seating spaces and standing spaces at the dining 
surfaces shall comply with 902.  

ADAS 226.1 Modify and provide a lower 
portion of the bar. 

 

 

Level 2 163.  2 Club Bar Seating There are no accessible tables 
provided as no tables have 
compliant knee and toe clearance. 

Where dining surfaces are provided for the 
consumption of food or drink, at least 5 percent of the 
seating spaces and standing spaces at the dining 
surfaces shall comply with 902. 

ADAS 226.1 Provide accessible tables. 

  
Level 2 164.  4 Press Box Door Maneuvering 

Clearance  
Door maneuvering clearance is not 
provided on the push side and pull 
side of the door. Door 
maneuvering clearance is less 
than 12” beyond the latch for a 
forward approach on the push side 
of the door and less than 54” 
measured perpendicular from the 
doorway for a latch approach at 
52.5” on the pull side of the door. 

12” min. clearance beyond the latch measured parallel 
to the doorway is required on the push side of the door 
for a forward approach to a door with a closer and 
latch.  
 
54” min. clearance beyond the latch measured 
perpendicular to the doorway is required on the pull 
side of the door for a door with a closer. 

ADAS 404.2.4 Install auto door opener 

  

Level 2 165.  4 Press Box Toilet Room Door Maneuvering 
Clearance 

Door maneuvering clearance is not 
provided on the pull side of the 
door.  

Maneuvering clearances for forward approach shall be 
provided when any obstruction within 18 inches (455 
mm) of the latch side of a doorway projects more than 
8 inches (205 mm) beyond the face of the door, 
measured perpendicular to the face of the door or gate. 

ADAS 404.2.4.3 Install auto door opener.  

 

 

Level 2 166.  4 Press Box Toilet Room Toilet The flush valve of the toilet is on 
the wrong side.  

Flush controls shall be hand operated or automatic. 
Hand operated flush controls shall comply with 309. 
Flush controls shall be located on the open side of the 
water closet 

ADAS 604.6 Modify flush valve. 

 

 

Level 2 167.  4 Press Box Toilet Room Sink The sink is mounted too high at 
34.25” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 
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Level 2 162.  2 Club Bar Bar Seating There is no accessible seating at 
the bar.  

Where dining surfaces are provided for the 
consumption of food or drink, at least 5 percent of the 
seating spaces and standing spaces at the dining 
surfaces shall comply with 902.  

ADAS 226.1 Modify and provide a lower 
portion of the bar. 

 

 

Level 2 163.  2 Club Bar Seating There are no accessible tables 
provided as no tables have 
compliant knee and toe clearance. 

Where dining surfaces are provided for the 
consumption of food or drink, at least 5 percent of the 
seating spaces and standing spaces at the dining 
surfaces shall comply with 902. 

ADAS 226.1 Provide accessible tables. 

  
Level 2 164.  4 Press Box Door Maneuvering 

Clearance  
Door maneuvering clearance is not 
provided on the push side and pull 
side of the door. Door 
maneuvering clearance is less 
than 12” beyond the latch for a 
forward approach on the push side 
of the door and less than 54” 
measured perpendicular from the 
doorway for a latch approach at 
52.5” on the pull side of the door. 

12” min. clearance beyond the latch measured parallel 
to the doorway is required on the push side of the door 
for a forward approach to a door with a closer and 
latch.  
 
54” min. clearance beyond the latch measured 
perpendicular to the doorway is required on the pull 
side of the door for a door with a closer. 

ADAS 404.2.4 Install auto door opener 

  

Level 2 165.  4 Press Box Toilet Room Door Maneuvering 
Clearance 

Door maneuvering clearance is not 
provided on the pull side of the 
door.  

Maneuvering clearances for forward approach shall be 
provided when any obstruction within 18 inches (455 
mm) of the latch side of a doorway projects more than 
8 inches (205 mm) beyond the face of the door, 
measured perpendicular to the face of the door or gate. 

ADAS 404.2.4.3 Install auto door opener.  

 

 

Level 2 166.  4 Press Box Toilet Room Toilet The flush valve of the toilet is on 
the wrong side.  

Flush controls shall be hand operated or automatic. 
Hand operated flush controls shall comply with 309. 
Flush controls shall be located on the open side of the 
water closet 

ADAS 604.6 Modify flush valve. 

 

 

Level 2 167.  4 Press Box Toilet Room Sink The sink is mounted too high at 
34.25” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 
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Level 2 168.  4 Press Box Toilet Room Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 2 169.  4 Press Box Toilet Room Faucet The hot water faucet does not 
remain open for 10 seconds 
minimum. 

Controls for faucets shall comply with 309. Hand-
operated metering faucets shall remain open for 10 
seconds minimum. 

ADAS 606.4 Modfiy facuet. 

 

 

Level 2 170.  4 Press Box Toilet Room Feminine Napkin 
Dispenser 

Feminine napkin dispenser 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify control. 

 

 

Level 2 171.  3 Men’s Toilet Room near 
elevator (North) 

Signage Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 

 

 

Level 2 172.  3 Men’s Toilet Room near 
elevator (North) 

Door threshold The door threshold is greater than 
½” above the adjacent surface due 
to sloping tile.  

Thresholds, if provided at doorways, shall be 1/2 inch 
(13 mm) high maximum. 

ADAS 404.2.5 Modify threshold and/or adjacent 
surface. 

  
Level 2 173.  3 Men’s Toilet Room near 

elevator (North) 
Sink The sink is mounted too high at 

34.5” aff.  
Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 
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Level 2 168.  4 Press Box Toilet Room Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Level 2 169.  4 Press Box Toilet Room Faucet The hot water faucet does not 
remain open for 10 seconds 
minimum. 

Controls for faucets shall comply with 309. Hand-
operated metering faucets shall remain open for 10 
seconds minimum. 

ADAS 606.4 Modfiy facuet. 

 

 

Level 2 170.  4 Press Box Toilet Room Feminine Napkin 
Dispenser 

Feminine napkin dispenser 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify control. 

 

 

Level 2 171.  3 Men’s Toilet Room near 
elevator (North) 

Signage Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 

 

 

Level 2 172.  3 Men’s Toilet Room near 
elevator (North) 

Door threshold The door threshold is greater than 
½” above the adjacent surface due 
to sloping tile.  

Thresholds, if provided at doorways, shall be 1/2 inch 
(13 mm) high maximum. 

ADAS 404.2.5 Modify threshold and/or adjacent 
surface. 

  
Level 2 173.  3 Men’s Toilet Room near 

elevator (North) 
Sink The sink is mounted too high at 

34.5” aff.  
Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 
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Level 2 174.  3 Men’s Toilet Room near 
elevator (North) 

Sink The piping is not fully insulated.  Water supply and drain pipes under lavatories and 
sinks shall be insulated or otherwise configured to 
protect against contact. There shall be no sharp or 
abrasive surfaces under lavatories and sinks. 

ADAS 606.5 Install pipe protection. 

  
Level 2 175.  3 Men’s Toilet Room near 

elevator (North) 
Mirror The bottom of the reflecting 

surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

  
Level 2 176.  3 Men’s Toilet Room near 

elevator (North) 
Walking Surface The slope of the walking surface is 

greater than 1:48 (2.08%) at the 
drain. There are two drains in the 
toilet room where the adjacent 
slope is 5.9% and 4.5%. 

The cross slope of walking surfaces shall not be 
steeper than 1:48. 

ADAS 403.3 Alter floor to reduce slope to no 
greater than 1:48.  

  
Level 2 177.  3 Men’s Toilet Room near 

elevator (North) 
Diaper Changing 
Station 

The work surface of the changing 
station is too high at 40”. 

The tops of work surfaces shall be 28 inches (710 mm) 
minimum and 34 inches (865 mm) maximum above the 
finish floor or ground. 

ADAS 902.3 Relocate the changing station. 

  
Level 2 178.  3 Men’s Toilet Room near 

elevator (North) 
Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 2 179.  3 Men’s Toilet Room near 
elevator (North) 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 
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Level 2 174.  3 Men’s Toilet Room near 
elevator (North) 

Sink The piping is not fully insulated.  Water supply and drain pipes under lavatories and 
sinks shall be insulated or otherwise configured to 
protect against contact. There shall be no sharp or 
abrasive surfaces under lavatories and sinks. 

ADAS 606.5 Install pipe protection. 

  
Level 2 175.  3 Men’s Toilet Room near 

elevator (North) 
Mirror The bottom of the reflecting 

surface is mounted higher than 40” 
aff at 41.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

  
Level 2 176.  3 Men’s Toilet Room near 

elevator (North) 
Walking Surface The slope of the walking surface is 

greater than 1:48 (2.08%) at the 
drain. There are two drains in the 
toilet room where the adjacent 
slope is 5.9% and 4.5%. 

The cross slope of walking surfaces shall not be 
steeper than 1:48. 

ADAS 403.3 Alter floor to reduce slope to no 
greater than 1:48.  

  
Level 2 177.  3 Men’s Toilet Room near 

elevator (North) 
Diaper Changing 
Station 

The work surface of the changing 
station is too high at 40”. 

The tops of work surfaces shall be 28 inches (710 mm) 
minimum and 34 inches (865 mm) maximum above the 
finish floor or ground. 

ADAS 902.3 Relocate the changing station. 

  
Level 2 178.  3 Men’s Toilet Room near 

elevator (North) 
Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 2 179.  3 Men’s Toilet Room near 
elevator (North) 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 
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Level 2 180.  3 Men’s Toilet Room near 
elevator (North) 

Accessible 
Compartment 

The clear floor space at the seat 
cover dispenser is obstructed and 
the seat cover dispenser is too 
high at 61” aff. 

A clear floor space shall be provided at operable parts. 
The seat cover dispenser shall be within reach range 
and mounted no higher than 48” aff. 

ADAS 308 Relocate seat cover dispenser. 

  
Level 2 181.  3 Women’s Toilet Room 

near elevator (North) 
Signage Tactile characters are not sans 

serif. 
Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 

type. 

 

 

Level 2 182.  3 Women’s Toilet Room 
near elevator (North) 

Door threshold The door threshold is greater than 
½” above the adjacent surface due 
to sloping tile.  

Thresholds, if provided at doorways, shall be 1/2 inch 
(13 mm) high maximum. 

ADAS 404.2.5 Modify threshold and/or adjacent 
surface. 

 

 

Level 2 183.  3 Women’s Toilet Room 
near elevator (North) 

Door Maneuvering 
Clearance  

Door maneuvering clearance is not 
provided on the pull side of the 
door. Door maneuvering clearance 
is less than 54” measured 
perpendicular from the doorway for 
a latch approach at 43”.  

54” min. clearance beyond the latch measured 
perpendicular to the doorway is required on the pull 
side of the door for a door with a closer. 

ADAS 404.2.4 Install auto door opener 

 

 

Level 2 184.  3 Women’s Toilet Room 
near elevator (North) 

Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 185.  3 Women’s Toilet Room 

near elevator (North) 
Sink The piping is not fully insulated.  Water supply and drain pipes under lavatories and 

sinks shall be insulated or otherwise configured to 
protect against contact. There shall be no sharp or 
abrasive surfaces under lavatories and sinks. 

ADAS 606.5 Install pipe protection. 
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Level 2 180.  3 Men’s Toilet Room near 
elevator (North) 

Accessible 
Compartment 

The clear floor space at the seat 
cover dispenser is obstructed and 
the seat cover dispenser is too 
high at 61” aff. 

A clear floor space shall be provided at operable parts. 
The seat cover dispenser shall be within reach range 
and mounted no higher than 48” aff. 

ADAS 308 Relocate seat cover dispenser. 

  
Level 2 181.  3 Women’s Toilet Room 

near elevator (North) 
Signage Tactile characters are not sans 

serif. 
Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 

type. 

 

 

Level 2 182.  3 Women’s Toilet Room 
near elevator (North) 

Door threshold The door threshold is greater than 
½” above the adjacent surface due 
to sloping tile.  

Thresholds, if provided at doorways, shall be 1/2 inch 
(13 mm) high maximum. 

ADAS 404.2.5 Modify threshold and/or adjacent 
surface. 

 

 

Level 2 183.  3 Women’s Toilet Room 
near elevator (North) 

Door Maneuvering 
Clearance  

Door maneuvering clearance is not 
provided on the pull side of the 
door. Door maneuvering clearance 
is less than 54” measured 
perpendicular from the doorway for 
a latch approach at 43”.  

54” min. clearance beyond the latch measured 
perpendicular to the doorway is required on the pull 
side of the door for a door with a closer. 

ADAS 404.2.4 Install auto door opener 

 

 

Level 2 184.  3 Women’s Toilet Room 
near elevator (North) 

Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 185.  3 Women’s Toilet Room 

near elevator (North) 
Sink The piping is not fully insulated.  Water supply and drain pipes under lavatories and 

sinks shall be insulated or otherwise configured to 
protect against contact. There shall be no sharp or 
abrasive surfaces under lavatories and sinks. 

ADAS 606.5 Install pipe protection. 
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Level 2 186.  3 Women’s Toilet Room 
near elevator (North) 

Walking Surface The slope of the walking surface is 
greater than 1:48 (2.08%) at the 
drain. There are two drains in the 
toilet room. The drain closets to the 
door has a slope of 3.1%. 

The cross slope of walking surfaces shall not be 
steeper than 1:48. 

ADAS 403.3 Alter floor to reduce slope to no 
greater than 1:48.  

  
Level 2 187.  3 Women’s Toilet Room 

near elevator (North) 
Diaper Changing 
Station 

The work surface of the changing 
station is too high at 37”. 

The tops of work surfaces shall be 28 inches (710 mm) 
minimum and 34 inches (865 mm) maximum above the 
finish floor or ground. 

ADAS 902.3 Relocate the changing station. 

  
Level 2 188.  3 Women’s Toilet Room 

near elevator (North) 
Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 2 189.  3 Women’s Toilet Room 
near elevator (North) 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

  
Level 2 190.  3 Women’s Toilet Room 

near elevator (North) 
Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 5.5”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Level 2 191.  3 Women’s Toilet Room 
near elevator (North) 

Accessible 
Compartment 

The clear floor space at the seat 
cover dispenser is obstructed and 
the seat cover dispenser is too 
high at 61” aff. 

A clear floor space shall be provided at operable parts. 
The seat cover dispenser shall be within reach range 
and mounted no higher than 48” aff. 

ADAS 308 Relocate seat cover dispenser. 
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Level 2 186.  3 Women’s Toilet Room 
near elevator (North) 

Walking Surface The slope of the walking surface is 
greater than 1:48 (2.08%) at the 
drain. There are two drains in the 
toilet room. The drain closets to the 
door has a slope of 3.1%. 

The cross slope of walking surfaces shall not be 
steeper than 1:48. 

ADAS 403.3 Alter floor to reduce slope to no 
greater than 1:48.  

  
Level 2 187.  3 Women’s Toilet Room 

near elevator (North) 
Diaper Changing 
Station 

The work surface of the changing 
station is too high at 37”. 

The tops of work surfaces shall be 28 inches (710 mm) 
minimum and 34 inches (865 mm) maximum above the 
finish floor or ground. 

ADAS 902.3 Relocate the changing station. 

  
Level 2 188.  3 Women’s Toilet Room 

near elevator (North) 
Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 2 189.  3 Women’s Toilet Room 
near elevator (North) 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

  
Level 2 190.  3 Women’s Toilet Room 

near elevator (North) 
Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 5.5”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Level 2 191.  3 Women’s Toilet Room 
near elevator (North) 

Accessible 
Compartment 

The clear floor space at the seat 
cover dispenser is obstructed and 
the seat cover dispenser is too 
high at 61” aff. 

A clear floor space shall be provided at operable parts. 
The seat cover dispenser shall be within reach range 
and mounted no higher than 48” aff. 

ADAS 308 Relocate seat cover dispenser. 
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Level 2 192.  3 Women’s Toilet Room 
near elevator (North) 

Feminine Napkin 
Dispenser 

Feminine napkin dispenser 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify control. 

 

 

Level 2 193.  3 Men’s Toilet Room 
(South) 

Signage Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 

 

 

Level 2 194.  3 Men’s Toilet Room 
(South) 

Door Door maneuvering clearance is not 
level due to a drain. The adjacent 
slope is 3.1% 

The slope of the door maneuvering clearance shall not 
be steeper than 1:48 (2.08%) in any direction.  

ADAS 404.2.4.4 Modfiy floor surface. 

 

 

Level 2 195.  3 Men’s Toilet Room 
(South) 

Sink The sink is mounted too high at 
34.75” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 2 196.  3 Men’s Toilet Room 
(South) 

Diaper Changing 
Station 

The work surface of the changing 
station is too high at 38”. 

The tops of work surfaces shall be 28 inches (710 mm) 
minimum and 34 inches (865 mm) maximum above the 
finish floor or ground. 

ADAS 902.3 Relocate the changing station. 

  
Level 2 197.  3 Men’s Toilet Room 

(South) 
Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 
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Level 2 192.  3 Women’s Toilet Room 
near elevator (North) 

Feminine Napkin 
Dispenser 

Feminine napkin dispenser 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify control. 

 

 

Level 2 193.  3 Men’s Toilet Room 
(South) 

Signage Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 

 

 

Level 2 194.  3 Men’s Toilet Room 
(South) 

Door Door maneuvering clearance is not 
level due to a drain. The adjacent 
slope is 3.1% 

The slope of the door maneuvering clearance shall not 
be steeper than 1:48 (2.08%) in any direction.  

ADAS 404.2.4.4 Modfiy floor surface. 

 

 

Level 2 195.  3 Men’s Toilet Room 
(South) 

Sink The sink is mounted too high at 
34.75” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Level 2 196.  3 Men’s Toilet Room 
(South) 

Diaper Changing 
Station 

The work surface of the changing 
station is too high at 38”. 

The tops of work surfaces shall be 28 inches (710 mm) 
minimum and 34 inches (865 mm) maximum above the 
finish floor or ground. 

ADAS 902.3 Relocate the changing station. 

  
Level 2 197.  3 Men’s Toilet Room 

(South) 
Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 
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Level 2 198.  3 Men’s Toilet Room 
(South) 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Level 2 199.  3 Men’s Toilet Room 
(South) 

Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 5”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Level 2 200.  3 Men’s Toilet Room 
(South) 

Accessible 
Compartment 

The clear floor space at the seat 
cover dispenser is obstructed and 
the seat cover dispenser is too 
high at 61” aff. 

A clear floor space shall be provided at operable parts. 
The seat cover dispenser shall be within reach range 
and mounted no higher than 48” aff. 

ADAS 308 Relocate seat cover dispenser. 

 

 

Level 2 201.  3 Men’s Toilet Room 
(South) 

Toilet Paper 
Dispenser 

The centerline of the toilet paper 
dispenser is not 7-9” from the front 
edge of the toilet at 12”. 

Toilet paper dispensers shall comply with 309.4 and 
shall be 7 inches (180 mm) minimum and 9 inches (230 
mm) maximum in front of the water closet measured to 
the centerline of the dispenser. 

ADAS 604.7 Relocate toilet paper dispenser. 

 

 

Level 2 202.  3 Women’s Toilet Room 
(South) 

Signage Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 

 

 

Level 2 203.  3 Women’s Toilet Room 
(South) 

Door threshold The door threshold is greater than 
½” above the adjacent surface due 
to sloping tile.  

Thresholds, if provided at doorways, shall be 1/2 inch 
(13 mm) high maximum. 

ADAS 404.2.5 Modify threshold and/or adjacent 
surface. 
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Level 2 198.  3 Men’s Toilet Room 
(South) 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Level 2 199.  3 Men’s Toilet Room 
(South) 

Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 5”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Level 2 200.  3 Men’s Toilet Room 
(South) 

Accessible 
Compartment 

The clear floor space at the seat 
cover dispenser is obstructed and 
the seat cover dispenser is too 
high at 61” aff. 

A clear floor space shall be provided at operable parts. 
The seat cover dispenser shall be within reach range 
and mounted no higher than 48” aff. 

ADAS 308 Relocate seat cover dispenser. 

 

 

Level 2 201.  3 Men’s Toilet Room 
(South) 

Toilet Paper 
Dispenser 

The centerline of the toilet paper 
dispenser is not 7-9” from the front 
edge of the toilet at 12”. 

Toilet paper dispensers shall comply with 309.4 and 
shall be 7 inches (180 mm) minimum and 9 inches (230 
mm) maximum in front of the water closet measured to 
the centerline of the dispenser. 

ADAS 604.7 Relocate toilet paper dispenser. 

 

 

Level 2 202.  3 Women’s Toilet Room 
(South) 

Signage Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 

 

 

Level 2 203.  3 Women’s Toilet Room 
(South) 

Door threshold The door threshold is greater than 
½” above the adjacent surface due 
to sloping tile.  

Thresholds, if provided at doorways, shall be 1/2 inch 
(13 mm) high maximum. 

ADAS 404.2.5 Modify threshold and/or adjacent 
surface. 
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Level 2 204.  3 Women’s Toilet Room 
(South) 

Door Door maneuvering clearance is not 
level due to a drain. The adjacent 
slope is 4.1% 

The slope of the door maneuvering clearance shall not 
be steeper than 1:48 (2.08%) in any direction.  

ADAS 404.2.4.4 Modfiy floor surface. 

  
Level 2 205.  3 Women’s Toilet Room 

(South) 
Door There is a level change within the 

door maneuvering clearance.  
Changes in level between 1/4 inch (6.4 mm) high 
minimum and 1/2 inch (13 mm) high maximum shall be 
beveled with a slope not steeper than 1:2. 

ADAS 303.3 Modify element. 

 

 

Level 2 206.  3 Women’s Toilet Room 
(South) 

Sink The sink is mounted too high at 
34.75” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 207.  3 Women’s Toilet Room 

(South) 
Diaper Changing 
Station 

The work surface of the changing 
station is too high at 38”. 

The tops of work surfaces shall be 28 inches (710 mm) 
minimum and 34 inches (865 mm) maximum above the 
finish floor or ground. 

ADAS 902.3 Relocate the changing station. 

  
Level 2 208.  3 Women’s Toilet Room 

(South) 
Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 2 209.  3 Women’s Toilet Room 
(South) 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 
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Level 2 204.  3 Women’s Toilet Room 
(South) 

Door Door maneuvering clearance is not 
level due to a drain. The adjacent 
slope is 4.1% 

The slope of the door maneuvering clearance shall not 
be steeper than 1:48 (2.08%) in any direction.  

