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1.0  INTRODUCTION

1.1  BACKGROUND / TERMS OF REFERENCE

The Public Library has served the Meaford community for over 150 years.  The existing building – 
almost 80 years old – impedes the Library from delivering fully on its mandate because of limitations in 
space for services, collections, programs, computers, and meeting space; barriers to accessibility; and 
weaknesses in the building fabric, raising concerns for both health and safety, and large maintenance 
costs.  The Library aspires to a new building meeting contemporary standards.  It is a well-used 
community resource and studies have shown that an expanded and/or renovated facility would be 
a good investment.  It is, however, prudent to study possible approaches to upgrading the existing 
building and comparing costs and results in an objective manner.  Library planning will need to 
respond to the incoming AODA requirements:  various issues such as increased aisle width and 
lower stack height will have significant impacts.

Strategic plans have guided this cherished institution over time and several studies have been completed 
recently towards the latest strategic planning towards 2015.  A Feasibility Study in 2009, the Business 
Case for a New Library (2009), and the Library Needs Assessment (2010) have led to the next step 
in the planning process:  a Space Needs Analysis.  The library has, in this way, undertaken a sequence 
of sound planning and management measures to ensure that it meets the changing needs of its 
community, the prime outstanding measure is improvement or replacement of its physical facilities.  
The Library Board needs the credibility of a professional study of its needs and options to advance 
the case for better facilities.

The Meaford Public Library has retained Lundholm Associates to understand and assess the current 
Library facility in terms of current space allocation, layouts and facility limitations, and to make short 
and long term (20 year) recommendations to make the current space more efficient for current and 
future users.  The existing building must be objectively analyzed to determine problems and potential 
in terms of space, functionality, and technical performance.  Defining future needs must be based on 
an understanding of current trends in library usage.  

The primary outstanding issue is improvement or replacement of the physical facilities.  The solution 
should allow for future expansion as community needs grow and change and must anticipate the 
coming AODA standards.  Lundholm was asked to compare facility options, including costs, with 
regards to renovating the existing building, constructing a new one, relocation, and any other options 
that came into view.   

Options need to be developed and presented with good information so that they can be considered 
in an objective manner by all concerned.  The study must provide not only a structure for making the 
decisions, but a means of demonstrating the logic of those decisions to others.
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1.2  METHODOLOGY

The Consultants organized the study into a number of clearly defined steps.  Each step led to the next 
and allowed for reiteration and refinement of the conclusions throughout the process.

A:  Refine the Vision 

The Consultants first studied the background materials, then met with the Librarian, staff, and Board, 
exploring the future vision of library services in Meaford.  Working with the Strategic Plan as a starting 
point, the Consultant facilitated a workshop aimed at achieving a more detailed vision of the optimal 
library model toward which the Meaford Library will work.  The Consultants presented their findings 
from research on library trends and how other Ontario libraries are responding.  The Consultants 
captured these ideas and perspectives to define an overall model. 

B:  Stakeholder Workshop

The tentative vision emerging from the first step was tested at a second workshop with stakeholders, 
following a similar structure to the staff / Board workshop.  Stakeholders comprised people in the 
community who have an interest in, or experience relevant to, the future of the Library.  Individuals 
were deliberately selected from a range of sectors, including education, government, business, 
heritage, culture, and health care.  The list of invitees were jointly developed by the Consultants and 
Steering Committee.  The workshop provided additional input and help to refine the future vision 
for the Library.

C:  Overview Functional Program

With the work in the previous steps as a basis, the Consultants continued to work with the Library 
to develop the spatial requirements needed to accommodate future operations.  This was an objective 
needs assessment, not based on any previous assumptions.  The work was done systematically, looking 
at each function of the Library and calculating the spaces needed to deliver the services.  The work 
took into account the implication of more demanding accessibility standards and all aspects of modern 
library practice.  A ‘functional model’ was developed, demonstrating how different zones and spaces 
interrelate.  Technical requirements were developed to cover human comfort, collections protection, 
accessibility, sustainability, and functionality.  Requirements for exterior functions, such as parking 
and amenity space, were also developed.  The resulting overview functional program is a statement 
of needs for the project and applies to all facility options studied.  This is the core part of the full 
functional program that will eventually be needed to communicate the Library’s requirements for the 
project to the design architect.

D:  Analysis of Existing Building

The existing use of space was mapped and analyzed in a manner that permits ready comparison to the 
functional program developed in the previous step.  This clearly revealed differences in an objective 
manner.  Functional analysis was done by observation and consultation with staff.  
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An overview of the technical problems was assembled through observation, discussion with the 
building operator, and review of maintenance records.  Although no direct engineering analysis was 
included in this study, it was nonetheless possible to complete a reasonably accurate overview of the 
remedial and upgrading work required.

