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Executive Summary 
 
The Thorold Public Library has undertaken this Feasibility Study to review the need for future 
library services in the City.  Thorold’s population is currently 19,000. Thorold’s main library 
(excluding Chestnut Hall) is approximately 9,000 square feet which falls considerably short of 
existing library standards.  The library is attached to historic Chestnut Hall which is used for 
programming, storage and washrooms. However, Chestnut Hall does not sufficiently meet the 
library’s needs well, requires extensive repairs and does not meet AODA requirements.  For the 
purposes of this study, the Thorold Public Library or ‘library’ will refer to the library proper, and 
will exclude the portion that is attached to Chestnut Hall.  Thorold’s population is expected to 
grow to 30,000 in 2045.  However, existing growth pressures suggest this population level may 
be attained sooner.  In light of current needs and the expectation of rapid growth, it is timely that 
this study be undertaken. 
 
The team of TCI Management Consultants, in collaboration with Beth Ross & Associates (library 
operations specialist) and Hossack & Associates Architects was selected through a tendered 
process to undertake the work.  This team performed a number of activities to determine 
Thorold’s future library requirements including: an analysis of population projections, 
stakeholder interviews, an online survey of 266 individuals, a review of library guidelines, 
participation in an Ontario Public Library Guidelines – Monitoring and Accreditation Council 
audit, and a facilities analysis.  The conclusions from these analyses were that the total library 
space required to meet Thorold’s future library space requirements will be approximately 30,000 
gross square feet (gsf) for a population of 25,000 (in 2034) and 34,000 gross square feet for a 
population of 30,000 (in 2045). 
 
A number of service delivery options were investigated to determine the preferred way to meet 
Thorold’s future library service needs.  These included three options: (1) a one-storey expansion 
of the main library on the existing site with the addition of a satellite branch in the longer term; 
(2) a two-storey expansion of the main library on site meeting all space needs at the one 
location; and (3) building a new main library on a new site (again meeting all future needs at the 
one location).  The Library Board’s unanimously-preferred option was option 1, a one-storey 
expansion of the main library on the existing site with addition of a satellite branch in the longer 
term, and the consultants were directed to pursue this option.  (Expansion of the main library 
on-site was also the expressed preference that emerged from approximately 75% of those who 
completed the community survey.)  As well, in the shorter term, the library may wish to add book 
kiosks in the south where the population is expanding.   
 
A number of capital and operating cost implications are presented in the report.  The following 
chart summarizes the capital and operating costs associated with Option 1 – a one-storey 
expansion of the main library on the existing site with the addition of a satellite branch at a 
future date.  Because of the relatively high operating costs associated with the lease option, the 
satellite branch is assumed to be a built or owned option.   
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 Estimated Costs 
Capital Costs   

  Phase 1 – Expand main library on site $6,615,000 - 
$8,656,200 

  Phase 2 – New build of 7,800 sf satellite branch $3,159,000 - 
$4,001,400 

  Total Capital Costs $9,774,000 - 
$12,657,600 

    
Annual Operating Costs   
  Phase 1 – Expand main library on site $882,490  
  Phase 2 – New build or owned 7,800 satellite $137,200  
  Total Operating Costs $1,019,690  

 
The main library expansion would cost between $6.6 and $8.7 million in current (2020) dollars 
depending on the construction costs.  The 7,800 square foot satellite branch would cost 
between $3.2 and $4.0 million for a new build. The above capital costs do not include land 
acquisition costs for the satellite branch.  Contingency costs are also not included. 
 
The operating costs for the expanded library on site would be $882,000 an increase of $151,000 
or 21% over current costs.  Total operating costs for both the expanded main library and the 
7,800 sf satellite branch would be $1.0 million in current (2020) dollars or 39% above the 
existing 2020 operating budget.  
 