ADAS 404.2.4.4 Modfiy floor surface. 

  
Level 2 205.  3 Women’s Toilet Room 

(South) 
Door There is a level change within the 

door maneuvering clearance.  
Changes in level between 1/4 inch (6.4 mm) high 
minimum and 1/2 inch (13 mm) high maximum shall be 
beveled with a slope not steeper than 1:2. 

ADAS 303.3 Modify element. 

 

 

Level 2 206.  3 Women’s Toilet Room 
(South) 

Sink The sink is mounted too high at 
34.75” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Level 2 207.  3 Women’s Toilet Room 

(South) 
Diaper Changing 
Station 

The work surface of the changing 
station is too high at 38”. 

The tops of work surfaces shall be 28 inches (710 mm) 
minimum and 34 inches (865 mm) maximum above the 
finish floor or ground. 

ADAS 902.3 Relocate the changing station. 

  
Level 2 208.  3 Women’s Toilet Room 

(South) 
Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Level 2 209.  3 Women’s Toilet Room 
(South) 

Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 
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Level 2 210.  3 Women’s Toilet Room 
(South) 

Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 5”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Level 2 211.  3 Women’s Toilet Room 
(South) 

Accessible 
Compartment 

The clear floor space at the seat 
cover dispenser is obstructed and 
the seat cover dispenser is too 
high at 61” aff. 

A clear floor space shall be provided at operable parts. 
The seat cover dispenser shall be within reach range 
and mounted no higher than 48” aff. 

ADAS 308 Relocate seat cover dispenser. 

 

 

Level 2 212.  3 Women’s Toilet Room 
(South) 

Feminine Napkin 
Dispenser 

Feminine napkin dispenser 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify control. No photo  

Dugout 213.  3 Dugout Toilet Room There are no accessible features in 
the dugout toilet room. One toilet 
room was locked at the time of the 
survey. 

Where toilet rooms are provided, they shall be 
accessible.  

ADAS 213.1 Modify toilet room. 

 

 

Dugout 214.  2 Dugout Player Seating Player seating is not located on an 
accessible route and there is no 
accessible player seating provided. 

At least one accessible route shall connect accessible 
building or facility entrances with all accessible spaces 
and elements within the building or facility which are 
otherwise connected by a circulation path. 
 
At least one wheelchair space shall be provided in 
team or player seating areas serving areas of sport 
activity. 

ADAS 206.2.4 and 221.2.1.4 Provide an accessible route to the 
dugout and wheelchair space. 

  
Locker Room 

– Home 
Clubhouse 

215.  2 Locker Room Lockers No accessible lockers were 
identified. This condition occurs in 
the Coaches Locker Room and 
Players Locker Room. 

Lockers are to be accessible. Where lockers are 
provided, at least 5 percent, but no fewer than one of 
each type, shall be accessible. Storage elements must 
comply with accessibility provisions including reach 
range and operable parts.  

ADAS 225.2.1 and 811 Modify locker. 

  

Locker Room 
– Home 

Clubhouse 

216.  3 Manager Bathroom Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 
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Level 2 210.  3 Women’s Toilet Room 
(South) 

Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 5”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Level 2 211.  3 Women’s Toilet Room 
(South) 

Accessible 
Compartment 

The clear floor space at the seat 
cover dispenser is obstructed and 
the seat cover dispenser is too 
high at 61” aff. 

A clear floor space shall be provided at operable parts. 
The seat cover dispenser shall be within reach range 
and mounted no higher than 48” aff. 

ADAS 308 Relocate seat cover dispenser. 

 

 

Level 2 212.  3 Women’s Toilet Room 
(South) 

Feminine Napkin 
Dispenser 

Feminine napkin dispenser 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify control. No photo  

Dugout 213.  3 Dugout Toilet Room There are no accessible features in 
the dugout toilet room. One toilet 
room was locked at the time of the 
survey. 

Where toilet rooms are provided, they shall be 
accessible.  

ADAS 213.1 Modify toilet room. 

 

 

Dugout 214.  2 Dugout Player Seating Player seating is not located on an 
accessible route and there is no 
accessible player seating provided. 

At least one accessible route shall connect accessible 
building or facility entrances with all accessible spaces 
and elements within the building or facility which are 
otherwise connected by a circulation path. 
 
At least one wheelchair space shall be provided in 
team or player seating areas serving areas of sport 
activity. 

ADAS 206.2.4 and 221.2.1.4 Provide an accessible route to the 
dugout and wheelchair space. 

  
Locker Room 

– Home 
Clubhouse 

215.  2 Locker Room Lockers No accessible lockers were 
identified. This condition occurs in 
the Coaches Locker Room and 
Players Locker Room. 

Lockers are to be accessible. Where lockers are 
provided, at least 5 percent, but no fewer than one of 
each type, shall be accessible. Storage elements must 
comply with accessibility provisions including reach 
range and operable parts.  

ADAS 225.2.1 and 811 Modify locker. 

  

Locker Room 
– Home 

Clubhouse 

216.  3 Manager Bathroom Door Hardware Thumb latch/door hardware 
requires grasping, pinching, or 
twisting of the wrist to operate. 

Operable parts shall be operable with one hand and 
shall not require tight grasping, pinching, or twisting of 
the wrist. The force required to activate operable parts 
shall be 5 pounds (22.2 N) maximum. Operable parts 
are to be within reach range.  

ADAS 309 Modify thumb latch. 
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Locker Room 
– Home 

Clubhouse 

217.  3 Manager Bathroom Toilet Clearance The clearance at the toilet is less 
than 60” wide at 46”. 

Clearance around a water closet shall be 60 inches 
(1525 mm) minimum measured perpendicular from the 
side wall and 56 inches (1420 mm) minimum measured 
perpendicular from the rear wall. 

ADAS 604.3.1 Modify lavatory. 

 

 

Locker Room 
– Home 

Clubhouse 

218.  3 Manager Bathroom Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Locker Room 
– Home 

Clubhouse 

219.  3 Manager Bathroom Sink The piping is not fully insulated.  Water supply and drain pipes under lavatories and 
sinks shall be insulated or otherwise configured to 
protect against contact. There shall be no sharp or 
abrasive surfaces under lavatories and sinks. 

ADAS 606.5 Install pipe protection. 

 

 

Locker Room 
– Home 

Clubhouse 

220.  3 Manager Bathroom Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41.25”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Locker Room 
– Home 

Clubhouse 

221.  3 Manager Bathroom Soap Dispenser The soap dispenser is mounted 
greater than 48” aff at 57”. 

Elements are to be within accessible reach range. 
Where a clear floor or ground space allows a parallel 
approach to an element and the side reach is 
unobstructed, the high side reach shall be 48 inches 
(1220 mm) maximum and the low side reach shall be 
15 inches (380 mm) minimum above the finish floor or 
ground. 

ADAS 308 Relocate dispenser. 

 

 

Locker Room 
– Home 

Clubhouse 

222.  3 Manager Bathroom Shower The shower compartment 
dimensions do not conform with 
transfer type shower dimensions. 
The shower measures 38.5” x 40”. 
Transfer shower dimensions are 
required to be an absolute 36”x36”. 

Transfer type shower compartments shall be 36 inches 
(915 mm) by 36 inches (915 mm) clear inside 
dimensions measured at the center points of opposing 
sides and shall have a 36 inch (915 mm) wide 
minimum entry on the face of the shower compartment. 

ADAS 608.2.1 Modify shower. 
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Locker Room 
– Home 

Clubhouse 

217.  3 Manager Bathroom Toilet Clearance The clearance at the toilet is less 
than 60” wide at 46”. 

Clearance around a water closet shall be 60 inches 
(1525 mm) minimum measured perpendicular from the 
side wall and 56 inches (1420 mm) minimum measured 
perpendicular from the rear wall. 

ADAS 604.3.1 Modify lavatory. 

 

 

Locker Room 
– Home 

Clubhouse 

218.  3 Manager Bathroom Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Locker Room 
– Home 

Clubhouse 

219.  3 Manager Bathroom Sink The piping is not fully insulated.  Water supply and drain pipes under lavatories and 
sinks shall be insulated or otherwise configured to 
protect against contact. There shall be no sharp or 
abrasive surfaces under lavatories and sinks. 

ADAS 606.5 Install pipe protection. 

 

 

Locker Room 
– Home 

Clubhouse 

220.  3 Manager Bathroom Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41.25”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Locker Room 
– Home 

Clubhouse 

221.  3 Manager Bathroom Soap Dispenser The soap dispenser is mounted 
greater than 48” aff at 57”. 

Elements are to be within accessible reach range. 
Where a clear floor or ground space allows a parallel 
approach to an element and the side reach is 
unobstructed, the high side reach shall be 48 inches 
(1220 mm) maximum and the low side reach shall be 
15 inches (380 mm) minimum above the finish floor or 
ground. 

ADAS 308 Relocate dispenser. 

 

 

Locker Room 
– Home 

Clubhouse 

222.  3 Manager Bathroom Shower The shower compartment 
dimensions do not conform with 
transfer type shower dimensions. 
The shower measures 38.5” x 40”. 
Transfer shower dimensions are 
required to be an absolute 36”x36”. 

Transfer type shower compartments shall be 36 inches 
(915 mm) by 36 inches (915 mm) clear inside 
dimensions measured at the center points of opposing 
sides and shall have a 36 inch (915 mm) wide 
minimum entry on the face of the shower compartment. 

ADAS 608.2.1 Modify shower. 
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Locker Room 
– Home 

Clubhouse 

223.  3 Manager Bathroom Shower The shower clear floor space is not 
adjacent to the shower opening.  

Clearance of 36 inches (915 mm) wide minimum by 48 
inches (1220 mm) long minimum measured from the 
control wall shall be provided. 

ADAS 608.2.1 Modify shower. 

 

 

Locker Room 
– Home 

Clubhouse 

224.  3 Manager Bathroom Shower The grab bar does not extend the 
full width of the control wall.  

In transfer type compartments, grab bars shall be 
provided across the control wall and back wall to a 
point 18 inches (455 mm) from the control wall. 

ADAS 608.3.1 Replace grab bar with compliant 
type. 

 

 

Locker Room 
– Home 

Clubhouse 

225.  2 Coaches Shower Area Signage Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 

 

 

Locker Room 
– Home 

Clubhouse 

226.  3 Coaches Shower Area Sink The sink is mounted too high at 35” 
aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Locker Room 
– Home 

Clubhouse 

227.  3 Coaches Shower Area Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Locker Room 
– Home 

Clubhouse 

228.  3 Coaches Shower Area Walking Surface The slope of the walking surface is 
greater than 1:48 (2.08%) at the 
drain. There is a drain in the toilet 
room where the adjacent slope is 
greater than 2.08%. 

The cross slope of walking surfaces shall not be 
steeper than 1:48. 

ADAS 403.3 Alter floor to reduce slope to no 
greater than 1:48.  
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Locker Room 
– Home 

Clubhouse 

223.  3 Manager Bathroom Shower The shower clear floor space is not 
adjacent to the shower opening.  

Clearance of 36 inches (915 mm) wide minimum by 48 
inches (1220 mm) long minimum measured from the 
control wall shall be provided. 

ADAS 608.2.1 Modify shower. 

 

 

Locker Room 
– Home 

Clubhouse 

224.  3 Manager Bathroom Shower The grab bar does not extend the 
full width of the control wall.  

In transfer type compartments, grab bars shall be 
provided across the control wall and back wall to a 
point 18 inches (455 mm) from the control wall. 

ADAS 608.3.1 Replace grab bar with compliant 
type. 

 

 

Locker Room 
– Home 

Clubhouse 

225.  2 Coaches Shower Area Signage Tactile characters are not sans 
serif. 

Characters shall be sans serif. ADAS 703.2.3 Replace signage with compliant 
type. 

 

 

Locker Room 
– Home 

Clubhouse 

226.  3 Coaches Shower Area Sink The sink is mounted too high at 35” 
aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Locker Room 
– Home 

Clubhouse 

227.  3 Coaches Shower Area Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Locker Room 
– Home 

Clubhouse 

228.  3 Coaches Shower Area Walking Surface The slope of the walking surface is 
greater than 1:48 (2.08%) at the 
drain. There is a drain in the toilet 
room where the adjacent slope is 
greater than 2.08%. 

The cross slope of walking surfaces shall not be 
steeper than 1:48. 

ADAS 403.3 Alter floor to reduce slope to no 
greater than 1:48.  
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Locker Room 
– Home 

Clubhouse 

229.  3 Coaches Shower Area Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Locker Room 
– Home 

Clubhouse 

230.  3 Coaches Shower Area Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Locker Room 
– Home 

Clubhouse 

231.  3 Coaches Shower Area Toilet Paper 
Dispenser 

The centerline of the toilet paper 
dispenser is not 7-9” from the front 
edge of the toilet at 4.5”. 

Toilet paper dispensers shall comply with 309.4 and 
shall be 7 inches (180 mm) minimum and 9 inches (230 
mm) maximum in front of the water closet measured to 
the centerline of the dispenser. 

ADAS 604.7 Relocate toilet paper dispenser. 

 

 

Locker Room 
– Home 

Clubhouse 

232.  3 Coaches Shower Area Paper Towel 
Dispenser 

The dispenser is mounted greater 
than 48” aff at 54”. 

Elements are to be within accessible reach range. 
Where a clear floor or ground space allows a parallel 
approach to an element and the side reach is 
unobstructed, the high side reach shall be 48 inches 
(1220 mm) maximum and the low side reach shall be 
15 inches (380 mm) minimum above the finish floor or 
ground. 

ADAS 308 Relocate dispenser. 

 

 

Locker Room 
– Home 

Clubhouse 

233.  3 Coaches Shower Area Shower The shower compartment 
dimensions do not conform with 
transfer type shower dimensions. 
The shower measures 38.5” x 45”. 
Transfer shower dimensions are 
required to be an absolute 36”x36”. 

Transfer type shower compartments shall be 36 inches 
(915 mm) by 36 inches (915 mm) clear inside 
dimensions measured at the center points of opposing 
sides and shall have a 36 inch (915 mm) wide 
minimum entry on the face of the shower compartment. 

ADAS 608.2.1 Modify shower. 

 

 

Locker Room 
– Home 

Clubhouse 

234.  3 Coaches Shower Area Shower The grab bar does not extend the 
full width of the control wall.  

In transfer type compartments, grab bars shall be 
provided across the control wall and back wall to a 
point 18 inches (455 mm) from the control wall. 

ADAS 608.3.1 Replace grab bar with compliant 
type. 
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Locker Room 
– Home 

Clubhouse 

229.  3 Coaches Shower Area Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Locker Room 
– Home 

Clubhouse 

230.  3 Coaches Shower Area Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Locker Room 
– Home 

Clubhouse 

231.  3 Coaches Shower Area Toilet Paper 
Dispenser 

The centerline of the toilet paper 
dispenser is not 7-9” from the front 
edge of the toilet at 4.5”. 

Toilet paper dispensers shall comply with 309.4 and 
shall be 7 inches (180 mm) minimum and 9 inches (230 
mm) maximum in front of the water closet measured to 
the centerline of the dispenser. 

ADAS 604.7 Relocate toilet paper dispenser. 

 

 

Locker Room 
– Home 

Clubhouse 

232.  3 Coaches Shower Area Paper Towel 
Dispenser 

The dispenser is mounted greater 
than 48” aff at 54”. 

Elements are to be within accessible reach range. 
Where a clear floor or ground space allows a parallel 
approach to an element and the side reach is 
unobstructed, the high side reach shall be 48 inches 
(1220 mm) maximum and the low side reach shall be 
15 inches (380 mm) minimum above the finish floor or 
ground. 

ADAS 308 Relocate dispenser. 

 

 

Locker Room 
– Home 

Clubhouse 

233.  3 Coaches Shower Area Shower The shower compartment 
dimensions do not conform with 
transfer type shower dimensions. 
The shower measures 38.5” x 45”. 
Transfer shower dimensions are 
required to be an absolute 36”x36”. 

Transfer type shower compartments shall be 36 inches 
(915 mm) by 36 inches (915 mm) clear inside 
dimensions measured at the center points of opposing 
sides and shall have a 36 inch (915 mm) wide 
minimum entry on the face of the shower compartment. 

ADAS 608.2.1 Modify shower. 

 

 

Locker Room 
– Home 

Clubhouse 

234.  3 Coaches Shower Area Shower The grab bar does not extend the 
full width of the control wall.  

In transfer type compartments, grab bars shall be 
provided across the control wall and back wall to a 
point 18 inches (455 mm) from the control wall. 

ADAS 608.3.1 Replace grab bar with compliant 
type. 
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Locker Room 
– Home 

Clubhouse 

235.  3 Coaches Shower Area Shower The shower curtain reduces 
headroom to less than 80” aff at 
78”.  

Vertical clearance shall be 80 inches (2030 mm) high 
minimum. Guardrails or other barriers shall be provided 
where the vertical clearance is less than 80 inches 
(2030 mm) high 

ADAS 307.4 Relocate shower curtain. 

 

 

Locker Room 
– Home 

Clubhouse 

236.  3 Coaches Shower Area Shower The L-shaped shower seat is not 
configured correctly. 

The rear edge of an L-shaped seat shall be 2 1/2 
inches (64 mm) maximum and the front edge 15 inches 
(380 mm) minimum and 16 inches (405 mm) maximum 
from the seat wall. The rear edge of the "L" portion of 
the seat shall be 1 1/2 inches (38 mm) maximum from 
the wall and the front edge shall be 14 inches (355 
mm) minimum and 15 inches (380 mm) maximum from 
the wall. The end of the "L" shall be 22 inches (560 
mm) minimum and 23 inches maximum (585 mm) from 
the main seat wall. 

ADAS 610.3.2 Replace shower seat. 

 

 

Locker Room 
– Home 

Clubhouse 

237.  3 Coaches Shower Area Shower No shower spray unit with a hose 
is provided. 

A shower spray unit with a hose 59 inches (1500 mm) 
long minimum that can be used both as a fixed-position 
shower head and as a hand-held shower shall be 
provided. 

ADAS 607.6 Install a compliant shower spray. 

 

 

Locker Room 
– Home 

Clubhouse 

238.  3 Players Shower Area Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Locker Room 
– Home 

Clubhouse 

239.  3 Players Shower Area Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 40.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Locker Room 
– Home 

Clubhouse 

240.  3 Players Shower Area Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 



( Ripken Stadium Aberdeen, MD  Accessibility Data  Survey Conducted 02.01.2022 & 02.02.2022 

Page 50 I April 2022 I Rev 1 

Location Item # Priority Area Element Noncompliance Description Requirement Code Reference Possible Solution 
Image #1 Image #2 

Locker Room 
– Home 

Clubhouse 

235.  3 Coaches Shower Area Shower The shower curtain reduces 
headroom to less than 80” aff at 
78”.  

Vertical clearance shall be 80 inches (2030 mm) high 
minimum. Guardrails or other barriers shall be provided 
where the vertical clearance is less than 80 inches 
(2030 mm) high 

ADAS 307.4 Relocate shower curtain. 

 

 

Locker Room 
– Home 

Clubhouse 

236.  3 Coaches Shower Area Shower The L-shaped shower seat is not 
configured correctly. 

The rear edge of an L-shaped seat shall be 2 1/2 
inches (64 mm) maximum and the front edge 15 inches 
(380 mm) minimum and 16 inches (405 mm) maximum 
from the seat wall. The rear edge of the "L" portion of 
the seat shall be 1 1/2 inches (38 mm) maximum from 
the wall and the front edge shall be 14 inches (355 
mm) minimum and 15 inches (380 mm) maximum from 
the wall. The end of the "L" shall be 22 inches (560 
mm) minimum and 23 inches maximum (585 mm) from 
the main seat wall. 

ADAS 610.3.2 Replace shower seat. 

 

 

Locker Room 
– Home 

Clubhouse 

237.  3 Coaches Shower Area Shower No shower spray unit with a hose 
is provided. 

A shower spray unit with a hose 59 inches (1500 mm) 
long minimum that can be used both as a fixed-position 
shower head and as a hand-held shower shall be 
provided. 

ADAS 607.6 Install a compliant shower spray. 

 

 

Locker Room 
– Home 

Clubhouse 

238.  3 Players Shower Area Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Locker Room 
– Home 

Clubhouse 

239.  3 Players Shower Area Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 40.5”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Locker Room 
– Home 

Clubhouse 

240.  3 Players Shower Area Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 
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Locker Room 
– Home 

Clubhouse 

241.  3 Players Shower Area Accessible 
Compartment 

The centerline of the toilet is not 
between 16-18” from the side wall. 
Centerline is 18.5”.  

The centerline of the water closet shall be 16 inches 
(405 mm) minimum to 18 inches (455 mm) maximum 
from the side wall or partition 

ADAS 604.2 Relocate toilet or partition. 

 

 

Locker Room 
– Home 

Clubhouse 

242.  3 Players Shower Area Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 9”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Locker Room 
– Home 

Clubhouse 

243.  3 Players Shower Area Protruding Object Paper towel dispenser protrudes 
more than 4” into the circulation 
path where the leading edge is 
below 80” aff.  

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate or provide cane 
detection. 

  
Locker Room 

– Home 
Clubhouse 

244.  3 Players Shower Area Shower There is no accessible shower 
provided in the gang shower.  

Where gang showers are provided, a fully compliant 
shower is required. Either a transfer compartment or a 
roll-in compartment can be integrated with a gang 
shower. 

ADAS 608 Provide an accessible shower 
compartment. 

  
Locker Room 

– Home 
Clubhouse 

245.  3 Players Shower Area Shower The shower threshold is greater 
than ½” above the adjacent 
surface.  

Thresholds shall be 1/2 inch (13 mm) high maximum 
and beveled 1:2. 

ADAS 404.2.5 Modify threshold. 

  
Locker Room 

– Visitor 
Clubhouse 

246.  2 Locker Room Entrance An accessible route does not 
connect the locker room to other 
spaces and elements on the site. 

At least one accessible route shall connect accessible 
building or facility entrances with all accessible spaces 
and elements within the building or facility which are 
otherwise connected by a circulation path. 
 