E:  Develop Planning Options

The Consultants continued by developing conceptual options for solutions to the accommodation of 
the Library.  The options included:

1. Renovation to achieve better accessibility.

2. Renovation / expansion to demonstrate full potential of site.

3. New building on a hypothetical empty site.

4. New building on the Meaford Hall / Market Square site – previously identified as a potential 
location.

The renovation / expansion option demonstrates how close to the functional program the existing 
building can be made to conform.  Other options fully comply with the functional program.

Comparative cost estimates were prepared for each option.  These are Class D estimates completed 
on a differentiated unit cost basis.

F:  Planning Workshop

The Consultants presented the findings of the Functional Program and Existing Building Analysis to 
the Steering Committee in a Planning Workshop.  The planning options were presented and analyzed.  
Consensus was sought around a preferred option.  

G:  Reporting

The  consolidation all of the work is contained in a brief report suitable for the Board to adopt and 
present as its recommendation to Municipal Council. 
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2.0  CONTEXT

2.1  LIBRARY TRENDS AND PRACTICES

Introduction

Public libraries have a long standing mandate to uphold the 
principle of intellectual freedom and to provide free and universal 
access to information and culture.  In the 21st century, they are 
evolving to play a role in supporting people’s development of 
skills, knowledge, to adapt to new forms of technology, and 
enable new ways to participate in the global economy.  

Technology has changed the way we access information and 
how we learn, work, and play.  We use the internet through 
various digital interfaces, which has changed the way we use our 
libraries.  Both traditional literacy and up-to-date digital skills are 
increasingly essential for individuals to participate successfully 
in society.  Literacy now applies to more than reading and 
writing skills.  Information, digital, and financial literacy, as well 
as creativity, are also required for competence in navigating 
the current world.  Internet access, speed, and efficiency are 
required to function well in the current society and economy, 
with internet access regarded as a fundamental right.  

While new forms of technology make an increasing amount 
of content available virtually, people will continue to require 
assistance in selecting and interpreting the best and most 
relevant material.  While search engines can take on some of 
this work, the library has a corresponding, interpersonal role to 
play within the community.

There is also an increasing reliance on public libraries for 
community services.  Social demographics are changing and our 
workforce is becoming more diverse:  our current population 
is aging as the last of the baby boomers approach the age of 65 
and continue to work past that age, and immigration is expected 
to dominate population growth for at least the next 20 years.  
The local public library needs to provide a greater range of 
services and programs relevant to its community. 
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As a community owned resource, libraries must be responsive 
to diversity and change.  At the larger scale, recent studies 
have shown that public libraries are a key element in a 
community’s ‘cultural capital’, promoting health and well-being,  
supporting early literacy, and being a resource for small business 
innovation.  

At the same time, funding has decreased as governments cut 
spending.  Libraries need to deliver more services in more cost 
efficient and effective ways.

Strategies

Public library memberships have remained strong although 
the way members use them have changed.  Rapidly changing 
technology has changed the users and the libraries.  

In response to this changing context of information and 
communication, public libraries are evolving to continue being 
a resource for community engagement and development into 
the future. 

Some of the general strategies that support this evolution 
include the following:

Specifically Designed Spaces Responding to User Needs
Libraries are creating spaces to serve various needs:  computer 
labs, teen and pre-school spaces, meeting rooms, shelving and 
desks that are more accessible to people with disabilities.

Greater Range of Services and Programs Relevant to its Community
Programs directed at specific age groups: story time for 
preschoolers, homework help for teens, classes for seniors, 
lifelong learning for all.

Digital books offered online; digital databases, accessible through 
computers in the library; more computers in the library; language 
software, books and other media offered in other languages, 
digital tool how-to and computer skills training; outreach to 
classrooms.
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Active programs of all kinds to engage the mind, develop skills 
and creativity, and enable community engagement.  In some 
cases this means going out of the library building:  setting up a 
bookmobile or home delivery to people that lack mobility. 

Partnerships with Relevant Community Organizations 
Offering space to, or workshops with, outside community 
organizations such as the YMCA and their 'Newcomers to 
Canada' and 'Employment Assistance' programs.

Support for Early Literacy, Youth, and Seniors
Spaces, programs, and classes designed specifically for each 
group.

Adult Literacy, Workforce Development, Small Business Development
The changing demographics and economic realities require 
potential employees to be more advanced in their literacy 
skills.  Public libraries are evolving to offer more help in these 
areas with computers and other devices, classes and one-on-
one training, and partnerships with community groups to offer 
information and training.

Education About and Access to Contemporary Technologies
From preschoolers to seniors, technology affects and aids us 
in many ways.  Early childhood literacy tends to lead to greater 
success in the school years and adult life.  Seniors can be more 
connected to family, social networks, and information.