The expansion of Thorold’s library services would achieve a number of goals: 
 

• Address the current shortage of space and bring Thorold’s library services up to 
accepted industry guidelines to meet the needs of the community’s existing and future 
residents 

• Increase the number of library users in the community 
• Provide an improved community hub with accessible space for residents to meet and 

participate comfortably in programs 
• Provide accessible washrooms for Thorold’s patrons in compliance with Ontario’s 

Accessibility for Ontarians with Disabilities Act 
• Improve Thorold’s ability to provide library programs to all age groups 
• Enhance library technology services (e.g., 3D printing, scanning, robotics, maker 

spaces, AV production capabilities, etc.) available to library patrons 
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1. Introduction and Background 
 
1.1 Purpose 

 
The City of Thorold is a scenic, historic community with 19,000 residents centrally located in the 
Niagara Region.  The community has recently been experiencing new development and 
population growth pressures. The purpose of this feasibility study broadly is to examine the 
need for future library services in Thorold and therefore it is timely that the library be conducting 
this feasibility study.  Thorold has one main library housed in an approximately 9,000 square 
foot, one-floor building at the heart of historic downtown Thorold.  In 1983, the library was built 
adjacent to historic Chestnut Hall, a historically designated building originally built in 1862.  The 
library’s meeting room, storage space, public washrooms and utilities are located at Chestnut 
Hall.  There is public parking including 23 spaces behind the library.  For the purposes of this 
study, the Thorold Public Library or ‘library’ will refer to the library proper, and will exclude the 
portion that is attached to Chestnut Hall.   
 
The decision to review library facilities provides an exciting opportunity for the City to meet 
contemporary library standards (which it now falls short of), accommodating current and future 
library needs in a creative and thoughtful way.  Modern libraries can be a hub of the arts, 
promoter of technology, a space for community gathering and networking; they foster and 
promote communication, education, community heritage and community pride, as well as 
literacy in all its forms.  The Thorold Public Library Board has the responsibility to develop 
policies, support and secure municipal funding for libraries.  Current trends in libraries are to 
provide a variety of materials for circulation, including physical books, audio books, ebooks, 
movies, magazines, etc.  Program spaces are also increasing in importance as a local point for 
community activities, and vary from meeting rooms, to teen lounges, children’s program space, 
multipurpose rooms, maker spaces, reading lounges, computer labs and outdoor reading areas.  
 
In many smaller communities, the library plays a role in serving as a bridge between learning 
and community.  As such, libraries and librarians can assist in meeting many needs, including 
informational, educational, social, wellness, and technology aspirations, both within their library 
and through outreach.  In this respect, libraries and their staff are key players in the 
development and promotion of health, education and arts and culture in many communities.  
 
An improved library will be a concrete representation of the library’s vision and the City’s 
commitment as it serves and appeals to a broader and more diverse demographic within the 
community. It also allows for improvements to be made for accessibility, tourism development 
and cultural appeal, all of which are key social and economic drivers. By improving amenities 
like libraries, galleries and museums, municipalities are increasing the appeal and draw for this 
important sector in the economy which helps create community economic vitality and 
sustainability. 
 
From 2018 Ontario Public Library Statistics, 46% of Thorold’s residents hold library cards, which 
is somewhat higher than the average (39%) for communities in the province with populations 
between 15,000 and 30,000.  Average annual circulation per cardholder (8 items) is somewhat 
lower than the average (21 items).  There may be many reasons for these differences, possibly 
including limitations on the size and/or geographic distribution of library service.  Other 
communities have been able to increase circulation substantially with improved library facilities.  
In order to plan for the longer term, the study examines service delivery models and the 
possibility of adding library service points to meet the needs of a growing population.   
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1.2 Future Population Growth and Demographic Change 
 
The City of Thorold has a population of approximately 19,000.  Recently, the area has been 
experiencing population growth, particularly as the community offers a high quality of life as well 
as affordable housing at substantially lower costs relative to the rising cost of housing in the 
GTA.  Thorold is also attractive to baby boomers from the GTA who are ready to retire and who 
can enjoy the lifestyle and amenities that the community offers1. 
 
In the longer term, Thorold will experience increased growth.  Places to Grow legislation has 
allocated target populations to Thorold of 24,000 in 2031 and almost 30,000 in 20412.  The 
Niagara Region has a similar target for Thorold with a projected population of 25,000 in 2034 
(14 years from now); and 30,000 in 2045 (25 years from now).  
 

 
 
Due to recent provincial government changes, there is some possibility that provincial planning 
targets may change or that there may be pressures to allow more growth than what is targeted 
under the Places to Grow legislation.  This could result in the projected growth targets above 
being achieved within a shorter time frame.   
 
Most population growth being experienced in Thorold is in the area south of Urban Thorold in 
communities such as Rolling Meadows.    
 
For the purposes of this study, two different scenarios with population targets of 25,000 and 
30,000 are used to determine future library space for Thorold. 
 