At least one wheelchair space shall be provided in 
team or player seating areas serving areas of sport 
activity. 

ADAS 206.2.2 Provide an accessible route. No photo  
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Locker Room 
– Home 

Clubhouse 

241.  3 Players Shower Area Accessible 
Compartment 

The centerline of the toilet is not 
between 16-18” from the side wall. 
Centerline is 18.5”.  

The centerline of the water closet shall be 16 inches 
(405 mm) minimum to 18 inches (455 mm) maximum 
from the side wall or partition 

ADAS 604.2 Relocate toilet or partition. 

 

 

Locker Room 
– Home 

Clubhouse 

242.  3 Players Shower Area Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 9”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Locker Room 
– Home 

Clubhouse 

243.  3 Players Shower Area Protruding Object Paper towel dispenser protrudes 
more than 4” into the circulation 
path where the leading edge is 
below 80” aff.  

Objects with leading edges more than 27 inches (685 
mm) and not more than 80 inches (2030 mm) above 
the finish floor or ground shall protrude 4 inches (100 
mm) maximum horizontally into the circulation path. 

ADAS 307 Relocate or provide cane 
detection. 

  
Locker Room 

– Home 
Clubhouse 

244.  3 Players Shower Area Shower There is no accessible shower 
provided in the gang shower.  

Where gang showers are provided, a fully compliant 
shower is required. Either a transfer compartment or a 
roll-in compartment can be integrated with a gang 
shower. 

ADAS 608 Provide an accessible shower 
compartment. 

  
Locker Room 

– Home 
Clubhouse 

245.  3 Players Shower Area Shower The shower threshold is greater 
than ½” above the adjacent 
surface.  

Thresholds shall be 1/2 inch (13 mm) high maximum 
and beveled 1:2. 

ADAS 404.2.5 Modify threshold. 

  
Locker Room 

– Visitor 
Clubhouse 

246.  2 Locker Room Entrance An accessible route does not 
connect the locker room to other 
spaces and elements on the site. 

At least one accessible route shall connect accessible 
building or facility entrances with all accessible spaces 
and elements within the building or facility which are 
otherwise connected by a circulation path. 
 
At least one wheelchair space shall be provided in 
team or player seating areas serving areas of sport 
activity. 

ADAS 206.2.2 Provide an accessible route. No photo  
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Locker Room 
– Visitor 

Clubhouse 

247.  2 Entrance Door There are gaps greater than ½” 
wide and ¼” deep along the 
accessible route. This condition 
occurs at the Visitor Clubhouse 
entrance door. 

Openings in floor or ground surfaces shall not allow 
passage of a sphere more than 1/2 inch (13 mm) 
diameter. 

ADAS 302.3 Modfiy gap. 

 

 

Locker Room 
– Visitor 

Clubhouse 

248.  2 Locker Room Lockers No accessible lockers were 
identified. This condition occurs in 
the Coaches Locker Room, 
Players Locker Room, and 
Umpires Locker Room. 

Lockers are to be accessible. Where lockers are 
provided, at least 5 percent, but no fewer than one of 
each type, shall be accessible. Storage elements must 
comply with accessibility provisions including reach 
range and operable parts.  

ADAS 225.2.1 and 811 Modify locker. 

  
Locker Room 

– Visitor 
Clubhouse 

249.  3 Umpire Bathroom Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Locker Room 

– Visitor 
Clubhouse 

250.  3 Umpire Bathroom Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41.25”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Locker Room 
– Visitor 

Clubhouse 

251.  3 Umpire Bathroom Soap Dispenser The soap dispenser is mounted 
greater than 48” aff at 56”. 

Elements are to be within accessible reach range. 
Where a clear floor or ground space allows a parallel 
approach to an element and the side reach is 
unobstructed, the high side reach shall be 48 inches 
(1220 mm) maximum and the low side reach shall be 
15 inches (380 mm) minimum above the finish floor or 
ground. 

ADAS 308 Relocate dispenser. 

 

 

Locker Room 
– Visitor 

Clubhouse 

252.  3 Umpire Bathroom Shower The shower compartment 
dimensions do not conform with 
transfer type shower dimensions. 
The shower measures 38.5” x 42”. 
Transfer shower dimensions are 
required to be an absolute 36”x36”. 

Transfer type shower compartments shall be 36 inches 
(915 mm) by 36 inches (915 mm) clear inside 
dimensions measured at the center points of opposing 
sides and shall have a 36 inch (915 mm) wide 
minimum entry on the face of the shower compartment. 

ADAS 608.2.1 Modify shower. 
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Locker Room 
– Visitor 

Clubhouse 

247.  2 Entrance Door There are gaps greater than ½” 
wide and ¼” deep along the 
accessible route. This condition 
occurs at the Visitor Clubhouse 
entrance door. 

Openings in floor or ground surfaces shall not allow 
passage of a sphere more than 1/2 inch (13 mm) 
diameter. 

ADAS 302.3 Modfiy gap. 

 

 

Locker Room 
– Visitor 

Clubhouse 

248.  2 Locker Room Lockers No accessible lockers were 
identified. This condition occurs in 
the Coaches Locker Room, 
Players Locker Room, and 
Umpires Locker Room. 

Lockers are to be accessible. Where lockers are 
provided, at least 5 percent, but no fewer than one of 
each type, shall be accessible. Storage elements must 
comply with accessibility provisions including reach 
range and operable parts.  

ADAS 225.2.1 and 811 Modify locker. 

  
Locker Room 

– Visitor 
Clubhouse 

249.  3 Umpire Bathroom Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

  
Locker Room 

– Visitor 
Clubhouse 

250.  3 Umpire Bathroom Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 41.25”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Locker Room 
– Visitor 

Clubhouse 

251.  3 Umpire Bathroom Soap Dispenser The soap dispenser is mounted 
greater than 48” aff at 56”. 

Elements are to be within accessible reach range. 
Where a clear floor or ground space allows a parallel 
approach to an element and the side reach is 
unobstructed, the high side reach shall be 48 inches 
(1220 mm) maximum and the low side reach shall be 
15 inches (380 mm) minimum above the finish floor or 
ground. 

ADAS 308 Relocate dispenser. 

 

 

Locker Room 
– Visitor 

Clubhouse 

252.  3 Umpire Bathroom Shower The shower compartment 
dimensions do not conform with 
transfer type shower dimensions. 
The shower measures 38.5” x 42”. 
Transfer shower dimensions are 
required to be an absolute 36”x36”. 

Transfer type shower compartments shall be 36 inches 
(915 mm) by 36 inches (915 mm) clear inside 
dimensions measured at the center points of opposing 
sides and shall have a 36 inch (915 mm) wide 
minimum entry on the face of the shower compartment. 

ADAS 608.2.1 Modify shower. 
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Locker Room 
– Visitor 

Clubhouse 

253.  3 Umpire Bathroom Shower The grab bar does not extend the 
full width of the control wall.  

In transfer type compartments, grab bars shall be 
provided across the control wall and back wall to a 
point 18 inches (455 mm) from the control wall. 

ADAS 608.3.1 Replace grab bar with compliant 
type. 

 

 

Locker Room 
– Visitor 

Clubhouse 

254.  3 Umpire Bathroom Shower The shower curtain reduces 
headroom to less than 80” aff at 
78”.  

Vertical clearance shall be 80 inches (2030 mm) high 
minimum. Guardrails or other barriers shall be provided 
where the vertical clearance is less than 80 inches 
(2030 mm) high 

ADAS 307.4 Relocate shower curtain. 

 

 

Locker Room 
– Visitor 

Clubhouse 

255.  3 Umpire Bathroom Shower There is no shower seat provided. A folding or non-folding seat shall be provided in 
transfer type shower compartments. 

ADAS 608.4 Install shower seat. 

  
Locker Room 

– Visitor 
Clubhouse 

256.  3 Umpire Bathroom Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Locker Room 
– Visitor 

Clubhouse 

257.  3 Umpire Bathroom Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Locker Room 
– Visitor 

Clubhouse 

258.  3 Umpire Bathroom Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 9”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  
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Locker Room 
– Visitor 

Clubhouse 

253.  3 Umpire Bathroom Shower The grab bar does not extend the 
full width of the control wall.  

In transfer type compartments, grab bars shall be 
provided across the control wall and back wall to a 
point 18 inches (455 mm) from the control wall. 

ADAS 608.3.1 Replace grab bar with compliant 
type. 

 

 

Locker Room 
– Visitor 

Clubhouse 

254.  3 Umpire Bathroom Shower The shower curtain reduces 
headroom to less than 80” aff at 
78”.  

Vertical clearance shall be 80 inches (2030 mm) high 
minimum. Guardrails or other barriers shall be provided 
where the vertical clearance is less than 80 inches 
(2030 mm) high 

ADAS 307.4 Relocate shower curtain. 

 

 

Locker Room 
– Visitor 

Clubhouse 

255.  3 Umpire Bathroom Shower There is no shower seat provided. A folding or non-folding seat shall be provided in 
transfer type shower compartments. 

ADAS 608.4 Install shower seat. 

  
Locker Room 

– Visitor 
Clubhouse 

256.  3 Umpire Bathroom Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 

 

 

Locker Room 
– Visitor 

Clubhouse 

257.  3 Umpire Bathroom Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Locker Room 
– Visitor 

Clubhouse 

258.  3 Umpire Bathroom Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 9”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  
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Locker Room 
– Visitor 

Clubhouse 

259.  3 Umpire Bathroom Accessible 
Compartment 

The toilet seat is not 17—19” aff at 
20” aff. 

he seat height of a water closet above the finish floor 
shall be 17 inches (430 mm) minimum and 19 inches 
(485 mm) maximum measured to the top of the seat. 

ADAS 604.4 Relocate toilet. 

 

 

Locker Room 
– Visitor 

Clubhouse 

260.  3 Managers Bathroom Toilet The toilet seat is not 17—19” aff at 
20” aff. 

he seat height of a water closet above the finish floor 
shall be 17 inches (430 mm) minimum and 19 inches 
(485 mm) maximum measured to the top of the seat. 

ADAS 604.4 Relocate toilet. 

 

 

Locker Room 
– Visitor 

Clubhouse 

261.  3 Managers Bathroom Toilet Paper 
Dispenser 

The centerline of the toilet paper 
dispenser is not 7-9” from the front 
edge of the toilet at 11.5”. 

Toilet paper dispensers shall comply with 309.4 and 
shall be 7 inches (180 mm) minimum and 9 inches (230 
mm) maximum in front of the water closet measured to 
the centerline of the dispenser. 

ADAS 604.7 Relocate toilet paper dispenser. 

 

 

Locker Room 
– Visitor 

Clubhouse 

262.  3 Managers Bathroom Shower The grab bar does not extend the 
full width of the control wall.  

In transfer type compartments, grab bars shall be 
provided across the control wall and back wall to a 
point 18 inches (455 mm) from the control wall. 

ADAS 608.3.1 Replace grab bar with compliant 
type. 

 

 

Locker Room 
– Visitor 

Clubhouse 

263.  3 Managers Bathroom Shower The shower seat does not extend 
to a point 3” from the entry.  

In transfer-type showers, the seat shall extend from the 
back wall to a point within 3 inches (75 mm) of the 
compartment entry. 

ADAS 610.3 Replace shower seat. Coordinate 
with shower size.  

 

 

Locker Room 
– Visitor 

Clubhouse 

264.  3 Coaches Shower Area Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 
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Locker Room 
– Visitor 

Clubhouse 

259.  3 Umpire Bathroom Accessible 
Compartment 

The toilet seat is not 17—19” aff at 
20” aff. 

he seat height of a water closet above the finish floor 
shall be 17 inches (430 mm) minimum and 19 inches 
(485 mm) maximum measured to the top of the seat. 

ADAS 604.4 Relocate toilet. 

 

 

Locker Room 
– Visitor 

Clubhouse 

260.  3 Managers Bathroom Toilet The toilet seat is not 17—19” aff at 
20” aff. 

he seat height of a water closet above the finish floor 
shall be 17 inches (430 mm) minimum and 19 inches 
(485 mm) maximum measured to the top of the seat. 

ADAS 604.4 Relocate toilet. 

 

 

Locker Room 
– Visitor 

Clubhouse 

261.  3 Managers Bathroom Toilet Paper 
Dispenser 

The centerline of the toilet paper 
dispenser is not 7-9” from the front 
edge of the toilet at 11.5”. 

Toilet paper dispensers shall comply with 309.4 and 
shall be 7 inches (180 mm) minimum and 9 inches (230 
mm) maximum in front of the water closet measured to 
the centerline of the dispenser. 

ADAS 604.7 Relocate toilet paper dispenser. 

 

 

Locker Room 
– Visitor 

Clubhouse 

262.  3 Managers Bathroom Shower The grab bar does not extend the 
full width of the control wall.  

In transfer type compartments, grab bars shall be 
provided across the control wall and back wall to a 
point 18 inches (455 mm) from the control wall. 

ADAS 608.3.1 Replace grab bar with compliant 
type. 

 

 

Locker Room 
– Visitor 

Clubhouse 

263.  3 Managers Bathroom Shower The shower seat does not extend 
to a point 3” from the entry.  

In transfer-type showers, the seat shall extend from the 
back wall to a point within 3 inches (75 mm) of the 
compartment entry. 

ADAS 610.3 Replace shower seat. Coordinate 
with shower size.  

 

 

Locker Room 
– Visitor 

Clubhouse 

264.  3 Coaches Shower Area Accessible 
Compartment 

The compartment door is not self-
closing. 

The door shall be self-closing. ADAS 604.8.1.2 Modfiy door hardware as needed. 
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Locker Room 
– Visitor 

Clubhouse 

265.  3 Coaches Shower Area Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Locker Room 
– Visitor 

Clubhouse 

266.  3 Coaches Shower Area Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 5.5”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Locker Room 
– Visitor 

Clubhouse 

267.  3 Coaches Shower Area 
 

Accessible 
Compartment 

The toilet seat is not 17—19” aff at 
20” aff. 

he seat height of a water closet above the finish floor 
shall be 17 inches (430 mm) minimum and 19 inches 
(485 mm) maximum measured to the top of the seat. 

ADAS 604.4 Relocate toilet. 

 

 

Locker Room 
– Visitor 

Clubhouse 

268.  3 Coaches Shower Area Toilet Paper 
Dispenser 

The centerline of the toilet paper 
dispenser is not 7-9” from the front 
edge of the toilet at 10”. 

Toilet paper dispensers shall comply with 309.4 and 
shall be 7 inches (180 mm) minimum and 9 inches (230 
mm) maximum in front of the water closet measured to 
the centerline of the dispenser. 

ADAS 604.7 Relocate toilet paper dispenser. 

 

 

Locker Room 
– Visitor 

Clubhouse 

269.  3 Coaches Shower Area Shower The shower compartment 
dimensions do not conform with 
transfer type shower dimensions. 
The shower measures 44.5” x 58”. 
Transfer shower dimensions are 
required to be an absolute 36”x36”. 

Transfer type shower compartments shall be 36 inches 
(915 mm) by 36 inches (915 mm) clear inside 
dimensions measured at the center points of opposing 
sides and shall have a 36 inch (915 mm) wide 
minimum entry on the face of the shower compartment. 

ADAS 608.2.1 Modify shower. 

 

 

Locker Room 
– Visitor 

Clubhouse 

270.  3 Coaches Shower Area Shower The grab bar does not extend the 
full width of the control wall.  

In transfer type compartments, grab bars shall be 
provided across the control wall and back wall to a 
point 18 inches (455 mm) from the control wall. 

ADAS 608.3.1 Replace grab bar with compliant 
type. 
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Locker Room 
– Visitor 

Clubhouse 

265.  3 Coaches Shower Area Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Locker Room 
– Visitor 

Clubhouse 

266.  3 Coaches Shower Area Accessible 
Compartment 

The door opening is greater than 
4” from the corner at 5.5”.  

Where doors are located in the front partition, the door 
opening shall be 4 inches (100 mm) maximum from the 
side wall or partition farthest from the water closet. 

ADAS 604.8.1.2 Modfiy partition.  

 

 

Locker Room 
– Visitor 

Clubhouse 

267.  3 Coaches Shower Area 
 

Accessible 
Compartment 

The toilet seat is not 17—19” aff at 
20” aff. 

he seat height of a water closet above the finish floor 
shall be 17 inches (430 mm) minimum and 19 inches 
(485 mm) maximum measured to the top of the seat. 

ADAS 604.4 Relocate toilet. 

 

 

Locker Room 
– Visitor 

Clubhouse 

268.  3 Coaches Shower Area Toilet Paper 
Dispenser 

The centerline of the toilet paper 
dispenser is not 7-9” from the front 
edge of the toilet at 10”. 

Toilet paper dispensers shall comply with 309.4 and 
shall be 7 inches (180 mm) minimum and 9 inches (230 
mm) maximum in front of the water closet measured to 
the centerline of the dispenser. 

ADAS 604.7 Relocate toilet paper dispenser. 

 

 

Locker Room 
– Visitor 

Clubhouse 

269.  3 Coaches Shower Area Shower The shower compartment 
dimensions do not conform with 
transfer type shower dimensions. 
The shower measures 44.5” x 58”. 
Transfer shower dimensions are 
required to be an absolute 36”x36”. 

Transfer type shower compartments shall be 36 inches 
(915 mm) by 36 inches (915 mm) clear inside 
dimensions measured at the center points of opposing 
sides and shall have a 36 inch (915 mm) wide 
minimum entry on the face of the shower compartment. 

ADAS 608.2.1 Modify shower. 

 

 

Locker Room 
– Visitor 

Clubhouse 

270.  3 Coaches Shower Area Shower The grab bar does not extend the 
full width of the control wall.  

In transfer type compartments, grab bars shall be 
provided across the control wall and back wall to a 
point 18 inches (455 mm) from the control wall. 

ADAS 608.3.1 Replace grab bar with compliant 
type. 
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Locker Room 
– Visitor 

Clubhouse 

271.  3 Coaches Shower Area Shower The shower seat does not extend 
to a point 3” from the entry.  

In transfer-type showers, the seat shall extend from the 
back wall to a point within 3 inches (75 mm) of the 
compartment entry. 

ADAS 610.3 Replace shower seat. Coordinate 
with shower size.  

 

 

Locker Room 
– Visitor 

Clubhouse 

272.  3 Players Shower Area Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Locker Room 
– Visitor 

Clubhouse 

273.  3 Players Shower Area Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 40.75”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Locker Room 
– Visitor 

Clubhouse 

274.  3 Players Shower Area Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Locker Room 
– Visitor 

Clubhouse 

275.  3 Players Shower Area Accessible 
Compartment 

Door maneuvering clearance is not 
provided on the pull side of the 
door. 17” is provided. 

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Relocate partition. 

 

 

Locker Room 
– Visitor 

Clubhouse 

276.  3 Players Shower Area Accessible 
Compartment 

The compartment is less than 60” 
wide at 59.75”. 

Wheelchair accessible compartments shall be 60 
inches (1525 mm) wide minimum measured 
perpendicular to the side wall. 

ADAS 604.8.1.1 Modify partition. 
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Locker Room 
– Visitor 

Clubhouse 

271.  3 Coaches Shower Area Shower The shower seat does not extend 
to a point 3” from the entry.  

In transfer-type showers, the seat shall extend from the 
back wall to a point within 3 inches (75 mm) of the 
compartment entry. 

ADAS 610.3 Replace shower seat. Coordinate 
with shower size.  

 

 

Locker Room 
– Visitor 

Clubhouse 

272.  3 Players Shower Area Sink The sink is mounted too high at 
34.5” aff.  

Lavatories and sinks shall be installed with the front of 
the higher of the rim or counter surface 34 inches (865 
mm) maximum above the finish floor or ground. 

ADAS 606.3 Alter sink. 

 

 

Locker Room 
– Visitor 

Clubhouse 

273.  3 Players Shower Area Mirror The bottom of the reflecting 
surface is mounted higher than 40” 
aff at 40.75”. 

Mirrors located above lavatories or countertops shall be 
installed with the bottom edge of the reflecting surface 
40 inches (1015 mm) maximum above the finish floor 
or ground. 

ADAS 603.3 Relocate mirror. 

 

 

Locker Room 
– Visitor 

Clubhouse 

274.  3 Players Shower Area Accessible 
Compartment 

The compartment door has a door 
pull on one side only. 

A door pull complying with 404.2.7 shall be placed on 
both sides of the door near the latch.  

ADAS 604.8.1.2 Install door pull 

 

 

Locker Room 
– Visitor 

Clubhouse 

275.  3 Players Shower Area Accessible 
Compartment 

Door maneuvering clearance is not 
provided on the pull side of the 
door. 17” is provided. 

18” min. clearance beyond the latch measured parallel 
to the doorway is required on the pull side of the door. 

ADAS 404.2.4 Relocate partition. 

 

 

Locker Room 
– Visitor 

Clubhouse 

276.  3 Players Shower Area Accessible 
Compartment 

The compartment is less than 60” 
wide at 59.75”. 

Wheelchair accessible compartments shall be 60 
inches (1525 mm) wide minimum measured 
perpendicular to the side wall. 

ADAS 604.8.1.1 Modify partition. 
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Locker Room 
– Visitor 

Clubhouse 

277.  3 Players Shower Area Accessible 
Compartment 

The toilet seat is not 17—19” aff at 
19.75” aff. 

The seat height of a water closet above the finish floor 
shall be 17 inches (430 mm) minimum and 19 inches 
(485 mm) maximum measured to the top of the seat. 

ADAS 604.4 Relocate toilet. 

 

 

Locker Room 
– Visitor 

Clubhouse 

278.  3 Players Shower Area Grab bar The rear grab bar extends less 
than 24” from the centerline of the 
toilet at 23”.  

The rear wall grab bar shall be 36 inches (915 mm) 
long minimum and extend from the centerline of the 
water closet 12 inches (305 mm) minimum on one side 
and 24 inches (610 mm) minimum on the other side. 

ADAS 604.5.2 Relocate grab bar. 

 

 

Locker Room 
– Visitor 

Clubhouse 

279.  3 Players Shower Area Accessible 
Compartment 

The clearance between the toilet 
paper dispenser and grab bar is 
less than 1.5” at 1.25”. 