Co-locating Library Services with Other Community Functions
Libraries can offer space up for other community programs, or 
share their building with another cultural group.  In Peterborough, 
the café is operated by 'Peterborough Eats', a training program 
to help people with disabilities.  In Belleville, the library shares 
space with an art gallery.  

Branches could also be established in other locations, such as a 
seniors residence, school, or shopping mall.

Library as Community Hub
Many libraries are offering meeting rooms and comfortable 
reading and socializing spaces in communities where these 
amenities are scarce.  
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Technology

As technology plays an increasingly larger role in our lives, 
learning how to use this technology becomes more vital.  

The availability of digital books (e-books) has revolutionized 
library offerings.  These can be downloaded to a computer or 
other device, and library staff are able to instruct those who 
need help.  Also many libraries are offering reading devices as 
rentals.

Libraries are offering computers for use in the library and 
internet access to anyone who brings their own.

Reference books are being replaced by digital collections.  
Information is more up to date, but also more plentiful and may 
not be as reliable.  Staff can help navigate to get the right and 
most accurate information.

Database collections such as digitized local archives and 
genealogy records are offered through on-site computers.

Language software, audio books, media in other languages, 
portals geared to specific age groups are available.

But the  hard copy fiction and non-fiction collections are still 
popular for now, so there should be room for them as well.
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2.2  MEAFORD LIBRARY STRATEGIC PLANNING

The mission of the Meaford Public Library is to open doors to a world of information, education, and 
recreation, thereby enhancing the economic, social, and cultural vitality of our community.  

The Meaford Public Library Strategic Plan 2011-2015 expresses three strategic goals for the five year 
period.
  

The first is to develop a suitable infrastructure to serve the needs of the community and to 
position the library as a community hub.  The current building, once a post office, is over 75 
years old and is no longer able to support the needs of the current institution.  A new, accessible 
building is desired.

The second is to become more focused on its users and community to provide the environment, 
programs, and services needed now and in the future.  

The third goal addresses technological improvements toward increasing the services, efficiencies 
and responsiveness to its community:  to offer more access to and education about new technology 
and resources and to better serve users with various disabilities.

Source:  Meaford Public Library Website
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2.3  PROFILE OF COMMUNITY

Located in Grey County, the Municipality of Meaford is the result of an amalgamation in 2001.  It 
includes the former Town of Meaford, St. Vincent Township, and Sydenham Township.  The Municipality 
is situated on the southern shore of Georgian Bay with Owen Sound to the west and the Town of 
the Blue Mountains to the east.  

In 2011, the population was 11,000 in an area of 588.61 square kilometers resulting in a population 
density of 18.7 per square kilometer.  The population is older than the Ontario average (50.4 versus 
40.4 years) with 23.7% over 65, 30% in the 40-59 year range, and 28.6% under 30.  In 2021, as the last 
of the baby boomers reach retirement age, seniors will consist of about 30% of the population.  At 
the same time, the number of preschoolers will be increasing.

The Municipality’s logo reflects its apple orchard heritage, although now it is also known as one of 
Canada’s best four season resort areas, with an abundance of weekend homes, seasonal homes, and 
lake side tourism.

Culturally, the Municipality is well served, having the Meaford Hall Arts and Cultural Centre with 
a concert venue and an art gallery; Meaford Creative Arts Association; Meaford Museum; Heritage 
Meaford – a branch of the Architectural Conservancy of Ontario, Meaford and St. Vincent Community 
Centre (includes an arena and auditorium), and events such as the Meaford International Film Festival 
and the Annual Scarecrow Invasion.  

Meaford offers a summer theatre festival, live concerts, numerous restaurants, fresh local food, two 
of Ontario’s best hiking and cycling trail systems, a beautiful harbour, excellent fishing, and waterfront 
camping, as well as acres of rolling countryside, charming historic villages, sandy beaches, and unspoiled 
natural areas.

The Municipality is also part of the Apple Pie Trail, connecting to its roots – dating back to 1846 – of 
apple orchards where 25% of Ontario apples are still harvested each year.

Sources:  Meaford Website, Wikipedia, Official Plan Review 2012, Apple Pie Trail website
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2.4  MEAFORD PLANNING AND DEVELOPMENT

There is much development going on in the Municipality.  While a number of subdivisions with 
single detached lots are planned, applications and enquiries now include condominiums, multi-unit 
residential, mixed use, and retirement homes.  As well, the Municipality received an application for a 
large resource-based recreational project with residential units, an inn, golf facility, indoor pool, as well 
as connected commercial uses.  A community Family Health Centre has recently been completed.