  

                                                
1 See https://www.theglobeandmail.com/business/article-niagaras-hot-real-estate-market-is-emblematic-
of-how-buyers-are/ for a recent article on this trend. 
2 https://www.niagararegion.ca/2041/pdf/mcr-pic3-boards.pdf.  The 2046 value has been extrapolated 
using a linear projection. 

2016 2021 2026 2031 2036 2041 2046
Thorold Population

Projection 18,880 19,680 21,500 23,850 26,470 28,470 30,388

 -

 5,000

 10,000

 15,000

 20,000

 25,000

 30,000

 35,000

Thorold Population Projection
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1.3 Other Contextual Considerations 
 
1.3.1 Planning Documents 
 
The City of Thorold’s Strategic Plan is currently being developed.  Thorold recently completed a 
Draft Parks, Trails and Recreation Master Plan, 20193.  Key findings include the following: 
 

• The Thorold Public Library (TPL) was the second most frequently used municipal facility, 
behind Thorold’s community arenas.   

• A random phone survey of 188 respondents indicated that the TPL was used by 68% of 
the population.  

• Similar results were indicated for the online survey with 66% of the population indicating 
they used the TPL.           

The key results from the survey are shown below: 
 
Use of Indoor Recreation Facilities in Thorold 
 

 Random Telephone 
Survey (N=188) 

On-Line Survey  
(N=90) 

Thorold Community Arenas  79% 87% 
Thorold Public Library  68% 66% 
TCAG Basciano Centre  30% 44% 
Lock 7 Museum  25% 18% 
Port Robinson Community Centre  22% 11% 
Allanburg Community Centre  19% 24% 
Thorold Community Theatre  13% 3% 
Seniors Centre  8% 7% 
Fire hall community rooms  5% 9% 

 
The Parks, Trails and Recreation Master Plan also presented overview conclusions about the 
library as follows: 
 

• need new, larger, modern space as part of multi-use complex in downtown Thorold; 
current facility is 9,000 square feet (smaller than Ontario library service standards for 
Thorold’s size) 

• need locations for 2 to 3 library kiosks in Thorold 
 
With regard to Chestnut Hall, the Master Plan observed: 
 

• former location of the museum, attached to the library and now used for storage / 
meetings space 

• a concept plan for its future use is currently being prepared 
 

                                                
3 https://www.thorold.ca/en/city-hall/resources/Documents/Parks-Trails-and-Rec-Master-Plan-Edited-
Version.pdf 
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1.4 Current Situation Assessment of the Library  
 
1.4.1 The Thorold Library 
 
The Thorold Public Library has an operating budget of almost $650,000; the staff complement is 
5 full-time, 5 part time and 4 casual staff.  Thorold Public Library occupies approximately 8,800 
square feet of dedicated space in a one storey building in downtown Thorold.  The library is 
attached to and shares an entrance with a footprint of 2,607 square feet constructed in 1862.  
The library shares the use of a portion of Chestnut Hall for meetings, community programming, 
public (non-accessible) washrooms and storage.  
 
1.4.2  Chestnut Hall 
 
Chestnut Hall is a historic building (designated under the Ontario Heritage Act).  Until a few 
years ago, Chestnut Hall was the site of the Thorold Museum which was moved to the Lock 7 
Viewing Centre.  However, the new site does not offer as much space as the Museum used to 
have in Chestnut Hall.  While not the direct focus of this study, the Museum is in the process of 
examining its long term space and organizational options and conceivably some form of space 
partnership might be an option for further investigation. Because of its non-accessible layout 
and its deteriorating condition, Chestnut Hall does not lend itself well to dedicated ongoing 
usage by the library. 
 
1.4.3 Building Condition Assessment 
 
A key background study is the Building Conditions Assessment Report for Thorold Library and 
Chestnut Hall undertaken by McIntosh Perry Limited in June, 2019. The study examined the 
substructure, shell, interiors, services, equipment and furnishings, special construction and the 
site.  The study noted a number of deficiencies and made recommendations including that most 
of the equipment and systems will require major repair or replacement to maintain the building 
in a state-of-good repair under the current operational model.  Immediate (2019) and short term 
(2020 to 2024) expenditures required were estimated to be $1.8 million.  
 