The space between the grab bar and projecting objects 
below and at the ends shall be 1 1/2 inches (38 mm) 
minimum. 

ADAS 609.3 Relocate dispenser. 

  
Locker Room 

– Visitor 
Clubhouse 

280.  3 Players Shower Area Shower There is no accessible shower 
provided in the gang shower.  

Where gang showers are provided, a fully compliant 
shower is required. Either a transfer compartment or a 
roll-in compartment can be integrated with a gang 
shower. 

ADAS 608 Provide an accessible shower 
compartment. 

 

 

Locker Room 
– Visitor 

Clubhouse 

281.  3 Players Shower Area Shower The shower threshold is greater 
than ½” above the adjacent 
surface.  

Thresholds shall be 1/2 inch (13 mm) high maximum 
and beveled 1:2. 

ADAS 404.2.5 Modify threshold. 
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Locker Room 
– Visitor 

Clubhouse 

277.  3 Players Shower Area Accessible 
Compartment 

The toilet seat is not 17—19” aff at 
19.75” aff. 

The seat height of a water closet above the finish floor 
shall be 17 inches (430 mm) minimum and 19 inches 
(485 mm) maximum measured to the top of the seat. 

ADAS 604.4 Relocate toilet. 

 

 

Locker Room 
– Visitor 

Clubhouse 

278.  3 Players Shower Area Grab bar The rear grab bar extends less 
than 24” from the centerline of the 
toilet at 23”.  

The rear wall grab bar shall be 36 inches (915 mm) 
long minimum and extend from the centerline of the 
water closet 12 inches (305 mm) minimum on one side 
and 24 inches (610 mm) minimum on the other side. 

ADAS 604.5.2 Relocate grab bar. 

 

 

Locker Room 
– Visitor 

Clubhouse 

279.  3 Players Shower Area Accessible 
Compartment 

The clearance between the toilet 
paper dispenser and grab bar is 
less than 1.5” at 1.25”. 

The space between the grab bar and projecting objects 
below and at the ends shall be 1 1/2 inches (38 mm) 
minimum. 

ADAS 609.3 Relocate dispenser. 

  
Locker Room 

– Visitor 
Clubhouse 

280.  3 Players Shower Area Shower There is no accessible shower 
provided in the gang shower.  

Where gang showers are provided, a fully compliant 
shower is required. Either a transfer compartment or a 
roll-in compartment can be integrated with a gang 
shower. 

ADAS 608 Provide an accessible shower 
compartment. 

 

 

Locker Room 
– Visitor 

Clubhouse 

281.  3 Players Shower Area Shower The shower threshold is greater 
than ½” above the adjacent 
surface.  

Thresholds shall be 1/2 inch (13 mm) high maximum 
and beveled 1:2. 

ADAS 404.2.5 Modify threshold. 
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Federal Reserve Bank Building, 100 North 6th Street, Philadelphia, PA 19106  TEL  215.923.2020  FAX  215.574.9163 

 

ewingcole.com 

 

July 1, 2022 
 

TO 

Mr. Kyle E. Torster, P.E. 

Director of Public Works 

City of Aberdeen, MD 21001 

RE 

Leidos Field at Ripken Stadium 

Non-Capital Ordinary Routine Maintenance Plan 

PO2022-0071 

 

 

Dear Mr. Torster, 

 

As part of our contract related to the Ripken Stadium Facility Assessment, we were asked to 

develop a Non-Capital Ordinary Routine Maintenance Plan.   

 

The team’s lease agreement defines ‘routine’ maintenance as: 

• Preventative or periodic maintenance procedures for MEP equipment, fixtures and 

systems (could include grease hoods and ducts) 

• Periodic testing of building systems 

• Ongoing trash removal 

• Regular maintenance of the field and irrigation systems 

• Periodic cleaning and lubrication of MEP equipment and changing of filters 

• Touch-up painting 

• And any other routine work to keep the facility operating in a safe condition 

 

During the course of our assignment, we were given a copy of the ‘2022 Leidos Field at Ripken 

Stadium Maintenance Plan’ by facilities staff which is attached for reference.  The copy we were 

given in March was not executed, but it appears as though it was intended to become a binding 

agreement between the City of Aberdeen and Tufton Professional Baseball, LLC. 

 

We have reviewed the document and find it to be thorough and comprehensive.  The 

responsibilities of the lesser and lessee are spelled-out and the scope of work delineated under 

the Preventative Maintenance Schedule is organized and defines the recommended frequency 

and/or time of year for the maintenance to be performed.  It also defines the minimum 

qualifications of the party performing the maintenance and/or inspections. 

 

The last two pages include a list of inspections required by Government agencies and identifies 

the third parties that Tufton is expected to contract in support of their maintenance obligations 

per type of maintenance.    

 

We have compiled the attached list of additional items that we would recommend be added to 

the ‘2020 Leidos Field at Ripken Stadium Maintenance Plan’.  This list includes the paved parking 

areas, the stormwater management facilities, certain items related to ADA compliance, additional 

Structural and MEP equipment items as well as more specific recommendations for the food 

service equipment.  Also included are synthetic turf field maintenance recommendations. 

 

With respect to cleaning and trash removal, those things are outside our areas of expertise. As 

such, we would recommend consultation with commercial cleaning and waste hauling companies 

to develop a workable plan. If no plan exists today, we might also recommend the City and 

Tufton consult with other MiLB teams to solicit advice on recommended ‘best practices’ within the 

industry.   
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Should you have any questions with this proposal, please don’t hesitate to call me. 

 

 
Sincerely,      
 
EwingCole  
       
 

 
  
       
Craig J. Schmitt, RA     
PRINCIPAL  
DIRECT  215.409.4264      
 
Attachments: 

1. 2022 Leidos Field at Ripken Stadium Maintenance Plan (by others) 

2. Schedule of Additional Routine Preventative Maintenance Items Recommended by EwingCole 
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LEIDOS FIELD AT RIPKEN STADIUM 

SCHEDULE OF ADDITIONAL ROUTINE PREVENTATIVE MAINTENANCE ITEMS RECOMMENDED BY 

EWINGCOLE: 

cc)  Structural Elements 

• Visually inspect wood post bases and all wood framing members below left field deck 

structure pre-season annually for signs of deterioration, specifically at stairs and in 

corners.   

• Visually inspect wood base curbs around base of freestanding wood-framed storage and 

maintenance structures for signs of deterioration and replace as needed.  

• Check caulk joints (arch item) and masonry walls around windows along grid 4 at the 

suite level. Patch and paint cracks as required prior to repairing caulking.  

• Ensure landscaping around base of light poles is held back from pole and anchors are not 

buried. 

dd)  Bituminous Paving/Parking Lots & Roads 

• All parking lots and all contiguous roadways should be inspected annually. Areas showing 

signs of reflective cracking/water born pavement markings, open pavement joints should 

be repaired annually. Inspection shall be performed by a senior-level inspector from a 

reputable paving contractor. 

ee)  Parking Lot & Pedestrian Scale Lighting 

• A Maryland certified electrical contractor should inspect each light pole on an annual 

basis.  (This is due to the age of these fixtures.) The contractor shall provide service as 

needed, to be noted in his/her annual report. 

ff)  Stormwater Management Facilities 

• The stormwater management facilities should be inspected on an annual basis to clear 

out debris from the basin including the intake and outlet structures. Invasive growth 

should be removed on an annual basis. This work shall be performed by a firm that 

specializes in construction of stormwater management facilities. 

gg)  Back of House Gravel Service Drive 

• The service drives behind the outfield fence should be inspected on an annual basis. 

Placement of additional gravel shall be done on an “as needed” basis, in particular within 

areas that are consistently being washed out during heavy rainstorms. This task shall be 

performed by a certified paving contractor. 

hh) ADA Accessibility Compliance 

• Annually check for compliance with door closing speed and force requirements per ADAS 

404.2.8 and 404.2.9 at doors along accessible routes. 
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• Annually check for compliance with accessible route walking surfaces including addressing 

any gaps or changes in level along the routes. 

• Twice annually check accessible routes and door maneuvering clearances to be free of 

obstructions.  

• Periodically test assistive listening equipment to maintain working order.  

• Once pre-season and monthly during the season, check self-closing accessible stall doors 

in toilet rooms.  Doors not operating properly should be corrected immediately. 

ii)  HVAC 

The following items should be included as part of the annual commercial HVAC preventative 

maintenance program if not already:   

• Replace HVAC unit filters on a quarterly basis or when pressure drop through the filters is 

above a replacement level as measured by the BAS system. 

• Inspect, clean and lubricate blower fans, motors, bearings and housings. 

• Clean indoor and outdoor coils annually. 

• Check drain pans and condensate lines for leaks as well as material condition. 

• Ensure thermostats are calibrated and are operating correctly. 

jj)  Plumbing System 

• Monthly operate all domestic water OS&Y gate valves and ball valves to ensure proper 

activation.  

• Monthly operate sump pumps that do not typically receive fluids. 

• Monthly clean and verify emergency eyewash at Facilities Service sink faucet. 

• Monthly Operate hose bibbs and wall hydrants. 

• Monthly provide proper cleaning, interior visual inspection, and maintenance schedule for 

all grease interceptors. 

• Weekly inspect all floor drain, floor sink and trench drain grates, sediment buckets and 

drain bodies for debris and deterioration. 

• Annually remove and re-caulk plumbing fixtures. 

kk) Fire Sprinkler System 

The following items should be included as part of the annual commercial Fire Sprinkler 

preventative maintenance program if not already:   

• Weekly / Monthly operate all fire protection control valves to ensure proper activation.  

• Monthly inspection of all pressure gauges. 

• Annually clean all sprinkler heads. 

• Quarterly test water flow alarm devices, signal devices and fire department connections. 
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ll)  Electrical  

The chart below indicates electrical maintenance and testing recommendations as specified by 

NFPA 70B 2019 Edition. All maintenance testing shall be done per latest version of the NETA 

Standard for the Maintenance Testing Specifications. 

Item/Equipment Task/Function Interval  

Switchboard Assemblies Infrared Scanning Annually 

Enclosures 
Security/operational check- Indoor 6 months 

Visual Inspection- Indoor 6 months 

Ventilation Visual inspection 1-3 months 

Space heaters Operational Check Annually 

Insulation 
Visual inspection/clean Annually 

Electrical Tests 2 years 

Surge Arresters 

Visual inspection - Outdoor 3-6 months 

Visual inspection - Indoor Annually 

Electrical Test 3-6 years 

Stationary Batteries and Chargers  

Visual inspection/clean Monthly 

Check connection resistance Annually 

Pilot cell measurements Monthly 

All lead-acid cell-specific gravity Quarterly 

Capacity Test 1-5 years 

Infrared Scanning Annually 

Power and Distribution Transformers 

Dry type Cleaning, inspection, and testing 2 years 

Power Cables 
Visual Inspection Yearly 

Electrical Testing 1-3 years 

Motor Control Equipment Infrared Scanning  Annually 

Enclosures Visual inspection/clean Annually 

Bus bar, wiring, and terminal 
connections 

Check connections for tightness in 
accordance with 8.11 

2 years 

Visual inspection of insulators Annually 

Visual inspection of wiring Annually 

Electrical Tests 2 years 

Disconnects 
Visual inspection/clean Annually 

Operation Check Annually 

Contactors Visual inspection/clean Annually 

Motor overload relays Check connections for tightness 2 years 

    Nonthermal type Cleaning, calibration, and function tests 3 years 
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Item/Equipment Task/Function Interval  

Electrical interlocks Inspection Annually 

Mechanical interlocks Inspection Annually 

Electronic Equipment 

Inspection Annually 

Cleaning 3 years 

Adjustment/calibration 3-5 years 

Molded-Case Circuit Breakers 

Visual inspection/clean 3 years 

Mechanical Test 2 years 

Electrical Test 3-5 years 

Fuses, 1000 Volts or Less 

Fuse terminals and fuse clips 

Visual Inspection 3 years 

Clip contact pressure 3 years 

Cleaning of contact surfaces 3 years 

Fuses 
Visual inspection for discoloration and 
damage 

3 years 

Fuses, Vented Expulsion Type Visual inspection of seals 3 years 

Rotating Equipment  Vibration Analysis 
Continuously to 6-

month intervals 

Stator and rotor windings 
Visual and mechanical inspection, cleaning Annually 

Electrical Testing Annually 

Brushes, collector rings, and 
commutators 

Visual and mechanical inspection Annually 

Bearings, sleeved 
Oil level check Weekly-monthly 

Drain, flush, and lubricate Annually 

    Waste-packed Re-oil, check air gap 1000 hours 

Ball and roller Inspection and lubrication Per manufacturer 

Kingsbury thrust bearings Drain, flush, and lubricate Per manufacturer 

Wiring Devices 

Attachment plugs, cord connector 
bodies 

Inspection 
Monthly and when 

used 

Receptacles 
Inspection 

Monthly and when 
used 

Operation Check 
Monthly and when 

used 

General-use snap switches Operation Check When used 

Pin-and-sleeve devices, heavy-duty 
industrial-type plugs, cord connectors, 
and receptacles 

Inspections, cleaning, and checks 
Monthly and when 

used 

Uninterruptible Power Supply Systems 
Infrared Scanning Annually 

Visual Inspection Quarterly 
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Item/Equipment Task/Function Interval  

Routine Maintenance 6 months 

System Tests 2 years 

Battery Tests 
See Stationary 

Batteries and Chargers 

UPS support standby generator Test run, exercise Monthly 

Power Systems Study (by licensed 
professional engineer) 

Short Circuit Study 

5 years Coordination Study 

Arch-Flash Hazard Analysis 

 

mm)  Food Service Equipment 

 

The following should be done annually (or as more frequently note) prior to the start of the 

season: 

• Broilers:  Check broilers and if radiants are cracked, they should be replaced. Wipe clean 

gas orifices and electric heating elements. If lava stone or ceramic coals are used, they 

should be cleaned so they do not produce fire or flare-ups. The air-to-gas mixture should 

be checked and adjusted to a blue flame. 

• Warewashers:  The chemical & detergent supply company that supplies the warewashers 

should calibrate the thermostats and verify the proper amount of soap and sanitizer is 

being dispensed during each cycle. They should also check for leaks and lime or mineral 

deposits should be removed with a de-liming agent. Make sure dishwasher doors open 

easily and the scrap tray and the pump intake screen are in place. Make sure the auto-fill 

works and shuts off properly and check incoming water temperatures.   

• Coffee & Hot Beverage Equipment:  The third-party equipment suppliers that provide the 

coffee & hot beverage equipment shall check the brew flow, replace the filter cartridge 

and calibrate all brewers and dispensers. Verify that drains run freely and there are no 

leaks at the plumbing supply connections. 

• Soft Drink Equipment:  The soda suppliers who provide the soft drink equipment shall  

check the brix (syrup to water ratio) for each beverage, verify that drains run freely, 

carbonators activate correctly and there are no leaks between the bag in box rack and 

the soda dispensers. 

• Draft Beer System:  For the draft beer system, clean the beer lines, check dispensing 

temperatures and verify the refrigerant in the draft beer system power packs is topped 

off and the refrigeration system is working as intended. Local direct draw draft beer 

refrigerator should also have their lines cleaned and their refrigeration system checked as 

outlined above. 

• Fryers:  Check fryers and wipe clean gas orifices and electric heating elements. For gas 

units, check the air-to-gas ratio so that a blue flame is visible and verify the thermostat 

settings. Heat exchangers or radiants that are cracked or warped should be replaced. Fry 

pots, drain lines and valves should be checked and repaired as needed. 

• Griddles:  Thermostats on griddles should be calibrated to assure accurate temperatures 

are maintained.  The air-to-gas ratio on gas units should be adjusted so that a blue flame 

is visible. 

• Ice machine: The coils should be cleaned monthly when in operation and the front panel 

should be removed to check for signs of build-ups of minerals or algae. Some ice makers 

have filters at the refrigeration coils so those should also be cleaned as required. 
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• Slicers:  For slicers used in the main kitchen, this item should be broken down and 

thoroughly cleaned thoroughly after each use, but on an annual basis, the knife should be 

sharpened and the drive, the carriage and the gauge plate slide rods should be lubricated 

with a food-grade sanitary lubricant such as Petro-Gel.  

• Mixers:  For mixers also used in the main kitchen, these items should be cleaned 

thoroughly after each use, but on an annual basis, planetary ring should be removed and 

cleaned and checked for any signs of any oily accumulation. Again, Petro-Gel or an 

equivalent food-grade sanitary lubricant is required. 

• Ovens:  To ensure accurate temperatures, the thermostats for each oven should be 

checked. The gas pressure should also be checked for proper combustion. The pilot light 

should be adjusted to the lowest flame and the air-to-gas mixture should be adjusted to 

a blue flame. Oven doors should be adjusted and fit to be as air-tight as possible and if 

required, lubricated with graphite or another suitable food grade lubricant. 

• Ranges:  For ranges, pilot lights should be adjusted to the lowest possible flame. Gas jets 

should be cleaned and the burner flames should be adjusted. Lubricate gas valves as 

required. 

• Refrigeration: The refrigeration units need to have the condenser coils brushed regularly, 

but certainly during annual maintenance. Have a tech check the components of the 

refrigeration unit if noisy or rattles. The door hinges and latch should be lubricated and 

the seal on the door gasket should be checked and if there are voids in the seal, replace 

as necessary. Thermostats should be calibrated and if there are cold spots on the outside 

surface or a refrigerator, that is an indication of loose or worn cabinet insulation which 

can be repaired by a service agency. Freezers should be set to defrost so there is no 

more than 1/8” ice build-up, especially around the fans. 

• Walk-in refrigerators and freezers:  The walk-in refrigerators and freezers should be 

emptied of all food & beverage inventory, the shelving removed and the walls and floors 

should be deep cleaned and allowed to dry before re-stocking. 

• Exhaust ventilators:  Duct cleaning should occur each off-season. Clean and replace 

exhaust ventilator filters as required.  

• Stainless Steel Sinks and Tables:  Deep clean all stainless steel sinks and tables and work 

surfaces and polish out any blemishes or early rust spots with Bartender’s Friend or other 

stainless steel grade cleanser. Check that all bullet feet are installed and any casters roll 

smoothly with positive brakes. 

• Floors:  Use a degreaser such as tri sodium phosphate to get rid of grease and soils on all 

floors in foodservice areas. Check for cracks, holes or bumps that could be a tripping 

hazard and ensure all floor drains and trap primers are flowing properly. 

 

nn)  Playing Field 

 

SYNTHETIC TURF BASEBALL FIELD MAINTENANCE PLAN 

TASK FREQUENCY PURPOSE 

Synthetic Turf/Clay Edge 

Maintenance - Remove Clay and 

Conditioner from Turf Edges 

Daily/After 

Games 

Routine maintenance 
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Clay Maintenance - Pitching 

Mounds and Home Plate 

Daily/After 

Games 

Routine maintenance 

Sweep Turf - Remove Sunflower 

Seed and Trash from Turf 

Daily/After 

Games 

Routine maintenance 

Light Infill Applications in High 

Traffic Areas 

Daily/After 

Games 

Maintain adequate infill levels 

Re-Slope Pitching Mounds Weekly  Verify all mound slopes meet MLB 

requirements. 

Turf Grooming Weekly Stand up fibers, re-distribute infill, light 

decompaction. 

Removal of Gum and Spot 

Cleaning 

Weekly/As 

Needed 

Routine maintenance 

Infill Spot Checks, Inspection 

and Reporting 

Monthly Inspection which includes overall turf 

condition, seams, markings, wear areas, 

and will provide client with a chart 

depicting infill depth.  This is the basis 

for adding additional infill to keep the 

fields playing as designed & for 

complying with manufacturer’s warranty. 

Grooming & Magnet Monthly Grooming, light decompaction, and 

removal of surface trash such as paper 

items, leaves, and other small items.  

Pick up metal objects. 

Synthetic Turf/Clay Edge 

Maintenance - Remove 

Contaminated Infill from All Turf 

Edges & Install New Infill 

Quarterly   

Top Cleaning (.5" depth) Quarterly Clean top .5" of infill & remove dust, 

debris, etc. 

Deep Cleaning Annual Deep cleaning of turf and infill.  Keeps 

field clean, safe, and draining properly.  

Reduces bacteria build-up. 

Decompaction Annual Typically begins in 2nd Year. Reduces 

surface hardness. 
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Certified GMAX Testing - 

Surface Hardness Monitoring 

Annual Measures playing surface hardness which 

is represented in a numerical value.  This 

number will help determine necessary 

field maintenance practices to keep the 

field playable and safe. 

Infill Application (recommended 

within 12 months from 

installation) 

Annual Add rubber as needed to keep infill 

depths at manufacture 

recommendations. 

Seam Repair As Needed   

Pitching Mound/Home Plate 

Renovations 

Annual Renovate mounds and home plate prior 

to start of MiLB season. Replace pitching 

rubbers and home plates as needed.  

Check all mound distances, heights, and 

slopes. 

Note: Consult with the turf manufacturer to ensure the maintenance program meets and/or 

exceeds the manufacturer's recommended maintenance guidelines to maintain the turf 

warranty and to maximize the lifespan of the turf. 
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Torster, Kyle

From: Schmitt, Craig J. <cschmitt@ewingcole.com>
Sent: Tuesday, July 5, 2022 12:49 PM
To: Torster, Kyle; Hess, Parley
Subject: Ripken Stadium - Ordinary Maintenance Plan
Attachments: 070122_Letter_Non_Capital Maintenance Plan.pdf; 1.15.22 CHS Field Operations Maintenance 

Plan_Cleaning only.docx

Kyle/Parley, 
 
Attached please find a letter with attached recommendations to amend the Ordinary Maintenance Plan already created 
for the ballpark. 
 
With respect to cleaning, trash removal and recycling, we are not experts in those areas of ballpark operations; 
however, we were able to obtain a document from another MiLB Club that describes their cleaning, trash removal and 
recycling protocol.  They gave me permission to share and excerpt with you for reference so that you can create your 
own protocol in collaboration with Tufton.  I hope you find it useful. 
 
As always, please feel free to reach‐out with questions. 
 