A previous projection of population growth that Meaford would reach 15,000 by 2021, with most of 
the growth in the urban area.  This level of growth is now considered uncertain with many factors 
making specific projections difficult.  The County has conducted studies regarding residential and 
commercial density in the downtown core of Meaford and expects that a mixed use designation could 
see a larger than expected increase in density through infill and redevelopment.  

Source:  Official Plan Review 2012



Meaford Public Library

Space Needs Analysis

Lundholm Associates  1110 November 2014

3.0  SPACE NEEDS

3.1  EXISTING SPACE USE

The existing building contain four main public library spaces:  the main adult library and the lounge on 
the main floor, the children’s rooms and the teen room on the lower level.  Two meeting rooms on 
the upper level are used for both library and community programs and events.  Staff facilities consist 
of the circulation office on the main floor and a suite of offices on the upper floor.

The summary by space group breakdown is as follows:

All area figures express net functional area:  true net space devoted to each function measured to inside face 
of defining partitions or boundaries.  Internal circulation within exhibition spaces and aisles / manoeuvering space in 
collection storage spaces are counted as part of the functional area.  Otherwise no circulation, building structure, or 
building service space is counted as functional area.  Net functional area is also called assignable area.

The existing floor plans are illustrated on the following pages.

SPACE GROUP
SUB-GROUP EXISTING

SPACE NAME sf sm

A  Adult Library 1,695 157.5
B Children’s Suite 1,106 102.7
C Teen Room 424 39.4
D Public Amenities 114 10.6
E Community Facilities 647 60.1
F Library Staff & Volunteers 732 68.0

TOTAL  ALL FUNCTIONS 4,718 438.3
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Existing Space – Upper and Lower Levels 
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3.2  PROBLEM IDENTIFICATION

Problems with the existing space include lack of accessibility, inadequate amount of space for all 
functions, health and safety issues, and qualitative factors.

Deficient accessibility is the most obvious problem.  There is public space on three floors and no 
elevator.

The building is served by a single main stair.  A second exterior access and exit was added at the 
lower level.  There is no second exit from the upper floor:  this is a life safety issue and building code 
deficiency.  Other aspects of the building – such as washrooms, doors, and the main entrance – do 
not meet current accessibility standards.  There is an alternative side entrance with ramp that gives 
marginal access to the main floor.

Limited space in all categories makes it difficult for staff to meet the growing demand for library 
services.  Similarly, the demand for use of community space cannot be met.  Limited space also affects 
accessibility with inadequate circulation space in the adult library.  Amenities for library users – such 
as seating areas and table areas – are also very limited.  In the children’s library, incompatible activities, 
such as hands-on programs conflict with other activities, including regular family access and story 
telling.

The overall net area of 4,700 square feet is less than half the ARUPLO (Administration of Rural and 
Urban Public Libraries of Ontario) guideline of one square foot per capita.  This is a widely recognized 
benchmark for public libraries.  
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3.3  PROJECTED SPACE NEEDS

Spatial requirements were identified in response to the following:  

• priorities expressed in the strategic plan

• input from the Board

• input from stakeholders

• interviews with staff

• observation of current operations

• comparison with current practice in other libraries

For the adult library, consideration was given to expansion of all present functions.

Collection space was determined by adjusting present shelf capacity to relieve overcrowding, provide 
better accessibility, and allow for growth in areas of demand.  Other features of the adult library were 
calculated based on occupant loads.  Features, such as the circulation desk, were adjusted based on 
functionality.

For the children’s suite, there was modest expansion of the reading room features.  The main 
adjustments are the provision of dedicated allocations for a story alcove and program room.  These 
features will allow normal family access to be accommodated at the same time as program activity.  
Appropriate support space was included.

The teen room expands slightly in all collection categories.  The main change is to provide an enclosed 
project room for noisy group or A/V activities.

Public amenities include contemporary, accessible washrooms and a self-serve café area.

Community spaces include meeting space at three different scales to permit a variety of events 
to occur simultaneously.  An 80 seat multi-purpose room will accommodate films and lectures, 
community meetings, and large group programs.  A 500 square foot meeting room will accommodate 
smaller programs and also function as the Library boardroom.  A smaller meeting room is further 
dividable for interviews and small meetings.  The community spaces are supported by separate 
washrooms, a catering staging space, and furniture storage.

Library staff space is rationalized to suit the current organizational structure and modern library 
operations.  Space is included for Friends of the Meaford Library functions, including prominent 
display of book sales.