1.5 Specific Objectives of the Work 
 
The Project Scope and objectives have been described in the RFP and include the following: 
 

• Assist in identifying guiding principles for facility development  
• Assess/identify the current deficiencies within the Thorold Public Library  

- Complete a functional audit to identify industry standards, evaluate the library in 
relation to those standards, compare compliance with standards in other similar-
sized libraries, survey staff and library users about facility deficiencies  

• Present a preferred service delivery model for the Thorold Public Library  
- Seek feedback from community and staff regarding the service delivery model 

and recommend revisions to the model accordingly  
• Determine the optimum library size for the Thorold area  

- Propose an optimum library size based on industry standards and future growth, 
outline services to be offered in the facility and determine functional areas and 
the kinds of spaces required  

• List general space/design requirements for a renovated/expanded facility  
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• Explore partnership opportunities for a renovated/expanded facility  
• Outline expected service improvements with a renovated/expanded facility  
• Establish site criteria and recommend sites in Thorold  
• Provide cost estimates associated with a renovated/expanded facility based on preferred 

site and size  
 
The resultant study recommendations must: 
 

• Adhere to relevant legislation and regulations including the Public Libraries Act and the 
Accessibility for Ontarians with Disabilities Act (AODA).   

• Respect current Ontario Public Libraries Guidelines as well as Administrators of Rural 
and Urban Public Libraries of Ontario (ARUPLO) guidelines and standards.   

• Clearly, the recommendations must be aligned with the City’s Strategic Plan, Master 
Plans and Official Plan.   

• Respect the specified local setting and character of Thorold, and finally,  
• Be provided within a realistic financial outlook. 

 
1.6 Activities Undertaken 
 
The main tasks undertaken in the course of this investigation included:  
 

• Review of documentation – reviewed documents and statistics related to the library 
and City of Thorold including the Official Plan, population projections, the Thorold Parks, 
Trails and Recreation Master Plan, Development Charges Study, Thorold Library and 
Chestnut Hall Conditions Report, Ontario Public Library Guidelines – Monitoring and 
Accreditation audit report, etc. 

• Stakeholder interviews – interviews were conducted with approximately 19 individuals 
including library staff, Board and Committee of Council members, Councillors, key 
municipal staff, members of community organizations and a commercial realtor 

• Site audit – attended the site audit4 conducted by the Ontario Public Library Guidelines- 
Monitoring and Accreditation audit team in August 2019 conducted by SOLS and a peer 
auditor 

• Review of library facility and related standards – library standards were reviewed 
from a number of sources including the Administrators of Rural and Urban Public 
Libraries of Ontario (ARUPLO)  

• On-line community survey – using SurveyMonkey, which received an excellent 
response from 266 individuals 

• Analysis and review of alternative service delivery models – various service delivery 
alternatives were reviewed for possible delivery of future services using different criteria 
such as compatibility with contemporary library standards, functionality and flexibility of 
space, as well as operating and capital costs associated with future library facilities 

• Meetings – three meetings were conducted with the Steering Committee as well as one 
with the Library Board which selected the preferred service delivery model 

• Public Information Session – presentation and open house to present the draft report 
for Thorold held on February 19, 2020.  

                                                
4 Beth Ross (also on the team for the present study) attended the library site audit by the Ontario Public 
Library Guidelines – Monitoring and Accreditation Council Audit Team consisting of Peggy Malcolm, 
Library Consultant with the Southern Ontario Library Service (SOLS) and peer auditor, Julie Andrews, 
CEO of Lincoln Public Library.  



11  TCI Management Consultants • Beth Ross & Associates • Hossack & Associates Architects  

2. Perspectives from the Consultations 
 
2.1 Thorold Public Library Facility Observations 
 
Nineteen individuals from a variety of groups including the Mayor, Councillors, representatives 
of community organizations, realtors, etc. were interviewed or submitted email correspondence. 
 
The following observations were made by Beth Ross who attended the library site audit meeting 
held by the Ontario Public Library Audit Team consisting of the Library Consultant with the 
Southern Ontario Library Service (SOLS) and peer auditor, the CEO of Lincoln Public Library.  
 

Some Positives 
• The entrance foyer provides grade access from both the street and the parking lot; 
• The library is “open concept” for flexible use according to need; 
• The library is on one floor, which makes for ease of supervision and staffing; 
• Library signage is good, displays are attractive, and the flow of activities from the 

Circulation Desk to the various zones, e.g., children’s is logical and well defined. 
 