Craig 
 
 

Craig  J.  Schmitt , RA
 

PRINCIPAL 
 

EwingCole 
Federal Reserve Bank Building
100 N. 6th Street 
 

Philadelphia ,  PA  19106-1590 
  

DIRECT  215.409.4264
 

TEL   215.923.2020
 

EMAIL   cschmitt@ewingcole.com
   

ewingcole.com 

www.ewingcole.com/sports
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Cleaning Overview 

The comfort level of any facility is established by the physical facility and its furnishings.  An 
aggressive housekeeping and maintenance program will keep a facility looking new.  The 
program indicated below outlines the general and specific tasks that CHS Field Staff will 
follow to clean the ballpark to keep it in like-new condition. 

At this point in time we plan on separating the program into two aspects: 

Programmed Facility Care:  Cleaning performed on schedules outside of the scope of 
cleaning directly related to an event.  The intervals at which these different kinds of cleaning 
are performed are Daily, Weekly, Monthly, Quarterly, and Yearly. 

Event Cleaning:  Cleaning performed for events such as Sporting Events and Concerts.  This 
would include preparation, event, and post-event clean.   

Different areas of the facility will have very different requirements dictated by its usage.  
Areas such as executive offices, dressing rooms, broadcast, media areas, suite/club areas 
and locker rooms will all require different schedules and attention. 

Following is a listing of specific tasks and standards that ballpark staff will employ to 
maintain CHS Field. 

PROGRAMMED FACILITY CARE 

Programmed Facility Care includes the following description of tasks: 

High Pressure Washing   Hi & Low Dust Removal 
Floor Stripping & Waxing   Elevator/Escalator Wipe Downs 
Graffiti Removal    Seat Wipe Downs 
Stain Removal     Equipment Maintenance 
Horizontal Surfaces Wipe Downs  Wall / Signage Wipe Downs 
Window Washing (Pinnacle)   Compactor Maintenance 
Carpet Care / Extraction   Exterior Cleaning 
Roof Cleaning     Pest Control 

For large scale events, we will use the professional cleaning company in Marsden.  For 
smaller events and day-to-day activities, ballpark cleanliness will be the responsibility of the 
operations department.  Janitorial Duties identifies the timeframe of the different duties to 
be performed during the Programmed Facility Care program.  The Facility Flooring Care is a 
chart of the different flooring that will be installed in the facility and its related care.  All the 
attachments are for illustration and to outline a scope of tasks, which will be more fully 
developed over the next year.   
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EVENT CLEANING 

Marsden Building Maintenance, LLC has been contracted to manage event and post event 
clean up.  Their services will include, but not be limited to, the following list of tasks for each 
different type of event hosted at the ballpark.  Each task will have a standard that will be 
developed in detail. 

Services 
Trash Removal     Restroom Sanitation 
Mopping      Porter Service 
Exterior Sweeping     Post Event Sweeping 
On-Going Trash Pick-up    Post Event Trash Picking 
Spill Clean-up      Post Event Bowl Scrubbing 
Trash Can Maintenance    Concourse Scrubbing 
Locker Room Maintenance    Exterior Plaza Maintenance 
“Spill” Clean-up     Pre and Post Event Vacuuming 
Elevator/Escalator Wipe Downs   Press Room Porter 
Miscellaneous Chair/Table sets   Compactor Management 
Seat Wipe Downs     Human Body Spills 
 
Events Services – “Social Events” (Banquets, parties, receptions, etc.) 
Trash Removal     Exterior Plaza Maintenance 
Restroom Sanitation     Porter Service 
Seat Wipe Downs     Post Event Sweeping 
On-Going Trash Pick-up    Post Event Trash Picking 
Spill Clean-up      Post Event Bowl Scrubbing 
Trash Can Maintenance    Concourse Scrubbing 
Dumpster Management    Pre and Post Event Vacuuming 
Table/Chair Placement and removal      
 
Event Services – “Outdoor” (Festivals, special events, etc.) 
Trash Removal     Post Event Trash Picking 
On-Going Trash Pick-up    Trash Can Maintenance 
Table/Chair Placement and removal  Porta-Potty Monitoring 

Well in advance of events, crews will be trained, scheduled and organized into different 
functions.  Crews will also be trained as to report times, proper clothing, equipment and 
procedures.  Contractors will also be organized to perform the job categories listed above.  
Supervision is key to ensure the trained crews operate efficiently.  We intend to utilize full-
time managers in supervision roles. 

Pre-Event Preparation  

In the days leading up to events, walk-arounds will be conducted to identify any last minute 
issues that need to be addressed, which have not been addressed to standards, or areas 
that have been soiled due to construction or maintenance work or staff.  Prep staff will stock 
paper products, soap, feminine products, and cleaning products.  In addition, they will stage 
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and stock certain cleaning set-ups such as cleaning carts, mop buckets, tilt trucks, 
scrubbers and sweepers. 

Premium areas and lobbies will require a detail crew a few hours before doors for final 
touches. 

In the 8 hours prior to an event a crew will be brought in to perform a seat wipe down 
according to need.  This will be analyzed in the days prior to the event. 

Recycling activities will also be performed including separation of containers into proper 
storage.  

Event Cleaning Protocol 

Purpose: 

To work during an event to ensure safety from spills; to restock restroom products; and 
maintain the concourses and restrooms trash and spill free. 

Standards of Cleaning: 

• Concourse is swept and caddied for all trash, peanuts and other debris. 
• All trash cans 3/4 full are emptied and re-lined. 
• All wet spills are mopped and wet floor signs are in place until area is dry. 
• All blood borne pathogens cleaning is completed with proper chemicals and 

protective equipment. 
• All restrooms are kept stocked and floors clean from trash. 
• Service overflowing toilets.  If unable to fix, call Operations manager/assistant 

manager. 

• Respond to required calls from upper management. May be required to help with general 
cleanup of detail crew prior to gates opening. 

• Empty all full tilt trucks on service level. 

• As a part of the Event Clean Protocol we will perform trashcan maintenance.  Any soiled 
trashcans or ones that have an offensive odor may need to be pressure washed in the 
trash or dock area as a normal routine.  Post Event staff will then go to this area to 
procure, place new liners in them and distribute according to a standard operating 
procedure map. 

• Event Cleaning Protocol will also include recycling activities, including cardboard bailing 
and separation of containers into proper storage.  Recycling entities will be called upon 
need. 
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Post Event Protocol   

A good deal of attention has been given to bowl wash down procedures and protocol.  
Indicated below you will find a specific program that has been agreed to by the interested 
parties. 

• Immediately following the end of an event, a crew will pick the bulk trash and fine sweep 
the stands on all levels.  At this time, there will be a separate crew assigned to clean all 
restrooms.  A third crew of people will be assigned to clean all suites and premium areas. 
All trash will be removed, all surfaces will be cleaned and dusted, and all restrooms 
sanitized. 

• All trash will be picked up by mobile tilt truck crews and taken to the trash disposal areas 
where staff on duty at the compactor will dispose of the trash.  The crew would then take 
an empty, clean tilt trucks and return to pick up more trash. 

• A crew washes down the seating bowl after each series, and as needed. This scrub will 
be essential in order to keep the concrete in the bowl clean, as there will be syrup from 
soda, beer spills, and cheese from nachos, which cannot be properly cleaned unless you 
scrub the bowl.  

• After all bowl areas are picked, swept, and washed, all concourses and service areas will 
be cleaned using hoses with water. Detail crews will then come in behind them to 
perform all detail work such as edge mopping, stainless, horizontal surfaces, and glass 
cleaning.   

• Common areas (concourses and lobbies) carpets and floors are addressed by scrubbing, 
vacuuming or extraction. 

• Either the “stands” or “concourse” crew performs elevator wipe downs after an event.  
Lighting is checked, ceiling tiles, walls, floors handrails and stainless surfaces are 
addressed.  Special attention will be given to tracks and door sills.  If necessary carpets 
may be extracted or shampooed. 

• Elevator wipe downs and cleaning by the use of special equipment are performed.  
Handrails and walls are cleaned. 

• Suites and the Club will be cleaned with crews set up specifically for the premium areas.  
They will be pre-set with the correct equipment and materials.  A sub-crew will address 
the carpets in these areas specifically.  The premium area cleaning crew will be 
identifying and communicating carpet and upholstery needs through the use of 
checklists. 

•  Areas such as the offices, locker rooms, and media areas will be addressed in the same 
general manner as the premium areas, with crews organized and pre-set with proper 
equipment and materials. 

• Exterior plaza maintenance will include walk-behind scrubbers and pressure washing 
where appropriate.  A detail crew will then attend to horizontal surfaces and glass 
cleaning. 
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Compactors and localized dumpsters will be monitored and pulls performed at 
appropriate times to maximize full pulls, to help defray costs.  

 
Waste Management / Recycling 

The Saints are in agreement with the Minnesota Pollution Control Agency (MPCA) and 
Ramsey County on a recycling program for the ballpark. This includes infrastructure and 
processes to divert material into three main streams: Organics, Recyclables and Waste. 
There are two compactors that serve as a central depository for all streams. A single stream 
recyclables compactor is used for cardboard, paper, plastic, tin, and aluminum material. A 
hybrid waste/organics compactor is used to collect waste and organics streams. This hybrid 
compactor is managed by Walters and they transport to a sort facility where the organics 
and waste are separated. Walters and Wastewise then provide the Saints a scorecard for 
each haul. A typical haul covers 2-3 games. The streams are identified by a color coding 
system for collection (green for organics, blue for recyclables, black for waste). Color coded 
public containers are positioned in Club areas and the Concourse to allow patrons to choose 
stream diversion. Organics are collected by PSC in kitchen and concession areas, 
transported to the loading dock area and allocated to respective compactor stream. 

 
 
 



ABERDEEN IRONBIRDS | LEIDOS FIELD AT RIPKEN STADIUM 

2022 PDL Audit Report | Survey: February 1, 2022 



  

                  

 

 

 

 

 

Minor League Team Name:  Aberdeen IronBirds 

 

Team Contact:   Jack Graham 
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FACILITY STANDARDS: GRADING RUBRIC Violation Results in Automatic Non-Compliance

Leidos Field at Ripken Stadium

2/1/2022

Section Facility Standard

Grading 

Category

Relative 

Importance
INPUT Grade Comments

Low Mid High Low Mid High

Section 1 Security

1 1 Facility Security:

2 Security Command Post Binary L1 - - - 1 1 1 1 1 No designated Command Post

3

24/7 Video Surveillance Binary L2 - - - 2 2 2 1 2

Originally installed camera system is no 

longer operational and only covered 

portions of the seating bowl.

4 2 Direct Field/Dugout Access: [no penalty if dedicated security]

5 Home Club Binary L1 - - - 1 1 1 0 0

6 Visiting Club Binary L1 - - - 1 1 1 0 0

7 Female Staff Binary L1 - - - 1 1 1 1 1 No Female Staff facilities

8 Umpires Binary L1 - - - 1 1 1 0 0

9 3 Player Parking: Post-Game Security [if no unencumbered route] Binary L2 - - - 2 2 2 0 0

# Section 1 Total 4

#  

# Section 2 Media Facilities

# 1 Media Facilities:

# Min. desk & floor space for MLB Club staff (30 sq.ft. incl. 6x2 ft desk) Binary L1 - - - 1 1 1 0 0

# Section 2 Total 0

#

# Section 3 Home Club Facilities  

# 1 Home Clubhouse / Dressing Area:

# Minimum # of Regulation Lockers: 32 Gradient L3 32 30 28 1 3 10 32 0 Typical Locker Size: 36"x24"x80"

#

Lockable storage Binary L1 - - - 1 1 1 1 1

Lockers have tab for locking, but no 

padlocks were present.  Audit was 

performed pre-season

# Minimum floorspace: 1,000 sq.ft. (wall-to-wall dimensions) Gradient L3 1000 900 800 1 3 10 1085 0

# 2 Home Commissary and Dining Area:

# Minimum floorspace: 300 sq.ft. [max penalty if not separate space] Gradient L2 300 250 175 1 2 5 354 0

# Refrigerator Binary L1 - - - 1 1 1 0 0

# Freezer Binary L1 - - - 1 1 1 1 1

# Sink Binary L1 - - - 1 1 1 1 1

# Dishwasher Binary L1 - - - 1 1 1 1 1

# Microwave Binary L1 - - - 1 1 1 0 0

#
Storage Cabinets Binary L1 - - - 1 1 1 1 1

Additional lockers being used - no enclosed 

cabinets

# Seating area (min. 8 person capacity) Binary L1 - - - 1 1 1 1 1 Did not have furniture for seating

# Compliance with sanitation and cleanliness standards Binary L3 - - - 3 3 3 0 0

# 3 Home Shower and Toilet Facilities:

# Shower heads: 8 (10 recommended) Gradient L3 8 7 6 1 3 10 11 0

# Water closets: 2 Binary Critical - - - 10 10 10 0 0 2

# Urinals: 2 Binary Critical - - - 10 10 10 0 0 2

# Lavatories: 4 (8 recommended) Gradient L3 4 3 2 1 3 10 4 0

# All showers provide hot water (100+ F) Binary L1 - - - 1 1 1 0 0

# 4 Home Training Room

# Minimum 400 sq.ft. Gradient L3 400 300 200 1 3 10 336 1

# Office desk Binary L3 - - - 3 3 3 0 0

# 2 treatment tables Gradient L3 3 2 1 - 3 10 2 0

# 2 full-body whirlpools Gradient L2 3 2 1 - 2 5 1 2 only one full-body whirlpool

# Ice machine Binary L3 - - - 3 3 3 0 0

# Hydrocollator (4-pack minimum) Binary L3 - - - 3 3 3 0 0

# Scale Binary L1 - - - 1 1 1 0 0

# Stationary bike Binary L1 - - - 1 1 1 0 0 located in Weight Room

# Lockable storage for training supplies Binary L2 - - - 2 2 2 0 0

# Biohazard waste receptacle Binary L3 - - - 3 3 3 0 0

# Sink with hot & cold water Binary L3 - - - 3 3 3 0 0

# 5 Team Laundry Facility

# 2 commercial quality washers (Min 140 F temp; 50 lb capacity) Binary L2 - - - 2 2 2 1 2 have (2) washers but only 40 lb each

# 1 commercial quality dryer (Min 70 lb capacity) Binary L2 - - - 2 2 2 0 0 have (2) 75 lb. dryers

# Laundry sink Binary L1 - - - 1 1 1 0 0

# Located separately from clubhouse, dressing, and training areas Binary L3 - - - 3 3 3 0 0

# 6 Team Equipment Room: min. 300 sq.ft.; lockable; reasonable proximity Binary L1 - - - 1 1 1 1 1  226 sq ft

# 7 Home Staff Lockers / Dressing Area:

# Minimum of 7 staff lockers; Regulation size Gradient L3 7 6 5 1 3 10 7 0 386 sq ft  |  Locker Size: 36"x24"x80"

# Separate from player dressing area Binary L1 - - - 1 1 1 0 0

# 8 Home Field Manager's Office:

# Separate manager's office Binary L3 - - - 3 3 3 0 0

#
Separate toilet, shower, and dressing area [may be shared with coaches] Binary L1 - - - 1 1 1 0 0

Manager's restroom is private and 

accessed from within the office

#
Meeting space for at least 6 people Binary L2 - - - 2 2 2 1 2

Seemed to have space; but not accounted 

for with current furniture layout

# Hard-wired phone OR adequate cell phone reception Binary L1 - - - 1 1 1 0 0

# Section 3 Total 14

Standard Cutoff      

(Less Than) Penalty Range



FACILITY STANDARDS: GRADING RUBRIC Violation Results in Automatic Non-Compliance

Leidos Field at Ripken Stadium

2/1/2022

Section Facility Standard

Grading 

Category

Relative 

Importance
INPUT Grade Comments

Low Mid High Low Mid High

Standard Cutoff      

(Less Than) Penalty Range

#

# Section 4 Visiting Club Facilities  

# 1 Visiting Clubhouse/Dressing Area:

# Minimum # of Regulation Lockers: 32 Gradient L3 32 30 28 1 3 10 30 1 Typical Locker Size: 32"x24"x80"

#

Lockable storage Binary L1 - - - 1 1 1 1 1

Lockers have tab for locking, but no 

padlocks were present.  Audit was 

performed pre-season

# Minimum floorspace: 1,000 sq.ft. (wall-to-wall dimensions) Gradient L3 1000 900 800 1 3 10 815 3

# 2 Visiting Commissary and Dining Area:

# Minimum floorspace: 300 sq.ft. [max penalty if not separate space] Gradient L2 300 250 175 1 2 5 0 5 No designated area

# Refrigerator Binary L1 - - - 1 1 1 1 1

# Freezer Binary L1 - - - 1 1 1 1 1

# Sink Binary L1 - - - 1 1 1 1 1

# Dishwasher Binary L1 - - - 1 1 1 1 1

# Microwave Binary L1 - - - 1 1 1 1 1

# Storage Cabinets Binary L1 - - - 1 1 1 0 0

# Seating area (min. 8 person capacity) Binary L1 - - - 1 1 1 1 1

# Compliance with sanitation and cleanliness standards Binary L3 - - - 3 3 3 0 0

# 3 Visiting Shower and Toilet Facilities

# Shower heads: 6 Gradient L3 6 5 4 1 3 10 10 0

# Water closets: 2 Binary Critical - - - 10 10 10 0 0 2

# Urinals: 2 Binary Critical - - - 10 10 10 0 0 2

# Lavatories: 4 Gradient L3 4 3 2 1 3 10 4 0

# All showers provide hot water (100+ F) Binary L1 - - - 1 1 1 0 0

# 4 Visiting Training Room

# Minimum 300 sq.ft. Gradient L3 300 250 150 1 3 10 327 0

# Office desk Binary L3 - - - 3 3 3 1 3

# 2 treatment tables Gradient L3 3 2 1 - 3 10 1 3

#
2 full-body whirlpools Gradient L2 3 2 1 - 2 5 0 5

have wet area but no hydrotherapy 

equipment.

# Ice machine Binary L3 - - - 3 3 3 0 0 have 2 ice machines

# Hydrocollator (4-pack minimum) Binary L3 - - - 3 3 3 1 3

# Biohazard waste receptacle Binary L3 - - - 3 3 3 1 3

# Sink with hot & cold water Binary L3 - - - 3 3 3 1 3

# 5 Visiting Staff Lockers / Dressing Area

#

Minimum of 7 staff lockers; Regulation size Gradient L3 7 6 5 1 3 10 4 10

Locker Size: 30"x24"x80"; Room is 136 sq ft. 

Cannot add more lockers without 

exceeding the 'per capita' requirement

# Separate from player dressing area Binary L1 - - - 1 1 1 0 0

# 6 Visiting Field Manager's Office

# Separate manager's office Binary L3 - - - 3 3 3 0 0

#
Separate toilet, shower, and dressing area [may be shared with coaches] Binary L1 - - - 1 1 1 0 0

Manager's restroom is private and 

accessed from within the office

#
Meeting space for at least 4 people Binary L2 - - - 2 2 2 1 2

Seemed to have space; but not accounted 

for with current furniture layout

# Hard-wired phone OR adequate cell phone reception Binary L1 - - - 1 1 1 0 0

# Section 4 Total 48

#

# Section 5 Additional Team Facilities  

# 1 Cleaning and Sanitation Protocols

# Submission and approval of written protocols Binary L3 - - - 3 3 3 0 0

# Adherence to protocols Binary L3 - - - 3 3 3 0 0

# 2 Team Storage: minimum 200 sq.ft. [Or 2x minimum 100 sq. ft.] Binary L1 - - - 1 1 1 1 1 No MLB Team Storage room.

# 3 Umpire Facilities

# Enough regulation lockers for # of umpires at level of play Binary L3 - - - 3 3 3 0 0 (2) lockers at 36"x 24" x 84"

# Minimum 200 sq.ft. Gradient L2 200 175 150 1 2 5 344 0

# 4 Female Staff Facilities:

# Private dressing, shower, and toilet facility [10 pt total penalty if NA] Binary Critical - - - 10 10 10 1 10 No Female Staff Facility

# Reasonable proximity to home and visiting clubhouses Binary L1 - - - 1 1 1

# Minimum 4 regulation lockers Gradient L2 4 3 2 1 2 5

# Minimum 200 sq.ft. Gradient L2 200 175 150 1 2 5

# Shower heads: 2 Gradient L3 NA 2 1 NA 1 10

# Water closets: 2 Gradient L3 NA 2 1 NA 1 10

# Lavatories: 2 Gradient L3 NA 2 1 NA 1 10

# 5 Weight Room:

# On-site weight room (min 750 sq. ft.) available to H+V [10 pt none] Gradient L3 750 600 450 1 3 10 510 3

# Enclosed, climate-controlled space Binary L3 - - - 3 3 3 0 0

# Rubber mats / flooring (or other MLB Club approved flooring) Binary L1 - - - 1 1 1 1 1 Carpet flooring

# 6 Hitting/Pitching Tunnels:

#

Two covered pitching / hitting tunnels [10 pt total penalty if less than 2] Binary Critical - - - 10 10 10 1 10

The Standards require “two covered 

tunnels for players to practice hitting and 

pitching in an enclosed environment, 

protected from wind-blown rain.” In this 

instance, the tunnels are not in an enclosed 

environment or protected from wind-

blown rain.