These space requirements are tabulated in the following list.
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SPACE GROUP

SUB-GROUP EXISTING REQUIRED

SPACE NAME sf sm sf sm

A:  ADULT LIBRARY

A. 1 Fiction Collection 1,282 119.1 660 61.3

A. 2 Non-Fiction Collection in A.1 693 64.4

A. 3 Paperback Collection in A.1 34 3.2

A. 4 Large Print Collection in A.1 198 18.4

A. 5 DVD / CD Collection in A.1 26 2.4

A. 6 Audiobooks Collection in A.1 41 3.8

A. 7 Collection Circulation in A.1 330 30.7

A. 8 Circulation Desk in A.1 250 23.2

A. 9 Help Desk in A.1 75 7.0

A. 10 Table Area 413 38.4 220 20.4

A. 11 Seating Area in A.1 150 13.9

A. 12 Carrels in A.1 75 7.0

A. 13 Desktop Computer Stations in A.1 150 13.9

TOTAL A:  ADULT LIBRARY 1,695 157.5 2,902 269.6

Space Requirements List

All area figures express net functional area:  true net space devoted to each function measured to inside face 
of defining partitions or boundaries.  Internal circulation within exhibition spaces and aisles / manoeuvering space in 
collection storage spaces are counted as part of the functional area.  Otherwise no circulation, building structure, or 
building service space is counted as functional area.  Net functional area is also called assignable area.

SPACE GROUP

SUB-GROUP EXISTING REQUIRED

SPACE NAME sf sm sf sm

SUMMARY BY SPACE GROUP:

A  Adult Library 1,695 157.5 2,902 269.6

B Children’s Suite 1,106 102.7 2,347 218.1

C Teen Room 424 39.4 838 77.9

D Public Amenities 114 10.6 1,159 107.7

E Community Facilities 647 60.1 2,675 248.5

F Library Staff & Volunteers 732 68.0 1,735 161.2

TOTAL  ALL FUNCTIONS 4,718 438.3 11,657 1,082.9
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C:  TEEN ROOM

C. 1 Non-Fiction / Audio 424 39.4 11 1.0

C. 2 Graphic Novels in C.1 11 1.0

C. 3 Young Adult Fiction in C.1 85 7.9

C. 4 DVD in C.1 8 0.7

C. 5 Magazines in C.1 13 1.2

C. 6 New Young Adult in C.1 8 0.7

C. 7 Collection Circulation in C.1 27 2.5

C. 8 Table Area / Computer Stations in C.1 200 18.6

C. 9 Seating Area in C.1 150 13.9

C. 10 Project / Viewing Room in C.1 250 23.2

C. 11 Carrels in C.1 75 7.0

TOTAL C:  TEEN ROOM 424 39.4 838 77.9

Space Requirements List - continued

SPACE GROUP

SUB-GROUP EXISTING REQUIRED

SPACE NAME sf sm sf sm

B:  CHILDREN’S  SUITE

B. 1 Children’s French 1,051 97.6 18 1.7

B. 2 Children’s French Display in B.1 10 0.9

B. 3 Children’s Non-Fiction in B.1 177 16.4

B. 4 Junior Fiction in B.1 176 16.4

B. 5 Junior Picture in B.1 103 9.6

B. 6 Parenting / Home-Schooling in B.1 18 1.7

B. 7 Easy Reading in B.1 24 2.2

B. 8 Easy Reading Display in B.1 16 1.5

B. 9 Display in B.1 10 0.9

B. 10 A/V in B.1 5 0.5

B. 11 Board Books in B.1 17 1.6

B. 12 DVD / Magazines in B.1 18 1.7

B. 13 DVD with Storage in B.1 10 0.9

B. 14 Collection Circulation in B.1 120 11.2

B. 15 Children’s Circulation Desk in B.1 175 16.3

B. 16 Story Alcove in B.1 250 23.2

B. 17 Table Area / Computer Stations in B.1 120 11.1

B. 18 Seating Area in B.1 80 7.4

B. 19 Program Room in B.1 750 69.7

B. 20 Program Support 55 5.1 200 18.6

B. 21 Children's Washroom 0 0.0 50 4.6

TOTAL B:  CHILDREN’S SUITE 1,106 102.7 2,347 218.1
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F:  LIBRARY STAFF & VOLUNTEERS