Some Challenges 
• The collection is large for the size of the community and the capacity of the library 

space, resulting in being stored too high to meet guidelines, specifically, 
- For adult collections, the base of the top shelf should be no higher than 60 inches 

from the floor; 
- For children’s collections, the base of the top shelf should be no higher than 48 

inches from the floor; 
• Public washrooms and a meeting room are across the entrance foyer in the attached 

Chestnut Hall. This makes for poor supervision from the library for activities taking place 
there; 

• The Information Desk and Circulation Desk are separate functions. 
 
Based on an interview with the Chief Librarian, the following are some additional considerations 
including desirable elements and spaces that are likely to have an impact on future demand for 
future library services in Thorold. 
 

• The collection ratio (volumes per capita) is expected to remain the same as it is tied to 
Development Charges5. Also, Thorold's good standing in LINC (Libraries in Niagara 
Cooperative) is based on expectations of a favourable collection to share; 

• Thorold has 8 computers for public use which is expected to be adequate for the future 
as many people bring their own laptops or devices to the library; 

• A coin-op printing station for self-serve computer printing and photocopying would be 
desirable; 

• Multiple electrical outlets will be needed for charging personal devices; 
• 150 user-seating spaces of various configurations including bistro counters, comfortable 

chairs, tables and chairs, etc. are needed 
• 3 private staff offices 

                                                
5 Development charges are intended to help finance capital projects required to meet the increased need 
for service resulting from growth and development.  They are governed by the Development Charges Act.  
Fees collected can only be used for the purpose for which they are collected. 
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• All staff have their own work stations and take turns covering the desks – there may be 
an opportunity to consolidate the information and circulation functions 

• One staff on Circulation, one on Information, all doing other work when not serving 
customers but at their own station, there is no off-desk time. Currently, each desk has 
one staff member at any time      

• The service desk requires space for holds pickup, express releases, dvds, LINC bins, 
new patron registration, supply storage and be located near public computers for support 
and assistance with completing documents, email, printing, scanning, etc. and be 
accessible for both staff and patrons 

• In future, a multi-purpose meeting room similar in size to what is currently being used in 
Chestnut Hall - needs to be capable of holding at least 100 people, and would include a 
sink for healthy cooking programs, coffee, etc.,  as well as programming and storage 
space for supplies. 

• Smaller program room for toddler programs, etc. 
• Study rooms for tutoring, student group projects (possibly 3) 
• Maker space - green screen, virtual reality, flexible configuration of tables, a space large 

enough for class visits 
• Lunch room and lockers for staff       
• Local history area  
• Storage space 

 
Further team perspectives on desirable elements regarding facility and location related items 
include: 
 

• Chestnut Hall is not an asset to the library – as noted in the Building Conditions 
Assessment, the facility requires significant investment to address basic maintenance 
and structural items; there is no access for persons with disabilities; heating and air 
conditioning systems do not work well; staff maintain and set up the site for other 
community groups; and the space cannot be monitored easily by library staff in the 
library or at the front desk 

• The library ideally should be one storey 
• Port Robinson is only a 13-minute drive to the current library and likely does not need a 

branch there.  
• Future residential development will be to the south and additional library services should 

be considered there in the future. 
 
A range of perspectives were shared in the various interviews.  The following summarizes some 
high level conclusions. 
 

• Agreement on need for expanded library – Virtually all those interviewed appreciated 
the need to expand the public library, particularly in view of the expanded growth the 
community is experiencing.  Deficiencies in the library were identified including: 

- Lack of good meeting or programming space 
- Inaccessibility of Chestnut Hall and washrooms 
- Need an improved children’s area in the library 

• Acknowledgement that expansion on the existing site may be the preferred option 
– Most respondents agreed that expanding on the current site would potentially be one 
of the best options.  The existing site is well positioned with regard to urban Thorold and 
there is a sizable area of land available.  An expansion would potentially be the most 
efficient option, since it would add to the library’s existing space, thus resulting in lower 
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costs than building elsewhere.  Further, Development Charge funding could be used for 
the expansion, but would not be available to replace existing facilities in another location.  
 