FACILITY STANDARDS: GRADING RUBRIC Violation Results in Automatic Non-Compliance

Leidos Field at Ripken Stadium

2/1/2022

Section Facility Standard

Grading 

Category

Relative 

Importance
INPUT Grade Comments

Low Mid High Low Mid High

Standard Cutoff      

(Less Than) Penalty Range

Tunnel 1: Minimum dimensions (12' h x 15' w x 75' l) Gradient L2 See schedule 1 2 4 10'-0" h x 15'-0" w x 53'-0" l

# Tunnel 2: Minimum dimensions (12' h x 15' w x 75' l) Gradient L2 See schedule 1 2 4 10'-0" h x 15'-0" w x 53'-0" l

# Padding pitching screen (8' x 8') Binary L1 - - - 1 1 1 0 0

# Sufficient lighting systems [minimum 70 fc] Binary L1 - - - 1 1 1 1 1 see lighting report

# Well-ventilated space Binary L1 - - - 1 1 1 1 1 no mechanical ventilation (open air)

# Power outlets Binary L1 - - - 1 1 1 0 0

#
Professional quality netting without defects Binary L3 - - - 3 3 3 1 3

Observed multiple locations of wear and 

damage to netting

# Section 5 Total 30

#

# Section 6 High-Speed Internet

# 1 Primary Internet Connection Binary Critical - - - 10 10 10 0 0 see internet email

# 2 Secondary Internet Connection Binary L3 - - - 3 3 3 0 0 see internte email

# Section 6 Total 0

#

# Section 7 Playing Field  

# 1 Field Dimensions Compliance:

#

Distance Between Bases (+/- 3") Binary L2 - - - 2 2 2 0 0

(+/-) .5" Total; 3rd to 2nd base 

measurement was incorrect due to 

improper 3rd base anchor installation, the 

base does not align with the foul line

#

Pitcher's Mound Height (+/- 1") Binary L3 - - - 3 3 3 0 0

Mound height is slightly off at 10.25" but is 

within tolerance; Mound distance is 

60'6.75"

#

Pitcher's Mound Slope Binary L3 - - - 3 3 3 0 0

Due to the timing of the field audit, mound 

slopes were not able to be accurately 

checked.  The clay has undergone 

freeze/thaw cycles and was not in game 

ready condition.

# Playing Surface:

#

No defects or trip hazards Binary L3 - - - 3 3 3 0 0

The field has some defects that are not 

player safety issues but need to be called 

out due to the fact that they do not to 

comply with the suggested rulebook layout 

of these areas. 

1) The pitcher's mound circle has a 17' 

diameter (radius of 8'6")  which is smaller 

than the suggested 18' diameter (9' radius) 

in the Official Baseball Rules.

2) The infield arc measurement, which is 

the arc separating the red infield turf from 

the green outfield turf is not at the 

suggested measurement.  The arc varies 

from 94'6" at the RF & LF foul line corners 

to 93'8" at shortstop and 93'10" at 2nd 

base position area.  The standard 

measurement is 95 feet, measured from 

the center, front edge of the pitching 

rubber.

3) 3rd Base Foul Line - There is an area in 

front of the 3rd base bag where the  joints 

of the white foul lines are offset, resulting 

in a crooked foul line.

4) As noted above, the 3rd base anchor is 

not properly aligned with the foul line 

which results in the incorrect measurement 

from 3rd to 2nd base.

#

Warning track - covering all zones within 15' of all walls/fences Binary L2 - - - 2 2 2 0 0

The warning track in front of the dugouts is 

9'-9" but this is ok per MLB interpretations.

#

Warning track material - sufficiently different surface type Binary L2 - - - 2 2 2 1 2

The red synthetic turf warning track does 

not provide a tactile change in surface type 

from the green synthetic turf.

# 2 Field Grade

# Flat infield playing surface [Existing facilities in compliance up to .37%] Binary L2 - - - 2 2 2 0 0

# Maximum grade from baseline to dugout step = 8" Binary L2 - - - 2 2 2 0 0

# Maximum grade from second base to OF warning track = 20" Binary L2 - - - 2 2 2 0 0

# 3 Field Wall

# Minimum 8' high [5' minimum in front of existing bullpens] Binary L3 - - - 3 3 3 0 0

#

Protective padding up to at least 8' high (or top of wall) Binary L3 - - - 3 3 3 1 3

Protective Padding is present, but the gap 

between the bottom and the ground is too 

high; leaving concrete/ fence rails exposed

# Appropriate safeguards over any LEDs (if applicable) Binary L1 - - - 1 1 1 0 0



FACILITY STANDARDS: GRADING RUBRIC Violation Results in Automatic Non-Compliance

Leidos Field at Ripken Stadium

2/1/2022

Section Facility Standard

Grading 

Category

Relative 

Importance
INPUT Grade Comments

Low Mid High Low Mid High

Standard Cutoff      

(Less Than) Penalty Range

# 4 Bullpens

#
New facilities: Bullpen location off the playing field Binary L3 - - - 3 3 3 0 0

Bullpens are located off of the playing field

#

Protective overhead cover (if off the playing field) Binary L2 - - - 2 2 2 1 2

Bullpen seating areas do not have a 

permanent overhead cover to protect 

players from the elements (sun, rain, wind, 

snow, etc.).  A pop-up tent does not satisfy 

this requirement.

# No tripping hazard (if in foul territory) Binary L3 - - - 3 3 3 0 0

#

Visible to both dugouts and press box (or appropriate video feed) Binary L1 - - - 1 1 1 1 1

Both pitching rubbers on the bullpen 

mounds are not fully visible from both 

dugouts.  On the right field bullpen mound, 

the mound farthest from the fence is not 

visible to the 1st base dugout and on the 

left field bullpen mound, the mound 

farthest from the fence is not visible from 

the 3rd base dugout.

# Two pitching mounds and home plates per bullpen Binary L3 - - - 3 3 3 0 0

#

Regulation Dimension (height and slope) Binary L3 - - - 3 3 3 1 3

The left field bullpen mound heights are 

not in compliance.  The mound nearest to 

the outfield is 11", which is within the 1" 

tolerance.  However, the mound nearest 

the building is 8.75" which is not within 

tolerance.  The pitching rubbers are set 

within .25" of each other in terms of 

elevation so the reason for the incorrect 

height is due to grading issues of the gravel 

base underneath the catcher's areas.  

There is a 2" elevation difference between 

the home plates.  

#

Bench for 10 players in each bullpen Binary L1 - - - 1 1 1 0 0

The left field bullpen has 2 of the individual 

seatbacks that need to be 

repired/replaced.

# Dedicated phones or walkie-talkies with connection to dugout Binary L1 - - - 1 1 1 0 0

# 5 Dugouts

# Bench: Minimum 45' total length Binary L2 - - - 2 2 2 1 2 *Home: 36'-0" | Visitors: 40'-7"

# Bench with seatback Binary L1 - - - 1 1 1 0 0

# Helmet rack for minimum of 15 helmets Binary L1 - - - 1 1 1 0 0

# Bat rack for minimum of 30 bats Binary L1 - - - 1 1 1 0 0

# Water source within 100' of each dugout Binary L1 - - - 1 1 1 0 0

# New facilities: Direct access to restroom Binary L1 - - - 1 1 1 0 0

# Anti-skid surface on steps and walkways Binary L3 - - - 3 3 3 0 0

# Protective netting along entirety of dugout guardrail Binary L3 - - - 3 3 3 0 0

# 6 Field Equipment

#

Batting Cage (min. dimensions w/ padding) Binary L3 - - - 3 3 3 1 3

Provide additonal padding on the back 

alumimium rail of the batting cage frame.

# All required Field Screens Binary L3 - - - 3 3 3 0 0

#
Batter's Eye: Dimensions (Min 30' h x 60' w) [New facilities = 36' h x 60' w] Binary L2 - - - 2 2 2 1 2

Existing Batters Eye is approximately 24' 

tall and 60' wide

#
Batter's Eye: No white lettering/background, motion effects, or LED within 50' of centerBinary L1 - - - 1 1 1 0 0

# Foul Poles: minimum 30' high Binary L1 - - - 1 1 1 0 0

# Foul Poles: minimum 8' padding at base Binary L3 - - - 3 3 3 0 0

# 7 Field Lighting Average fc [Infield] Gradient L3 100 90 70 1 3 10 115.5 0

# Field Lighting Average fc [Outfield] Gradient L3 70 60 50 1 3 10 83.5 0

# Field Lighting Uniformity Ratio [Infield] Gradient L2 1.2 1.3 1.7 1 2 5 1.43 2

# Field Lighting Uniformity Ratio [Outfield] Gradient L2 2.0 2.2 3.0 1 2 5 2.07 1

# 8 Batting Cage Gate Binary L1 - - - 1 1 1 0 0

#

9 Backstop Binary L1 - - - 1 1 1 1 1

"Ripken Stadium" is spelled out in large 

white lettering on the backstop. Team is 

planning on painting the white lettering 

orange.

# 10 Playing Field Tarps: infield, pitcher's mound, home plate, base pit, and bullpen Binary L3 - - - 3 3 3 0 0

# Section 7 Total 22

#

# Section 8 Maintenance  

# 1 Facility Maintenance Staff & Practices

#
Groundskeeper w/ turf degree or other approved accredidation Binary L3 - - - 3 3 3 0 0

8 years of FT experience at Aberdeen, 5 

years in current position as Head GK

# Sufficient groundskeeping staff - no player or coach upkeep required Binary L3 - - - 3 3 3 0 0

#
Approved Groundskeeping Program that is followed by club Binary L3 - - - 3 3 3 0 0

Needs to be compiled & approved for 

upcoming 2022 season.

# 2 Field Maintenance Equipment

# Dirt/clay care equipment Binary L2 - - - 2 2 2 0 0

# Turf care equipment Binary L2 - - - 2 2 2 0 0

# 3 Playing Field Reconditioning (prior to each game) Binary L3 - - - 3 3 3 0 0



FACILITY STANDARDS: GRADING RUBRIC Violation Results in Automatic Non-Compliance

Leidos Field at Ripken Stadium

2/1/2022

Section Facility Standard

Grading 

Category

Relative 

Importance
INPUT Grade Comments
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# 4 Field Maintenance Materials (sufficient drying material on hand) Binary L1 - - - 1 1 1 0 0

#

5 Full-Field Irrigation System Binary L3 - - - 3 3 3 1 3

1) Replace broken lid on quick coupler 

behind the mound - Todd is planning to do 

this before the season begins.

2) The valve box for the quick coupler 

behind home plate is installed too low 

(1/2")  resulting in surface unevenness.  

# 6 Field Drainage System Binary L2 - - - 2 2 2 0 0

Section 8 Total 3

TOTAL FACILITY SCORE 121



EwingCole Project: 20210590

Field Lighting Assessment
Name: Aberdeen IronBirds
Location: Aberdeen, MD
Affiliation: Baltimore Orioles
Class: High A
League: East

H: Home Bullpen V: Visitor Bullpen

A1

B1

C1

C2

A2

B2

V

H

Lighting Assessment Information

Key Sports Lighting System Information Measurements

Stadium/Ballpark
Date Installed
Manufacturer
Lamp Type
Lamp Watts

Date of Readings
Readings Taken By
Light Meter
Meter Calibration Date
Weather/Temperature

Number of Lamps
Lamps Out
Height of Poles A: C:B:

Requirements

Infield Average
H/L | Ratio

Outfield Average
H/L | Ratio

Home Bullpen Average
Visitor Bullpen Average
Hit/Pitch Tunnel 1 Average

Measured
Readings

Number of lamps
Number of lamps out

Lamps higher on
pole for field lighting

Lamps lower on pole
for up-lighting

PDL
Stds.

Hit/Pitch Tunnel 2 Average

Leidos Field

100 FC
1.2/1

2.0/1

50 FC
70 FC
70 FC

50 FC

70 FC

91.0 97.4 109.4 95.7

94.7 76.6 104.2

122.8 126.1 129.8 122.0

130.1 125.0 128.4 117.5

125.5 107.6 117.7 102.5

86.4 83.8 83.6 89.2

96.2 90.7 76.4 81.1 84.4 107.8

69.1 88.9 77.3 54.3 66.4 52.1

95.3 93.9 106.6 72.0 53.2

81.6 104.2 84.6

EwingCole

100

115.5 FC
130.1/91.0 1.43/1

83.5 FC
107.8/52.1 2.07/1

71.2 FC
78.4 FC
54.5 FC

27.0 FC

LED

03/03/2022

Gossen-Mavolux 5032B

Cloudy / 47°

143' 125' 125'

6

Ephesus

15
0

18
0

17
1

17

5

18
0

15
0

2021

1200

08/06/2021

V

H



Field Lighting Assessment
Name: Aberdeen IronBirds
Location: Aberdeen, Maryland
Affiliation: Baltimore Orioles
Class: High A
League: East

Additional Measurement Areas:

Summary of Findings:

Recommendations to meet PDL Facility Standards:

Special Notes on Installation:

Foot-candle Light Summary Data:

EwingCole Project: 20210590

Home Bullpen Visitor Bullpen

Hit/Pitch Tunnel 2

50.1

68.8 89.3

67.4 69.5

82.1 60.4

69.8 97.2

79.6 72.3

91.3

32.024.1 24.9

Area Criteria Measured PDL Facility Standards

Infield
Average

Uniformity Ratio
Average

Outfield
Uniformity Ratio

Home Bullpen Average
Visitor Bullpen Average

Hitting/Pitching Tunnel 1 Average
Hitting/Pitching Tunnel 2 Average

50 FC

50 FC

70 FC

70 FC

100 FC

1.2/1

70 FC

2.0/1

Hit/Pitch Tunnel 1

50.520.7 80.6

54.446.2 74.6

115.5 FC

1.43/1

83.5 FC
2.07/1

78.4 FC

54.5 FC

27.0 FC

71.2 FC

The sports lighting system currently does not comply with PDL Facility Standards in regards to Infield, and Outfield
Uniformity Ratios.

The hitting/pitching tunnels lighting does not comply with the PDL Facility Standard.

The outfield video board is located in front of the C2 pole and causes a shadow in the outfield and is of concern for
playability for the center fielder.  

The amount of shadows and general variations in lighting uniformity that can be seen with the eye in the outfield is
concerning for a new installation and should be looked at by the manufacturer's qualified lighting engineers.

It was our understanding that the five lights out in the C2 pole was due to a circuit breaker issue.  We would recommend having an electrical
contractor troubleshoot this issue.

After the above issue is fixed, we would recommend engaging the original manufacturer to re-aim the system and take measurements until full
compliance with the PDL standard is confirmed.  Uniformity Levels were insufficient in both the infield and outfield areas, the infield deviation is not
likely related to the lights out in the outfield. 

A new overall LED lighting layout is recommended to bring the hitting/pitching tunnel light level averages up to 70 FC.
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SECTION 3.1:  HOME CLUBHOUSE/DRESSING AREA SECTION 3.2:  HOME COMMISSARY 

 

         
SECTION 3.4:  HOME TRAINING ROOM    SECTION 3.4:  HOME TRAINING ROOM    

 

     
SECTION 3.5:  TEAM LAUNDRY FACILITY   SECTION 3.7:  HOME STAFF LOCKERS/DRESSING AREA 
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SECTION 4.1:  VISITING CLUBHOUSE/DRESSING AREA SECTION 4.3:  VISITING TOILET FACILITIES 

 

     

SECTION 4.4:  VISITING TRAINING ROOM   SECTION 4.5:  VISITING STAFF LOCKERS/DRESSING AREA 

 

 
SECTION 5.5:  WEIGHT ROOM 
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SECTION 5.6:  HITTING/PITCHING TUNNELS  SECTION 7:  PLAYING FIELD 

 

           

SECTION 7.3:  FIELD WALL & BULLPEN   SECTION 7.5:  DUGOUTS 

 

         
SECTION 7.6.3:  BATTER’S EYE    SECTION 7.6.4:  FOUL POLES  
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SECTION 3.2:  HOME COMMISSARY AND DINING DID 
NOT HAVE A DESIGNATED SEATING AREA FOR 8.  
ALSO THE SPACE DID NOT HAVE A FREEZER, SINK 
OR DISHWASHER. 
 

 

 

 

 

SECTION 3.8:  THE HOME MANAGERS OFFICE’S 
FURNITURE LAYOUT DOES NOT ACCOUNT FOR A 
MEETING OF 6 PEOPLE – PLENTY OF SPACE TO 
ACCOMMODATE THIS REQUIREMENT. 
 

 

 

 

 

 

 

 
 
 
 

       

SECTION 3.5:  BOTH COMMERICAL WASHERS IN THE 
LAUNDRY ROOM ARE CURRENTLY UNDERSIZED AT 
40 LB CAPACITY. 
 
 
 
 
 

 

SECTION 4.4: VISITORS TRAINING ROOM DOES NOT 
HAVE A SINK OR DEDICATED WHIRPOOLS FOR 
VISITING TEAM. 
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SECTION 4.5:  VISITING STAFF LOCKER ROOM ONLY 
HAS 4 REGULATION SIZE LOCKERS AND DOES NOT 
HAVE SPACE TO INCLUDE MORE LOCKERS 

 
SECTION 4.5:  THE WEIGHT ROOM IS NOT LARGE ENOUGH 
AND IS GENERALLY COVERED WITH CARPETTING – NOT A 
RUBBER/ MLB APPROVED FLOORING 

         
SECTION 5.6:  BATTING TUNNELS ARE OPEN AIR AND 
NOT LONG ENOUGH – 55 FEET 
 

 

         
SECTION 7.3:  PROTECTIVE PADDING GENERALLY IS 
INSTALLED ABOVE THE 4 INCH THRESHOLD AT BASE.  
COMMON THROUGHOUT PLAYING FIELD. 

 
SECTION 7.5:  BOTH HOME AND AWAY DUGOUT BENCHES 
ARE LESS THAN 45 FEET IN LENGTH 
 

 
SECTION 7.9:  WHITE SIGNAGE AT BACKSTOP.  TO BE 
PAINTED ORANGE THIS OFF SEASON. 
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3RD BASE IS NOT PROPERLY ALIGNED WITH THE 
TURF FOUL LINE. 
 

 

 

 

BASE ANCHOR HOLE FOR 60’ BASES (YOUTH GAMES). 
TODD SAID PLUGS WITH TURF INFILL ON TOP ARE 
FABRICATED AND ARE INSTALLED FOR MiLB GAMES. 
 

 

       

3RD BASE FOUL LINE JOINT IS OFFSET, RESUTING IN A 
CROOKED FOUL LINE. 
 
 
 

 

RUBBER BASE PLUG FOR 60’ BASES. TODD WILL INSTIALL 
TURF & INFILL ON TOP OF THE PLUGS PRIOR TO THE MiLB 
SEASON. 
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WARNING TRACK IN FRONT OF DUGOUTS DOES NOT MEET 
15’ MINIMUM WIDTH REQUIREMENT.  WARNING TRACK DOES 
NOT PROVIDE TACTILE DIFFERENCE. 
 
 
 

 
LEFT FIELD BULLPEN – 3RD BASE DUGOUT NOT VISIBLE FROM 
THE PITCHING RUBBER LOCATED FARTHEST FROM THE 
FIELD. 

         

         
LEFT FIELD BULLPEN – REPLACE BROKEN 
SEATBACKS. 
 
 
 
 

 
RIGHT FIELD BULLPEN – 1ST BASE DUGOUT NOT VISIBLE 
FROM THE PITCHING RUBBER LOCATED FARTHEST FROM 
THE FIELD. 
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PROVIDE ADDITIONAL PADDING ON BATTING CAGE FRAME – 
THE BACK ALUMINUM RAIL NEEDS PADDING. 
 

 
QUICK COUPLER BEHIND HOME PLATE – THE VALVE BOX IS 
INSTALLED TOO LOW WHICH CAUSES AN UNEVEN SURFACE. 
 
 
 
 

 
QUICK COUPLER BEHIND PITCHERS MOUND – NEED TO 
REPLACE BROKEN VALVE BOX LID. 
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Schmitt, Craig J.

From: Kevin Jimenez <kjimenez@ironbirdsbaseball.com>

Sent: Wednesday, February 09, 2022 12:13 PM

To: Schmitt, Craig J.

Cc: Jack Graham

Subject: Re: follow-up question re: ballpark PDL facility audit

Sent from EXTERNAL Source  

Yes - we meet the requirements.  

 

Thanks, 

KJ 

 

 
 

 

On Feb 9, 2022, at 11:56 AM, Schmitt, Craig J. <cschmitt@ewingcole.com> wrote: 

 

Thank you Kevin.  It sounds like you are compliant with both standards then, yes? 

  

Craig 

  

Craig  J.  Schmitt, RA
 

PRINCIPAL 
 

EwingCole 

Federal Reserve Bank Building

100 N. 6th Street 
 

Philadelphia, PA 19106-1590
  

DIRECT  215.409.4264 

 

TEL  215.923.2020 
 

EMAIL  cschmitt@ewingcole.com
   

ewingcole.com 

www.ewingcole.com/sports
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From: Kevin Jimenez <kjimenez@ironbirdsbaseball.com>  

Sent: Wednesday, February 09, 2022 11:36 AM 

To: Schmitt, Craig J. <cschmitt@ewingcole.com> 

Cc: Jack Graham <jgraham@ironbirdsbaseball.com> 

Subject: Re: follow-up question re: ballpark PDL facility audit 

  

Sent from EXTERNAL Source 

Hi Craig -  

  



2

To meet the MLB’s PDL requirements, we use Verizon FiOS (primary) and Comcast XFINITY (secondary) 

for internet.  We increase our FiOS bandwidth to 1Gig and maintain 150mb XFINITY bandwidth during 

the season.  

  

We have various secure VLANs that provide AP coverage for all the areas listed below.  Note - the 

batting / pitching facilities are outside and may be subject to weather conditions. 

 

 

 

Thanks,  

KJ 

  

<image001.jpg> 

 

 

 

On Feb 8, 2022, at 1:36 PM, Jack Graham <jgraham@ironbirdsbaseball.com> wrote: 

  

Craig, 

  

I am copying KJ Jimenez on this email to help provide a description of the internet 

service provided to the clubhouses. @Kevin Jimenez can you please provide for Craig a 

description of how our systems comply with the following requirements? 

  

6.1 PRIMARY INTERNET CONNECTION 

Each facility shall provide Wi-Fi connectivity through a dedicated internet connection 

(“Primary Internet Connection”) for the exclusive use of players and staff of the home 

and visiting Major League organizations. The Primary Internet Connection shall provide 

a minimum 300 Mb ofsynchronous bandwidth. In the event that a dedicated, 300 Mb 

synchronous bandwidth connection is not available in a particular market, the facility 

shall provide the dedicated internet connection with the highest synchronous 

bandwidth available. If no dedicated, synchronous bandwidth connection is available, 

the facility shall provide the shared connection with the highest available bandwidth. 