F. 1 Shipping / Receiving in F.2 65 6.0

F. 2 ILL Processing 134 12.4 275 25.5

F. 3 Book Repair / Technician 52 4.8 in F.2 in F.2

F. 4 Holds Waiting in F.2 in F.2 in F.2

F. 5 Office 4 140 13.0

F. 6 Friends Work Room / Storage / Display 250 23.2

F. 7 General Storage 300 27.9

F. 8 Housekeeping Library Space 28 2.6 40 3.7

F. 9 Staff / Volunteer Lounge 117 10.9 175 16.3

F. 10 Staff Washroom 101 9.4 50 4.6

F. 11 Office 1 140 13.0 160 14.9

F. 12 Office 2 119 11.1 140 13.0

F. 13 Office 3 41 3.8 140 13.0

TOTAL F:  LIBRARY STAFF & VOLUNTEERS 732 68.0 1,735 161.2

Space Requirements List - continued

SPACE GROUP

SUB-GROUP EXISTING REQUIRED

SPACE NAME sf sm sf sm

D:  PUBLIC AMENITIES

D. 1 Vestibule 28 2.6 65 6.0

D. 2 Drop Box 0 0.0 24 2.2

D. 3 Lobby / Anteroom 0 0.0 800 74.3

D. 4 Public Washroom Female 29 2.7 45 4.2

D. 5 Public Washroom Male 57 5.3 45 4.2

D. 6 Vending Area 0 0.0 40 3.7

D. 7 Café Seating 0 0.0 100 9.3

D. 8 Community Billboard 0 0.0 20 1.9

D. 9 Volunteers’ Book Sales Display 0 0.0 20 1.9

TOTAL D:  PUBLIC AMENITIES 114 10.6 1,159 107.7

E:  COMMUNITY FACILITIES

E. 1 Multi-Purpose Room 0 0.0 950 88.3

E. 2 Large Meeting Room 394 36.6 500 46.5

E. 3 Small Meeting Room 221 20.5 300 27.9

E. 4 Public Washroom Female 250 23.2

E. 5 Public Washroom Male 150 13.9

E. 6 Furniture Storage 32 3.0 200 18.6

E. 7 A/V Storage in E.6 25 2.3

E. 8 Program / Catering Kitchen 0 0.0 300 27.9

TOTAL E:  COMMUNITY FACILITIES 647 60.1 2,675 248.5
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3.4  FUNCTIONAL MODEL

In addition to having the right spaces, the organization of those spaces is important to the success of 
the library building.  Spatial relationships described here are based on discussion with staff and general 
library practice.  

Overall Circulation and Zoning

There are three main space groups:  public library spaces, back-of-house library spaces, and community 
spaces.  If the site allows, a single point of entry is desirable for both public groupings.  This would 
bring people into a common public lobby that gives access through a single portal into the library, and 
separate access to the community spaces.  This arrangement allows the community spaces to function 
independently (without disturbing library functions) and also during hours when the library is closed.  
The non-public library functions need to be accessible from the shipping / receiving entrance but also 
strategically close to the public library spaces.

Library function should be arranged in a way that permits maximum visibility by a minimum of staff, 
but also allows a degree of separation of quiet and noisy functions.

The circulation desk is placed as a point of assistance and control near the library entrance.  The adult 
library and children’s library share an interconnected space, separated by the children’s circulation 
counter, which also has component open to the adult library for the help desk.  This area also has 
line-of-sight to the teen room for oversight.  This allows the library to operate with a minimal number 
of staff when necessary.  

Within the children’s library, the story alcove is a defined space with tiered seating that can be 
open or partially closed from the main space when needed.  The project room is an enclosed space 
with a glass wall.  The program room can also have a direct access from the lobby for use as an 
additional community space.  At such times the door from the children’s library reading room would 
be locked.

The community spaces are arranged so that the catering / program kitchen can serve either the multi-
purpose room or meeting room with a portion of the wall open-able for food oriented programs.  
The Friends sales operation should front on the lobby for maximum exposure.

The diagram on the following page demonstrates these relationships in a graphic format.
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Functional Diagram
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4.0  PLANNING OPTIONS

4.1  ALTERNATIVES DEFINED

The purpose of the planning studies is to investigate the potentials of various approaches to meeting 
the needs of the library on the existing and the new sites.  The demonstration plans are not intended 
to represent actual design, but rather to demonstrate to what extent each approach can fulfill the 
needs of the Library as determined in the previous section of this report.

The examples studied include the existing building and site, a generic undeveloped site, and the Meaford 
Hall / Market Square site.  Market Square was studied because it has frequently been mentioned as a 
possible site.
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4.2  COMPARATIVE PLANNING STUDIES

Existing Building 

It is logical to study the existing building and site as it has been the home for the Library for many 
years.  It is familiar within the community and well placed in the downtown area, close to other public 
and retail services.  The building, however, requires extensive upgrading to continue its useful life.  If 
intended to serve the Library for a twenty year planning period, it would essentially be necessary to 
strip all finishes and install new building systems, insulation, and windows.  The upgrading would also 
need to solve serious accessibility issues.

Accordingly, the existing site has been studied on both a minimal expansion – to achieve the accessibility, 
and a maximum build out – to fully make use of the available site.  Both of these options include the 
full upgrading of the existing fabric and systems.

Planning Study E-1

Planning study E-1 proposes modest infill construction at each side of the rear (east) of the existing 
building.  The northeast extension houses a new elevator that would serve each of the three levels.  
The southeast extension is added to provide washrooms meeting current code and accessibility 
requirements.  The basement level of this addition could be used to provide programming space for 
the children’s library.  Apart from this, no additional net space is provided for library functions.
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Planning Study E-1 – Main Level
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Planning Study E-1 – Upper and Lower Levels
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Planning Study E-2

Planning Study E-2 proposes a more complete addition at the rear (east) side of the building.  The size 
is limited by the available property.  No way to effectively use the narrow extension out to North 
Sykes Street was found.

In this option, the children’ library is brought up to the main floor.  The current space at the lower 
level is devoted to the teen room.  Additional space at the upper level is used for a multi-purpose 
room and additional meeting room.  Staff office space is reorganized.  An elevator serves all levels.  A 
second exit stair is provided.
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Planning Study E-2 – Main Level
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Planning Study E-2 – Upper and Lower Levels
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Planning Study G-1

Planning Study G-1 investigates the layout of the required facilities on a single level on a hypothetical 
empty site.  The purpose is to demonstrate how the various functions might be arranged and 
demonstrate the property area required.

The plan is developed around a single entrance and lobby.  A ‘portal’ from the lobby forms an entrance 
to the library.  The circulation desk is located at this point.  The adult library serves as access to the 
children’s library and the teen room.

The community facilities are given access directly from the lobby without passing through the library.  
A closure at the library portal would maintain access to the community facilities after hours.  A 
secondary entrance from the lobby to the children’s library program room is provided to permit this 
space also to be used for after-hours programs.

The staff facilities are organized around a shipping / receiving entrance and are directly connected 
to the adult library and circulation desk.  The Friends work room and display is located prominently 
facing onto the lobby.

The plan on the following page illustrates this possible layout and fully meets the spatial requirements 
described in section 3.  The site plan illustrates a possible site layout with 50 parking spaces.  This 
indicates a site area requirement of approximately 70,000 square feet or 1.6 acres.  A one and a half 
storey version (as illustrated for the Market Square site) would reduce this requirement somewhat.
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Planning Study G-1 – Main Level
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Planning Study G-1 – Site Plan
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Planning Study MH-1

This study examines placing the Library on the northeast corner of Market Square as previously 
proposed.  The library functions would be arranged on a single level aligning with Sykes Street.  A 
partial lower level would be developed for the community facilities with the direct access from the 
west side.

The following plan illustrates this arrangement.  The site plan illustrates the approximate footprint of 
the building.
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Planning Study MH-1 – Street Level
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Planning Study MH-1 – Lower Level
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Planning Study MH-1 – Site Plan
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Planning Site MH-2 

A second study was developed for the Market Square / Meaford Hall site.  In this variation, the library 
functions are extended along Sykes Street and the community facilities are arranged on an upper 
level.  This option was explored to maximize parking on the site with approximately 53 spaces being 
possible (compared to 81 presently).
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Planning Study MH-2 – Street Level
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Planning Study MH-2 – Upper and Lower Levels
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Planning Study MH-2 – Site Plan
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4.3  COST ESTIMATES

Construction estimates were developed for each of the planning studies using available cost information 
from similar projects. Note that site acquisition and site development (such as bringing utilities to an 
un-serviced site) costs are not included.

The estimates were developed based on the demonstration plans developed.  They are considered  
'Class D' estimates of appropriate reliability for this stage of project development.  Appropriate 
contingencies have been included to allow for further elaboration during later stages.  These estimates 
represent third quarter 2014 values and would need to be adjusted for inflation if implemented 
later.

'Construction Cost' represents the value of the general contract to build the building.  'Project Cost' 
includes this as well as 'soft costs' such as professional fees and furnishings.

Option EX-1:  Accessibility Upgrade and Renovation of Existing Building  
 

gross square 
feet

unit rate construction 
cost

project cost

component
Upgrade Existing Building

strip finishes, insulate, new 
windows, new finishes, replace 
mechanical and electrical 
systems, new ramp and 
entrance canopy, new roofing 6,201 171.15 1,061,301

Total 1,061,301 1,273,561

Washroom and Elevator 
Additions 

new construction including 
washrooms, elevator 1,673 490.00 819,770

Total 819,770 983,724

Pre-design Contingency (15%) 282,161 338,593

Total Budget Option EX-1 2,163,232 2,595,878
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Option EX-2:  Addition and Renovation of Existing Building

gross square 
feet

unit rate construction 
cost

project cost

component
Upgrade Existing Building

strip finishes, insulate, new 
windows, new finishes, replace 
mechanical and electrical 
systems, new ramp and 
entrance canopy, new roofing 5,219 171.15 893,232

Total 893,232 1,071,878

Addition
demolition ls 50,000
new construction including 
washrooms, elevator 6,336 405.00 2,566,080