Separate virtual local area networks (“VLANs”) shall be made available for the home PDL 

Club and the visiting PDL Club. Each of the home and visiting PDL Club VLANs shall be 

accessible in the hitting and pitching tunnels, weight room, female staff facilities, press 

box area, and the respective clubhouse areas (i.e., the dressing areas, training room and 

other areas of the clubhouse utilized by players and staff). The Major League Baseball 

Club shall determine the appropriate allocation of bandwidth to each location served by 

the VLANs, provided that the home PDL Club may not receive a greater allocation than 

the visiting PDL Club in any location. Firewalls shall be established at any point of 

connection between any networks of different trust levels (e.g., local area network, 

cloud, and the internet) and on all points of connection between the home and visiting 

networks. 

  

6.2 SECONDARY INTERNET CONNECTION 

Each facility shall be equipped with a shared internet connection (“Secondary Internet 

Connection”) for the exclusive use of players and staff of the home and visiting Major 

League organizations in the event of a Primary Internet Connection failure. The 

Secondary Internet Connection shall provide a minimum of 150 Mb of asynchronous 

bandwidth, or the highest shared bandwidth connection available. 

  



3

Jack A. Graham 

General Manager 

Aberdeen IronBirds 

O: (443) 327-8061 

  

From: Schmitt, Craig J. <cschmitt@ewingcole.com>  

Sent: Monday, February 7, 2022 2:28 PM 

To: Jack Graham <jgraham@ironbirdsbaseball.com> 

Subject: follow-up question re: ballpark PDL facility audit 

  

Hi Jack, 

  

As you know, the new PDL facility standards have some specific requirements for 

primary and secondary high-speed internet service – refer to Articles 6.1 and 6.2.   Can 

you please have the person in charge of your IT service send me a description of the 

service you currently have at the ballpark so we can evaluate it per the scoring 

rubric.  The description should be as specific as possible with respect to the standards.  

  

There is a 10-point penalty for noncompliance with 6.1 and a 3-point penalty for 

noncompliance with 6.2 so we want to be sure we have this scored accurately. 

  

You may have been asked by MLB to provide similar information prior to the standards 

being issued.  That information was used to develop the standard.  We are not privy to 

that information, so we are asking each team to provide this information so we can 

complete the scoring rubric. 

  

Thank you in advance. 

  

Craig  

  

Craig  J.  Schmitt, RA
 

PRINCIPAL 
 

EwingCole 
Federal Reserve Bank Building

100 N. 6th Street 
 

Philadelphia, PA 19106-1590
  

DIRECT  215.409.4264 

 

TEL  215.923.2020 
 

EMAIL  cschmitt@ewingcole.com
   

ewingcole.com 

www.ewingcole.com/sports
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Scope of Work QTY UNIT UNIT COST AMOUNT TOTAL
1

Shell Construction - 
Site clearing, grading, excavation & backfill 3,000       SF 5.00$           15,000$       
Demo Batting Tunnel 2,437       SF 5.00$           12,185$       
Concrete footers, columns 15           CY 840.00$        12,600$       
CMU Foundation Wall 190         SF 224.00$        42,560$       
Concrete slab on grade inc base prep 1,016       SF 11.20$          11,379$       
Light Gage Framing Roof Trusses 1,450       SF 8.00$           11,600$       
Decorative CMU Veneer 1,408       SF 32.00$          45,056$       

1,408       SF 48.00$          67,584$       
Windows, 5'X5' 4             EA 2,800.00$     11,200$       
Roofing, insulation, flashing 1,450       SF 28.00$          40,600$       
Mechanical equipment & shell hvac construct 1,016       SF 30.00$          30,480$       
Plumbing equipment & shell plumbing constr  1,016       SF 5.60$           5,690$         
Electrical service, equipment 1,016       SF 11.20$          11,379$       
Fire alarm, security, misc systems 1,016       SF 5.60$           5,690$         
Signage 1,016       SF 2.24$           2,276$         
IT/AV 1,016       SF 3.36$           3,414$         
Experiential Graphics 1,016       SF 3.36$           3,414$         

332,106$               

Site Improvements - 
Temporary facilities 1 LS 16,800.00$   16,800$       
Erosion control 1 LS 6,000.00$     6,000$         
Site Concrete - walkways 472 SF 8.96$           4,229$         
Lawns, Landscaping 1748 SF 10.00$          17,480$       
SUBTOTAL 44,509$                 

Interior Fitout, General - 
Demo cmu 632         SF 4.00$           2,528$         
Demo Existing Door 2             EA 75.00$          150$            
Partitions, cmu 802         SF 20.00$          16,040$       
New Flooring 6,560       SF 14.00$          91,840$       
New Ceiliings 6,560       SF 12.00$          78,720$       
Door openings - door, frame, hardware, per leaf 5             EA 2,240.00$     11,200$       
Interior painting, wall finishes 20,873     SF 3.25$           67,837$       
SUBTOTAL 268,315$               

Interior Fitout, By Room - 

A Locker Room

B Player Grooming

C Women's Locker

D Video Coaching

E Manager's Office
Furniture/Finishes  

Couch 1             EA 2,800.00$     2,800$         
SUBTOTAL 2,800$                   

F Manager/Coaches Grooming

G Coaches Locker

H Laundry Room
Mechanical  

Washer / extractor, commercial 2             EA 22,400.00$   44,800$       
Washer / extractor, connections upgrade 1             AL 2,500.00$     2,500$         

SUBTOTAL 47,300$                 

I Team Equipment

J Mechanical Room

K Player Dining
Furniture/Finishes  

Quartz countertops 17           LF 336.00$        5,712$         
Plam cabinets 17           LF 448.00$        7,616$         
Refrigerator 1             EA 2,400.00$     2,400$         
Microwave 1             EA 480.00$        480$            
Dishwasher 1             EA 1,200.00$     1,200$         
Garbage disposer 1             EA 400.00$        400$            
Water dispenser 1             EA 560.00$        560$            
Reach-in Refrigerator 1             EA 2,800.00$     2,800$         
Dining tables 2             EA 2,800.00$     5,600$         
Chairs 8             EA 168.00$        1,344$         
Misc furnishings 1             LF 2,800.00$     2,800$         

Electrical - power, lighting 422         SF 33.60$          14,179$       
Plumbing - 
 Sinks 1             SF 1,680.00$     1,680$         
 Piping, drains, equipment connections 422         SF 16.80$          7,090$         
SUBTOTAL 53,861$                 

L Family

M Men's Restroom
 

N Women's Restroom

RIPKEN STADIUM STUDY - ROUGH ORDER OF MAGNITUDE COST ESTIMATE - OPTION 1
3/22/2022

ADDITION TO HOME CLUBHOUSE AND SPORTS PERFORMANCE CENTER

Exterior Cavity Walls - cmu backup, avb, rigid insulation
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Scope of Work QTY UNIT UNIT COST AMOUNT TOTAL

RIPKEN STADIUM STUDY - ROUGH ORDER OF MAGNITUDE COST ESTIMATE - OPTION 1
3/22/2022

O Lobby

P Vestibule

Q Weight Room
Flooring in interior fitout
Ceilings in interior fitout
Wall mirrors 160         SF 40.00$          6,400$         

Electrical - power, lighting 893         SF 12.00$          10,716$       
SUBTOTAL 17,116$                 

R Weight Office

S Training Office
Furniture/Finishes

Flooring in interior fitout
Ceilings in interior fitout
Desks/chairs 1             EA 3,920.00$     3,920$         

Windows, interior 56           SF 84.00$          4,704$         
Mechanical - ducts, grd's 85           SF 16.80$          1,428$         
Electrical - power, lighting 85           SF 22.40$          1,904$         
Misc furnishings 1             LS 1,120.00$     1,120$         
SUBTOTAL 13,076$                 

T Training Room
Flooring in interior fitout
Ceilings in interior fitout
Quartz Countertop 13           LF 336.00$        4,368$         
Laminate Cabinets 13           LF 448.00$        5,824$         

Mechanical - ducts, grd's 460         SF 14.00$          6,440$         
Electrical - power, lighting 460         SF 14.00$          6,440$         
AV/IT 1             LS 1,800.00$     1,800$         
Plumbing

Service piping, drains, miscellaneous 460         SF 16.80$          7,728$         
Undermount sinks 1             EA 1,680.00$     1,680$         
Ice machine 1             EA 3,360.00$     3,360$         
Hydro tubs 1             EA 8,400.00$     8,400$         

Treatment tables 1             EA 2,800.00$     2,800$         
Misc furniture & furnishings 1             LS 4,000.00$     4,000$         
SUBTOTAL 52,840$                 

U Equipment Storage
Furniture/Finishes  

Flooring in interior fitout
Ceilings in interior fitout
Storage Shelving 1             LS 2,500.00$     2,500$         

Mechanical - ducts, grd's 300         SF 28.00$          8,400$         
Electrical - power, lighting 300         SF 33.60$          10,080$       
SUBTOTAL 20,980$                 

V Electrical Room

W Corridor

X Batting Tunnels

852,903$              
COST/GSF 130$                     

2

Shell Construction - 

Cut existing Slab for Addition 800         SF 8.00$           6,400$         
Modify Storage Framing 450         SF 8.00$           3,600$         
New Sidewalks 230         SF 11.20$          2,576$         
Patch around new addtion 120         SF 11.20$          1,344$         
Concrete footers, columns 10           CY 840.00$        8,400$         
CMU Foundation Wall 122         SF 24.00$          2,928$         
CMU Door Infill 37           SF 24.00$          897$            
Concrete slab on grade inc base prep 380         SF 11.20$          4,256$         
Light Gage Framing Roof Trusses SF 8.00$           -$                
Framing SF 8.00$           -$                
Roof Material SF 8.00$           -$                
Exterior wall facing -  
Decorative CMU Veneer 768         SF 38.00$          29,184$       

768         SF 48.00$          36,864$       
Windows, 5'X5' 1             EA 2,800.00$     2,800$         
Roof insulation, flashing modify existing 2,143       SF 10.00$          21,430$       
Mechanical equipment & shell hvac construct 380         SF 11.20$          4,256$         
Plumbing equipment & shell plumbing constr  380         SF 5.60$           2,128$         
Electrical service, equipment 380         SF 11.20$          4,256$         
Fire alarm, security, misc systems 380         SF 5.60$           2,128$         
Signage 380         SF 2.24$           851$            
Experiential Graphics 380         SF 3.36$           1,277$         

135,575$               

ADDITION AND RENOVATED HOME CLUBHOUSE AND SPORTS PERFORMANCE CENTER TOTAL

ADDITION AND RENOVATION TO VISITORS CLUBHOUSE

Exterior Cavity Walls - cmu backup, avb, rigid insulation
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Scope of Work QTY UNIT UNIT COST AMOUNT TOTAL

RIPKEN STADIUM STUDY - ROUGH ORDER OF MAGNITUDE COST ESTIMATE - OPTION 1
3/22/2022

Site Improvements - 
Temporary facilities 1 LS 16,800.00$   16,800$       
Disturbed area 1400 SF 10.00$          14,000$       
Demo Existing Storage Slab 800 LF 8.00$           6,400$         
Site Concrete - walkways 350 SF 8.96$           3,136$         
Modify Existing Storage Structure 1 LS 12,000.00$   12,000$       
SUBTOTAL 52,336$                 
Interior Fitout, General - 
Partitions, cmu demo 972         SF 8.00$           7,776$         
Demo Doors 1             EA 50.00$          50$             
Partitions, cmu 999         SF 20.00$          19,980$       
New Flooring 3,760       SF 14.00$          52,640$       
New Ceiliings 3,760       SF 12.00$          45,120$       
Door openings - door, frame, hardware, per leaf 3             EA 2,240.00$     6,720$         
Interior painting, wall finishes 11,725     SF 3.25$           38,106$       
SUBTOTAL 170,392$               
Interior Fitout, By Room - 

A Locker Room
Furniture/Finishes  

Flooring in interior fitout
Ceilings in interior fitout
Laminate Lockers 3             EA 1,000.00$     3,000$         

Electrical -  
Data and power (includes power/data at each locker) 170         SF 11.20$          1,904$         
Linear LED Fixtures 170         SF 16.80$          2,856$         

SUBTOTAL 7,760$                   
B Player Grooming

Furniture/Finishes  

C Women's Locker
Furniture/Finishes  

Flooring in interior fitout
Ceilings in interior fitout
New Paint 2,035       SF 3.00$           6,105$         
2x2 ACT Ceiling SF 8.40$           -$                
Ptd gwb Ceiling (toilet room) 150         SF 11.20$          1,680$         
Quartz countertops 8             LF 336.00$        2,688$         
Frameless mirrors 3             EA 280.00$        840$            
Toilet cubicles - std 2             EA 2,240.00$     4,480$         
   accessible EA 3,360.00$     -$                
Toilet accessories 1             LS 2,800.00$     2,800$         
Laminate Lockers 8             EA 1,000.00$     8,000$         
Chairs 8             EA 112.00$        896$            

Mechanical - ducts, grd's, exh fans 380         SF 33.60$          12,768$       
Electrical - power, lighting 380         SF 33.60$          12,768$       
Plumbing  

Undermount sinks 3             EA 1,120.00$     3,360$         
Wall mounted toilets 2             EA 2,240.00$     4,480$         
Showers 2             EA 1,120.00$     2,240$         
Service piping, drains, miscellaneous 1             LS 16,800.00$   16,800$       

SUBTOTAL 79,905$                 

D Video Coaching

E Manager's Office
Furniture/Finishes  

Couch 1             EA 2,800.00$     2,800$         
Laminate Lockers 1             EA 1,000.00$     1,000$         
Desks/chairs 1             EA 3,920.00$     3,920$         

SUBTOTAL 7,720$                   
F Manager/Coaches Grooming

Furniture/Finishes  
Flooring in interior fitout
Ceilings in interior fitout
Quartz countertops 5             LF 336.00$        1,680$         
Frameless mirrors 2             EA 280.00$        560$            
Toilet cubicles - std 1             EA 2,240.00$     2,240$         
Toilet accessories 1             LS 2,800.00$     2,800$         

 
Electrical - power, lighting 148         SF 28.00$          4,144$         
Plumbing  

Undermount sinks 2             EA 1,680.00$     3,360$         
Wall mounted toilets 1             EA 2,240.00$     2,240$         
Showers 2             EA 1,120.00$     2,240$         
Service piping, drains, miscellaneous 1             LS 20,000.00$   20,000$       

SUBTOTAL 39,264$                 
G Coaches Locker

Furniture/Finishes  
Flooring in interior fitout
Ceilings in interior fitout
Laminate Lockers 7             EA 560.00$        3,920$         
Desks/chairs 1             EA 3,920.00$     3,920$         

Electrical - power, lighting 230         SF 22.40$          5,152$         
SUBTOTAL 12,992$                 

H Laundry Room
Mechanical  

Washer / extractor, commercial 2             EA 22,400.00$   44,800$       
Washer / extractor, connections upgrade 1             AL 2,500.00$     2,500$         

SUBTOTAL 47,300$                 
I Team Equipment

J Mechanical Room
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Scope of Work QTY UNIT UNIT COST AMOUNT TOTAL

RIPKEN STADIUM STUDY - ROUGH ORDER OF MAGNITUDE COST ESTIMATE - OPTION 1
3/22/2022

K Player Dining
Furniture/Finishes  

Flooring in interior fitout
Ceilings in interior fitout
Quartz countertops 17           LF 336.00$        5,712$         
Plam cabinets 17           LF 448.00$        7,616$         
Refrigerator/Freezer 1             EA 2,400.00$     2,400$         
Microwave 1             EA 480.00$        480$            
Dishwasher 1             EA 1,200.00$     1,200$         
Garbage disposer 1             EA 400.00$        400$            
Water dispenser 1             EA 560.00$        560$            
Reach-in Refrigerator 1             EA 2,800.00$     2,800$         
Dining tables 3             EA 2,800.00$     8,400$         
Chairs 12           EA 168.00$        2,016$         
Misc furnishings 1             LF 1,800.00$     1,800$         

Electrical - power, lighting 374         SF 11.20$          4,189$         
Plumbing - 
 Sinks 1             SF 1,680.00$     1,680$         
 Piping, drains, equipment connections 374         SF 16.80$          6,283$         
SUBTOTAL 45,536$                 

L Family

M Men's Restroom
 

N Women's Restroom

O Lobby

P Vestibule

Q Weight Room

R Weight Office

S Training Office

T Training Room
Flooring in interior fitout
Ceilings in interior fitout
Quartz Countertop 8             LF 336.00$        2,688$         
Laminate Base Cabinets 8             LF 250.00$        2,000$         
Laminate Wall Cabinets 5.5          LF 200.00$        1,100$         

Plumbing
Service piping, drains, miscellaneous 328         SF 16.80$          5,510$         
Undermount sinks 1             EA 1,680.00$     1,680$         
Hydro tubs 1             EA 8,400.00$     8,400$         

Treatment tables 1             EA 2,800.00$     2,800$         
Desks/chairs 1             EA 3,920.00$     3,920$         

SUBTOTAL 28,098$                 
U Training Storage

V Electrical Room

W Corridor

X Batting Tunnels

626,878$              
COST/GSF 167$                     

 

Demo area for Batting Tunnels 6,000       SF 6.00$           36,000$       
Remove Exist temporary structure 2,500       SF 6.00$           15,000$       
Restore Hardscape/Landscape 1,580       SF 10.00$          15,800$       
Foundations - footer 32           CY 500.00$        16,000$       
Foundations - foundation wall 748         SF 22.00$          16,456$       
Asphalt base 4,100       SF 5.60$           22,960$       
Synthetic Turf 4,100       SF 9.00$           36,900$       
Netting 1             SF 25,000.00$   25,000$       
Electrical service, equipment 4,100       SF 16.00$          65,600$       
Ventilating, equipment 4,100       SF 12.00$          49,200$       
Pre-engineered shell, insulated, inc end walls 4,420       SF 45.00$          198,900$     

497,816$              
COST/GSF 113$                     

ADDITIONAL PDL REQUIREMENTS

3 RETAIN EXISTING VISITORS CLUBHOUSE FOR HIGH SCHOOL GAMES

4 NEW WALL PADDING ON EXISTING OUTFIELD FENCE
Remove & Replace existing plywood 4,799       SF 5.00$           23,995$       
3" padding on Z clips 4,800       SF 22.00$          105,600$     
New advertising on padding 4,800       SF 15.00$          72,000$       
New 3'-0"w gate 1             EA 2,000.00$     2,000$         

203,595$              

8
Camera system (hardwired) 1             LS 50,000.00$   50,000$       

50,000$                

RENOVATED VISITOR CLUBHOUSE AND SPORTS PERFORMANCE CENTER TOTAL

TOTAL

ADD VIDEO SURVEILLANCE OF ALL PLAYER/STAFF PARKING, ENTRANCES TO HOME 

TOTAL

NEW 2 LANE BATTING TUNNEL TOTAL

NEW 2 LANE BATTING TUNNEL
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Scope of Work QTY UNIT UNIT COST AMOUNT TOTAL

RIPKEN STADIUM STUDY - ROUGH ORDER OF MAGNITUDE COST ESTIMATE - OPTION 1
3/22/2022

9
Minor renovations (ie Paint, door hardware, etc) 1             LS 5,000.00$     5,000$         

5,000$                  
11

Pre-engineered canopy 300         SF 75.00$          22,500$       
22,500$                

13
Extend Warning Track to 15' 1             AL  $   61,800.00 61,800$       
Bullpen Fence Modifications 1             AL 20,220.00$   20,220$       
Raise Irrigation Boxes 1             AL 1,000.00$     1,000$         
Add Batting Cage Padding 1             AL 500.00$        500$            

83,520$                

14
Total inc structural framing, foundations, facing 1             LS 200,000        200,000$     

200,000$              

564,615$              

852,903$              
626,878$              
497,816$              
564,615$              

ESTIMATED DIRECT CONSTRUCTION COST   2,542,212$         

Design Contingency 15% 381,332$               
Construction Contingency (Post Bid) 10% 254,221$               
SUBTOTAL 3,177,766$             

General Conditions 8% 254,221$               
Prime Contractor Overhead and Profit 10% 317,777$               
SUBTOTAL 3,749,763$             

Owner Miscellaneous (Permits, Insur, Test & Inspects, 
etc.) 4% 101,688$               
Design Fees (based on Construction total w/ contingency 
and O&P) 14% 524,967$               
Owner's Representative 4%  101,688$               

ESTIMATED PROJECT COST   (Rounded) 4,478,000$       

ADDITION AND RENOVATED HOME CLUBHOUSE AND SPORTS PERFORMANCE CENTER
RENOVATED VISITOR CLUBHOUSE AND SPORTS PERFORMANCE CENTER

NEW 2 LANE BATTING TUNNEL
ADDITIONAL PDL REQUIREMENTS TOTAL

ADD PROTECTIVE COVER FOR VISITORS  AND HOME BULLPEN

TOTAL

MODIFY EXISTING OFFICE SPACE TO BE COMMAND POST FOR EVENT SECURITY FORCES

TOTAL

TOTAL

ADDITIONAL PDL REQUIREMENTS TOTAL

PLAYING FIELD IMPROVEMENTS

TOTAL

REMOVE EXISTING BATTER'S EYE AND BUILD NEW 36'H X 60'W BATTER'S EYE WITH MESH WINDSCREEN
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Scope of Work QTY UNIT UNIT COST AMOUNT TOTAL
1

Shell Construction - 
Site clearing, grading, excavation & backfill 10,000     sf 4.00$            40,000$       
Concrete footers, columns 25           EA 840.00$        21,000$       
Concrete footer 52           CY 600.00$        31,200$       
Foundations - footer, frost wall 365          LF 280.00$        102,200$      
Concrete slab on grade inc base prep 8,200       SF 11.20$          91,840$       
Structural Steel (assume 10#/sf) 41           T 5,400.00$     221,400$      
Metal roof deck 8,200       SF 3.36$            27,552$       
Exterior wall facing -  

Stone veneer base (3'h) 365          LF 224.00$        81,760$       
    Concealed fastener lap seam met panel (abv stone) 365          LF 224.00$        81,760$       