Total 2,566,080 3,079,296

Pre-design Contingency (15%) 518,897 622,676

Total Budget Option EX-2 3,978,209 4,773,850
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gross square 
feet

unit rate construction 
cost

project cost

component
New Building

site preparation allowance 500,000
site development / parking allowance 375,000
new construction 15,302 285.25 4,364,896

Total 5,239,896 6,287,875

Pre-design Contingency (15%) 523,990 622,676

Total Budget Option G-1 5,763,885 6,916,662

Option G-1:  New Building on Generic Site
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gross square 
feet

unit rate construction 
cost

project cost

component
New Building

site preparation /demolition allowance 750,000
site development / parking allowance 325,000
new construction 15,759 285.25 4,495,255

Total 5,570,255 6,684,306

Pre-design Contingency (15%) 557,025 668,431

Total Budget Option MH-1/2 6,127,280 7,352,736

Option MH-1/2:  New Two Storey Building on Meaford Hall Site
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5.0  SUMMARY OF CONCLUSIONS

1.  Context

The Public Library has served the Meaford community for over 150 years.  The existing building 
– almost 80 years old – impedes the Library from delivering fully on its mandate because of limitations 
in space for services, collections, programs, computers, and meeting space; barriers to accessibility; and 
weaknesses in the building fabric, raising concerns for both health and safety, and large maintenance 
costs.  The Library aspires to a new building meeting contemporary standards. The current building 
provides only 4,700 square feet which is less than half the ARUPLO (Administration of Rural and 
Urban Public Libraries of Ontario) guideline of one square foot per capita.  This is a widely recognized 
benchmark for public libraries.

2.  Existing Building

Problems with the existing space include lack of accessibility, inadequate amount of space for all 
functions, health and safety issues, and qualitative factors. Limited space in all categories makes it 
difficult for staff to meet the growing demand for library services.  Similarly, the demand for use of 
community space cannot be met.  Limited space also affects accessibility with inadequate circulation 
space in the adult library.  Amenities for library users – such as seating areas and table areas – are 
also very limited.  In the children’s library, incompatible activities, such as hands-on programs conflict 
with other activities, including regular family access and story telling.  The building requires extensive 
investment in upgrading just to maintain the existing functions.

3.  Spatial Requirements

Spatial requirements were identified in response to priorities expressed in the strategic plan, input 
from the Board, input from stakeholders, interviews with staff, observation of current operations, 
and comparison with current practice in other libraries.  A total requirement of 11,657 net square 
feet (1,082.9 square metres) was calculated.  Although calculated on a functional requirement basis 
the number corresponds closely to the ARUPLO guideline for the present Meaford population.  A 
'functional model' was developed to show how the spaces should be arranged for maximum accessibility 
for the users and maximum efficiency for the Library.

4.  Planning Studies

The purpose of the planning studies is to investigate the potentials of various approaches to meeting 
the needs of the library on the existing and the new sites.  The examples studied include the existing 
building and site, a generic undeveloped site, and the Meaford Hall / Market Square site.  Market 
Square was studied because it has frequently been mentioned as a possible site.

The studies of the existing building demonstrate that the basic access problems could be solved with 
an addition containing an elevator.  However, the limitations of the site prevent any realistic addition 
from coming anywhere near the full requirements of the Library.
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Studies of the Market Square site indicate that the new library building could be easily accommodated.  
The most efficient of these studies shows that approximately 53 of the present 81 parking spaces 
could be preserved.

Studies of a hypothetical empty site show that approximately 70,000 square feet or 1.6 acres would 
be required for a single storey building and 50 parking spaces.  This could be reduced somewhat by 
going to a storey and a half building with the community facilities on an upper or lower level.

5.  Comparative Cost Estimates

Renovation of the existing building and minor additions to improve accessibility are estimated at a 
project cost of $2.6 million.  This option does not provide any additional space.

Renovation of the existing building and additions to exploit the capacity of the site are estimated at 
a project cost of $4.8 million.  This option provides some additional space but does not meet the 
program requirements.

A new single storey building on a generic site that fully meets the program is estimated at a project 
cost of $6.9 million.  This does not include site acquisition or site development costs.

A new two level building on Market Square that fully meets the Library requirements is estimated at 
a project cost of $7.3 million.

6.  Conclusions  Based on Consultation with Stakeholders and Board

The needs of the Library can be met in a facility that provides approximately 11,600 net square feet 
and achieves the functional relationships described in this study.  Preference is for a building that 
maintains all of the library functions on a single level.  The community facilities can either be on the 
same level or an upper or lower level depending on site features.

The needs of the Library cannot be met through renovation and expansion of the existing building.

A new building is required on a downtown site.  Further study and consultation should be undertaken 
to identify and procure or reserve a specific site.

The new building should meet the requirements determined in this study including full compliance 
with contemporary standards of accessibility as well as library best practice.
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