365          LF 560.00$        204,400$      
Windows, 5'X5' 15           EA 2,800.00$     42,000$       
Roof, insulation, flashing 8,200       SF 28.00$          229,600$      
Mechanical equipment & shell hvac construction 8,200       SF 11.20$          91,840$       
Plumbing equipment & shell plumbing construction 8,200       SF 5.60$            45,920$       
Fire protection - sprinklers 8,200       SF 5.60$            45,920$       
Electrical service, equipment 8,200       SF 11.20$          91,840$       
Fire alarm, security, misc systems 8,200       SF 5.60$            45,920$       
Signage 8,200       SF 1.25$            10,250$       
Experiential Graphics 8,200       SF 0.50$            4,100$         
Batting Tunnel -   
Site clearing, grading, excavation & backfill 6,000       sf 4.00$            24,000$       
Concrete footers, columns 14           EA 840.00$        11,760$       
Concrete footer 26           CY 600.00$        15,600$       
Foundations - footer, frost wall 234          LF 280.00$        65,520$       
Structural Steel (assume 10#/sf) 25           T 5,600.00$     140,000$      
Metal roof deck 4,822       SF 3.36$            16,202$       
Exterior wall facing -  
Stone veneer base (3'h) 234          LF 224.00$        52,416$       
Concealed fastener lap seam met panel (abv stone) 234          LF 224.00$        52,416$       

234          LF 560.00$        131,040$      
Roof, insulation, flashing 4,822       SF 28.00$          135,016$      
Mechanical equipment & shell hvac construct 4,822       SF 11.20$          54,006$       
Plumbing equipment & shell plumbing constr  4,822       SF 5.60$            27,003$       
Fire protection - sprinklers 4,822       SF 5.60$            27,003$       
Electrical service, equipment 4,822       SF 11.20$          54,006$       
Fire alarm, security, misc systems 4,822       SF 5.60$            27,003$       
Signage 4,822       SF 1.25$            6,028$         
Experiential Graphics 4,822       SF 0.50$            2,411$         

2,351,933$          
Site Improvements - 
Temporary facilities 1             LS 16,800.00$   16,800$       
Erosion control 1             LS 11,200.00$   11,200$       
Site Concrete - curbs 400          LF 28.00$          11,200$       
Site Concrete - walkways 1,600       SF 10.00$          16,000$       
New asphalt paving full depth 100          SY 54.00$          5,400$         
New asphalt wearing course (east portion not incl) 900          SY 11.20$          10,080$       
Pavement markings 1             LS 2,500.00$     2,500$         
Lighting - additional poles 1             EA 8,400.00$     8,400$         
Lawns, Landscaping 1             LS 10,000.00$   10,000$       
Player/Staff parking fencing 400          LF 95.20$          38,080$       
Sliding gates, operators 1             EA 24,000.00$   24,000$       
Site signage 1             LS 2,800.00$     2,800$         
Site utilities -   

Storm drainage 1             LS 15,000.00$   15,000$       
Sanitary 1             LS 15,000.00$   15,000$       
Domestic & fire water 1             LS 30,000.00$   30,000$       

SUBTOTAL 216,460$             
Interior Fitout, General - 
Partitions, cmu 4" 1,680       SF 18.00$          30,240$       
Partitions, cmu 6" 8,910       SF 22.00$          196,020$      
Door openings - door, frame, hardware, per leaf 37           EA 2,240.00$     82,880$       
Interior painting, wall finishes 15,400     SF 5.60$            86,240$       

395,380$             

RIPKEN STADIUM STUDY - ROUGH ORDER OF MAGNITUDE COST ESTIMATE - OPTION 2

3/22/2022

NEW STANDALONE HOME CLUBHOUSE AND SPORTS PERFORMANCE CENTER

Exterior Cavity Walls - cmu backup, avb, rigid insulation

Exterior Cavity Walls - cmu backup, avb, rigid insulation

SUBTOTAL

SUBTOTAL
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Scope of Work QTY UNIT UNIT COST AMOUNT TOTAL

RIPKEN STADIUM STUDY - ROUGH ORDER OF MAGNITUDE COST ESTIMATE - OPTION 2

3/22/2022

Interior Fitout, By Room - 
A Locker Room

Furniture/Finishes  
Carpet Tile 1,146       SF 6.72$            7,701$         
2x2 ACT Ceiling 1,146       SF 8.40$            9,626$         
Laminate Lockers 41           EA 850.00$        34,850$       
Folding Chairs w/ logo 41           EA 112.00$        4,592$         
Furniture Allowance 1             LS 11,200.00$   11,200$       

Mechanical fitout - ducts, grd's 1,146       SF 22.40$          25,670$       
Electrical -  

Data and power (includes power/data at each locker) 1,146       SF 11.20$          12,835$       
Linear LED Fixtures 1,146       SF 16.80$          19,253$       

AV/IT, televisions 1,146       SF 8.00$            9,168$         
134,896$             

B Player Grooming
Furniture/Finishes  

Floor Tile 612          SF 28.00$          17,136$       
Wall Tile 1,050       SF 28.00$          29,400$       
2x2 ACT Ceiling (1/2 of space) 154          SF 8.40$            1,294$         
Ptd gwb Ceiling (1/2 of space) 458          SF 13.44$          6,156$         
Quartz countertops 23           LF 336.00$        7,728$         
Frameless mirrors 8             EA 224.00$        1,792$         
Shower partitions 1             EA 1,120.00$     1,120$         
Floor mounted Toilet partitions - standard 2             EA 2,240.00$     4,480$         
Floor mounted Toilet partitions - accessible 1             EA 3,360.00$     3,360$         
Urinal screens 3             EA 1,120.00$     3,360$         
Quartz towel shelf 8             LF 168.00$        1,344$         
Toilet accessories 1             LS 5,600.00$     5,600$         

Mechanical - ducts, grd's, exh fans 612          SF 22.40$          13,709$       
Electrical - power, lighting 612          SF 22.40$          13,709$       
Plumbing  

Undermount sinks 8             EA 1,680.00$     13,440$       
Wall mounted toilets 3             EA 2,240.00$     6,720$         
Urinals 4             EA 1,680.00$     6,720$          
Showers 8             EA 1,120.00$     8,960$         
Service piping, drains, miscellaneous 1             LS 44,800.00$   44,800$       

190,827$             
C Women's Locker

Furniture/Finishes  
Carpet tile 180          SF 6.72$            1,210$         
Floor Tile (toilet room) 154          SF 16.00$          2,464$         
Wall Tile (toilet room) 368          SF 16.00$          5,888$         
2x2 ACT Ceiling 180          SF 8.40$            1,512$         
Ptd gwb Ceiling (toilet room) 154          SF 11.20$          1,725$         
Quartz countertops 5             LF 336.00$        1,680$         
Frameless mirrors 2             EA 280.00$        560$            
Toilet cubicles - std 1             EA 2,240.00$     2,240$         
   accessible 1             EA 3,360.00$     3,360$         
Toilet accessories 1             LS 2,800.00$     2,800$         
Laminate Lockers 5             EA 850.00$        4,250$         
Chairs 5             EA 112.00$        560$            

Mechanical - ducts, grd's, exh fans 334          SF 33.60$          11,222$       
Electrical - power, lighting 334          SF 33.60$          11,222$       
Plumbing  

Undermount sinks 2             EA 1,120.00$     2,240$         
Wall mounted toilets 2             EA 2,240.00$     4,480$         
Showers 2             EA 1,120.00$     2,240$         
Service piping, drains, miscellaneous 1             LS 16,800.00$   16,800$       
Televisions 1             EA 3,500.00$     3,500$         

79,953$               

SUBTOTAL

SUBTOTAL

SUBTOTAL
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Scope of Work QTY UNIT UNIT COST AMOUNT TOTAL

RIPKEN STADIUM STUDY - ROUGH ORDER OF MAGNITUDE COST ESTIMATE - OPTION 2

3/22/2022

D Video Coaching
Furniture/Finishes  

Carpet Tile 258          SF 6.72$            1,734$         
2x2 ACT Ceiling 258          SF 8.40$            2,167$         

Work counter 32           LF 224.00$        7,168$         
Chairs 5             EA 112.00$        560$            
Mechanical - ducts, grd's 258          SF 22.40$          5,779$         
Electrical - power, lighting 258          SF 22.40$          5,779$         
AV/IT  

Data for laptops 1             EA 5,600.00$     5,600$         
Televisions 1             EA 3,500.00$     3,500$         

32,287$               
E Manager's Office

Furniture/Finishes  
Carpet Tile 194          SF 6.72$            1,304$         
2x2 ACT Ceiling 194          SF 8.40$            1,630$         
Desk/chair 1             EA 2,800.00$     2,800$         
Couch 1             EA 2,800.00$     2,800$         
Lounge Chair 1             EA 1,400.00$     1,400$         
Laminate Locker 1             EA 850.00$        850$            

Mechanical - ducts, grd's 194          SF 22.40$          4,346$         
Electrical - power, lighting 194          SF 22.40$          4,346$         
AV/IT  

Data for laptops 1             EA 1,680.00$     1,680$         
Televisions 1             EA 3,500.00$     3,500$         

24,654$               
F Manager/Coaches Grooming

Furniture/Finishes  
Floor Tile 174          SF 16.00$          2,784$         
Wall Tile 368          SF 16.00$          5,888$         
2x2 ACT Ceiling -          SF 8.40$            -$                
Ptd gwb Ceiling 174          SF 11.20$          1,949$         
Quartz countertops 5             LF 336.00$        1,680$         
Frameless mirrors 2             EA 280.00$        560$            
Toilet cubicles - std -          EA 2,240.00$     -$                
   accessible 1             EA 3,360.00$     3,360$         
Urinal screens 1             EA 1,120.00$     1,120$         
Quartz towel shelf -          LF -$                
Toilet accessories 1             LS 2,800.00$     2,800$         

 
Mechanical - ducts, grd's, exh fans 274          SF 22.40$          6,138$         
Electrical - power, lighting 274          SF 22.40$          6,138$         
Plumbing  

Undermount sinks 2             EA 1,680.00$     3,360$         
Wall mounted toilets 1             EA 2,240.00$     2,240$         
Urinals 1             EA 1,120.00$     1,120$         
Showers 2             EA 1,120.00$     2,240$         
Service piping, drains, miscellaneous 1             LS 39,200.00$   39,200$       

80,576$               
G Coaches Locker

Furniture/Finishes  
Carpet Tile 300          SF 6.72$            2,016$         
2x2 ACT Ceiling 300          SF 8.40$            2,520$         
Desk/chair 1             EA 2,800.00$     2,800$         
Laminate Lockers 8             EA 850.00$        6,800$         
Chairs 8             EA 112.00$        896$            

Mechanical - ducts, grd's 300          SF 22.40$          6,720$         
Electrical - power, lighting 300          SF 22.40$          6,720$         
AV/IT  

Power/Data for each locker 1             EA 5,600.00$     5,600$         
Television 1             EA 2,240.00$     2,240$         

36,312$               

SUBTOTAL

SUBTOTAL

SUBTOTAL

SUBTOTAL
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Scope of Work QTY UNIT UNIT COST AMOUNT TOTAL

RIPKEN STADIUM STUDY - ROUGH ORDER OF MAGNITUDE COST ESTIMATE - OPTION 2

3/22/2022

H Laundry Room
Furniture/Finishes  

Sealed Concrete 379          SF 2.24$            849$            
Rod & Shelf 10           LF 80.00$          800$            
Laminate countertop 10           LF 200.00$        2,000$         

Equipment Pad 75           SF 33.60$          2,520$         
Mechanical  

Washer / extractor, commercial 2             EA 22,400.00$   44,800$       
Commercial dryers, gas 2             EA 11,200.00$   22,400$       
Lint Interceptor 1             EA 2,240.00$     2,240$         
Dryer Vent 1             EA 2,800.00$     2,800$         

Electrical - power, lighting 379          SF 16.80$          6,367$         
Plumbing  

Service piping, valves, drains etc.           379 SF 33.60$          12,734$       
Gas piping               1 LS 5,600.00$     5,600$         

103,111$             
I Team Equipment

Furniture/Finishes  
Sealed Concrete 789          SF 2.24$            1,767$         
Storage Shelving 80           LF 28.00$          2,240$         

Mechanical - ducts, grd's 789          SF 11.20$          8,837$         
Electrical - power, lighting 789          SF 12.00$          9,468$         

22,312$               
J Mechanical Room

K Player Dining
Furniture/Finishes  

LVT Floor 405          SF 11.20$          4,536$         
2x2 ACT Ceiling 405          SF 8.40$            3,402$         
Quartz countertops 21           LF 336.00$        7,056$         
Plam cabinets 21           LF 448.00$        9,408$         
Refrigerator 1             EA 2,400.00$     2,400$         
Microwave 1             EA 480.00$        480$            
Dishwasher 1             EA 1,200.00$     1,200$         
Garbage disposer 1             EA 400.00$        400$            
Water dispenser 1             EA 560.00$        560$            
Reach-in Refrigerator 1             EA 2,800.00$     2,800$         
Dining tables 5             EA 2,800.00$     14,000$       
Chairs 20           EA 168.00$        3,360$         
Misc furnishings 1             LF 2,800.00$     2,800$         
Televisions 1             EA 3,500.00$     3,500$         

Mechanical - ducts, grd's, exh fan 405          SF 22.40$          9,072$         
Electrical - power, lighting 405          SF 22.40$          9,072$         
Plumbing - 
 Sinks 1             SF 1,680.00$     1,680$         
 Piping, drains, equipment connections 405          SF 16.80$          6,804$         

82,530$               
L Family

M Men's Restroom
 

N Women's Restroom

O Lobby

P Vestibule
Furniture/Finishes  

LVT 84           SF 11.20$          941$            
Walk-off mat 100          SF 33.60$          3,360$         
Ptd GWB Ceiling 184          SF 11.20$          2,061$         

Entrances - glass doors, pair, auto operators 1             EA 14,000.00$   14,000$       
Mechanical - ducts, grd's 184          SF 11.20$          2,061$         
Electrical - power, lighting 184          SF 11.20$          2,061$         

24,483$               

SUBTOTAL

SUBTOTAL

SUBTOTAL

SUBTOTAL

Page 4 of 6



Scope of Work QTY UNIT UNIT COST AMOUNT TOTAL

RIPKEN STADIUM STUDY - ROUGH ORDER OF MAGNITUDE COST ESTIMATE - OPTION 2

3/22/2022

Q Weight Room
Rubber Flooring           800 SF 16.80$          13,440$       
Exposed Ceiling, painted 800          SF 2.50$            2,000           
Wall mirrors 200          SF 40.00$          8,000$         

Mechanical - ducts, grd's 800          SF 22.40$          17,920$       
Electrical - power, lighting 800          SF 22.40$          17,920$       
AV/IT 1             LS 5,600.00$     5,600$         

Televisions 2             EA 3,500.00$     7,000$         
71,880$               

R Weight Office

S Training Office

T Training Room
Rubber Flooring           490 SF 16.80$          8,232$         
CT Floor           100 SF 16.00$          1,600$         
CT Wall           200 SF 16.00$          3,200$         
2x2 ACT Ceiling 590          SF 8.40$            4,956$         
Quartz Countertop 23           LF 336.00$        7,728$         
Laminate Cabinets 13           LF 448.00$        5,824$         

Mechanical - ducts, grd's 590          SF 22.00$          12,980$       
Electrical - power, lighting 590          SF 22.00$          12,980$       
AV/IT 1             LS 5,600.00$     5,600$         

Televisions 1             LS 3,500.00$     3,500$         
Plumbing

Service piping, drains, miscellaneous 590          SF 16.80$          9,912$         
Undermount sinks 1             EA 1,680.00$     1,680$         
Ice machine 1             EA 3,360.00$     3,360$         
Hydro tubs 2             EA 8,400.00$     16,800$       

Treatment tables 3             EA 2,800.00$     8,400$         
Misc furniture & furnishings 1             LS 2,500.00$     2,500$         

109,252$             
U Training Storage

V Electrical Room
Furniture/Finishes  

Sealed Concrete 66           SF 2.24$            148$            
Exposed Ceiling painted 66           SF 1.12$            74$              

Mechanical equipment w/ shell
Mechanical - ducts, grd's for ventilation 66           SF 11.20$          739$            
Electrical - power, lighting 66           SF 11.20$          739$            
Electrical equipment w/ shell -$                
Plumbing             66 SF 11.20$          739$            

2,439$                 
W Corridor

Furniture/Finishes  
Carpet Tile 1,190       SF 6.72$            7,997$         
2x2 ACT Ceiling 1,190       SF 8.40$            9,996$         

Mechanical - ducts, grd's 1,190       SF 22.40$          26,656$       
Electrical - power, lighting 1,190       SF 22.40$          26,656$       

71,305$               
X Batting Tunnels

Furniture/Finishes  
Synthetic Turf on Asphalt Base 4,863       SF 13.40$          65,164$       
Exposed Ceiling (15' clear) painted 4,862       SF 1.12$            5,445$         
Cable supported retractable netting system 1             LS 25,000.00$   25,000$       

95,610$               

4,126,200$        
COST/GSF 317$                  

SUBTOTAL

SUBTOTAL

SUBTOTAL

SUBTOTAL

SUBTOTAL

STANDALONE HOME CLUBHOUSE AND SPORTS PERFORMANCE CENTER TOTAL
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Scope of Work QTY UNIT UNIT COST AMOUNT TOTAL

RIPKEN STADIUM STUDY - ROUGH ORDER OF MAGNITUDE COST ESTIMATE - OPTION 2

3/22/2022

2
 

Furniture/Finishes  
Replace Floors 4,100       SF 12.00$          49,200$       
Replace Ceilings 4,100       SF 10.00$          41,000$       
Quartz countertops (Dining Rm) 17           LF 300.00$        5,100$         
Plam cabinets and hanging rod 17           LF 448.00$        7,616$         
Refrigerator 1             EA 3,000.00$     3,000$         
Microwave 1             EA 750.00$        750$            
Dishwasher 1             EA 2,000.00$     2,000$         
Garbage disposer 1             EA 750.00$        750$            
Water dispenser 1             EA 500.00$        500$            
Reach-in Refrigerator 1             EA 2,500.00$     2,500$         
Dining tables 2             EA 2,500.00$     5,000$         
Chairs 8             EA 150.00$        1,200$         
Hydro tubs 1             EA 8,400.00$     8,400$         

Paint All Clubhouse Walls 4,400       SF 3.50$            15,400$       
Miscellaneous Upgrades (i.e. door/lock changes)               1 LS  $     2,500.00 2,500$          
Mechanical - ducts, grd's 4,100       SF 4.00$            16,400$       
Electrical - power, lighting 4,100       SF 12.00$          49,200$       
Plumbing  

210,516$           
COST/GSF 48$                    

4 NEW WALL PADDING ON EXISTING OUTFIELD FENCE
Remove & Replace existing plywood 4,799       SF 5.00$            23,995$       
3" padding on Z clips 4,800       SF 22.00$          105,600$      
New advertising on padding 4,800       SF 15.00$          72,000$       
New 3'-0"w gate 1             EA 2,000.00$     2,000$         

203,595$           
8

Camera system (hardwired) 1             LS 50,000.00$   50,000$       
50,000$             

9
Minor renovations (ie Paint, door hardware, etc) 1             LS 5,000.00$     5,000$         

5,000$               
11 ADD PROTECTIVE COVER FOR VISITORS AND HOME BULLPENS

Pre-engineered canopy 300          SF 75.00$          22,500$       
22,500$             

13
Extend Warning Track to 15' 1             AL  $   61,800.00 61,800$       
Bullpen Fence Modifications 1             AL 20,220.00$   20,220$       
Raise Irrigation Boxes 1             AL 1,000.00$     1,000$         
Add Batting Cage Padding 1             AL 500.00$        500$            

83,520$             
14

Total inc structural framing, foundations, facing 1             LS 200,000        200,000$      
200,000$           
564,615$           

4,126,200$        
210,516$           
564,615$           

ESTIMATED DIRECT CONSTRUCTION COST   4,901,331$      

Design Contingency 15% 735,200$             
Construction Contingency (Post Bid) 10% 490,133$             
SUBTOTAL 6,126,664$          

General Conditions 8% 490,133$             
Prime Contractor Overhead and Profit 10% 612,666$             
SUBTOTAL 7,229,464$          

Owner Miscellaneous (Permits, Insur, Test & Inspects, 
etc.) 4% 196,053$             
Design Fees (based on Construction total w/ contingency 
and O&P) 14% 1,012,125$          
Owner's Representative 4%  196,053$             

ESTIMATED PROJECT COST   (Rounded) 8,634,000$    

Expand Players Dining into Corridor/Laundry Rm to add 100 sf

PLAYING FIELD IMPROVEMENTS

ADD VIDEO SURVEILLANCE OF ALL PLAYER/STAFF 

ADDITIONAL PDL REQUIREMENTS TOTAL

NEW HOME CLUBHOUSE AND SPORTS PERFORMANCE CENTER

TOTAL

TOTAL

TOTAL

TOTAL

TOTAL

MODIFY EXISTING OFFICE SPACE TO BE COMMAND POST FOR EVENT SECURITY FORCES

REMOVE EXISTING BATTER'S EYE AND BUILD NEW 36'H X 60'W BATTER'S EYE WITH MESH 

RENOVATE EXISTING HCH TO  VISITOR CLUBHOUSE
ADDITIONAL PDL REQUIREMENTS TOTAL

TOTAL

CONVERT HOME CLUBHOUSE TO VISITORS CLUBHOUSE TOTAL

CONVERT HOME CLUBHOUSE TO VISITORS CLUBHOUSE
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0 ‐ 1 1 ‐ 5 5 ‐ 10 10 ‐ 15 15 ‐ 20 Total

Capital Improvements 5,001,705 18,315,874 5,657,680 4,133,969 2,854,427 35,963,655

Inflation Adjusted @ 4% 5,001,705 20,202,774 8,157,520 7,607,351 6,703,964 47,673,313

PDL Improvements

Option 1 4,478,000

Option 2 8,634,000

Option 1 Total 5,001,705 22,793,874 5,657,680 4,133,969 2,854,427 40,441,655

Option 2 Total 5,001,705 26,949,874 5,657,680 4,133,969 2,854,427 44,597,655

Option 1 Total Adjusted 5,001,705 24,680,774 8,157,520 7,607,351 6,703,964 52,151,313

Option 2 Total Adjusted 5,001,705 28,836,774 8,157,520 7,607,351 6,703,964 56,307,313

Leidos Field at Ripken Stadium
Facility Assessment Cost Estimate July 8, 2022
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