• Other options presented by respondents 
- Tear down older arena and rebuild on that site 
- Build a new facility near the Fire Hall 
- Consider the 3rd floor of old City Hall (8 Carleton Street South) 
- A lot is available on Carleton Street 
- Thorold Public Utilities site 
- If the City moves ahead with a multi-purpose facility, the library should be a part 

of this 
- Canada Games site not an option 

 
• Consider a branch in the longer term future as population is added, consider adding 

a branch somewhere in the south or east 
 

• Lack of clear views on what to do with Chestnut Hall  
• Previously used by Thorold and Beaverdams Historical Society and still used for 

some of their storage 
• Serves as a meeting space for the library but not attractive or fully functional 
• Chestnut Hall requires much needed repairs and maintenance 
• possibly used for historic displays 
• possibly used for an art gallery or a history museum 
• Thorold recently (2017) won the Prince of Wales prize for Municipal Heritage 

Leadership6, so Chestnut Hall’s heritage value would need to be retained and 
respected   

• Problems with severing the building from the library as services pass through 
Chestnut Hall to the library 

• Council has not established a clear vision for Chestnut Hall 
 

• Consider the addition of library programming at the Ontario Paper Thorold 
Seniors Centre (8 Carleton Street South 

• This suggestion was made in an interview and tested in the community survey 
(and supported by community members in the survey) 
 

• Possible delivery of some municipal services at the library (e.g., permits, recycling 
tags, payment of taxes, etc.) was considered but not likely at this time due to costs and 
fragmentation of services 

 
  

                                                
6 https://nationaltrustcanada.ca/nt-awards/the-city-of-thorold 
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2.2 Perspectives from the Community Survey 
 
An online survey was administered to the community inviting responses from both users and 
non-users about their existing and desired usage of the library.  A print copy of the survey was 
available for those wishing to complete the survey at the library.  The survey was administered 
between October 20 and November 11, 2019.  A prize of a computer tablet was offered as a 
means to encourage responses. The survey was communicated in the following forms; 
 

1. Emails sent to stakeholders 
2. Use of social media including the library's and City's 
3. Posts on the library website 
4. Weekly column to Thorold News with link to survey 
5. Circulated handouts in house at the Circulation Desk and in the community while doing 

outreach programs 
6. Announcements made at library programs   
7. Poster on the library's community board 

 
In total, an impressive 266 responses were received. The following pages present the 
highlights. 
 
Residence:  Most respondents live in the City of Thorold. 
 

• 71% of respondents lived in Thorold 
• 15% were from St. Catharines 
• 5% were from Niagara Falls 
• 6% were from elsewhere in Niagara Region 
• 3% were from elsewhere 

 
Thorold Residents: Of those living in Thorold, the majority were from Urban Thorold. 
 

• 72% lived in Urban Thorold 
• 9% lived in Thorold South 
• 1.6% in Rolling Meadows 
• 1.6% in Port Robinson 
• 0.5% in Merritt Meadows 

 
How long have lived in Thorold: The majority of respondents have lived in Thorold for more 
than 20 years.  
 

• 55% lived in Thorold 20 years or more 
• 18% lived in Thorold 10 to 19 years 
• 8% lived there 6 to 9 years 
• 11% from 3 to 5 years 
• 9% from 2 years or less 
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Age of Residents:  There was broad representation from all age groups who responded to the 
survey. 
 
Teens were 1.9% of respondents.  If teens are removed from the sample, there is reasonably 
close representation to Thorold’s age structure from the last Census in 2016– those in their 20s 
and 80s are somewhat under-represented. 
 

Age Group Respondents Thorold 2016 
20-29 6.7% 20.2% 
30-39 24.0% 14.2% 
40-49 17.3% 16.3% 
50-59 20.9% 20.5% 
60-69 21.7% 14.8% 
70-79 8.3% 8.5% 
80+ 1.2% 5.5% 
Total 100.0% 100.0% 

 
Household Composition: There was a broad mix of household types represented in the 
survey. The most common household types were:  
 

• 28% adult couple, no children 
• 20% adult couple with 1 or more children 12 or under 
• 18% single person 
• 13% - 3 or more living in the household 

 
Internet Use at Home:  97% of respondents reported they have access to the Internet at home.  
Given this was an online survey, supplemented by print surveys, the results may be somewhat 
higher than the actual proportion of households in the community having Internet access.  
However, a recent (2018) Statistics Canada survey reported that 94% of Canadians 15 and 
older have access to the Internet at home7 and therefore the Thorold results are in line with the 
Canada-wide results. 
 
Library Usage:  There was a range of library usage by frequency of use that is consistent with 
libraries in other communities, ranging from many heavy users to those who rarely or never use 
the library.  Approximately half the respondents are using the library once a month or more 
often. 
 

• 12% use the library several times a week 
• 11% use once a week on average 
• 25% use once or twice a month 
• 21% once every few months 
• 11% once or twice a year 
• 8% not for over a year 
• 10% rarely or never 

 

                                                
7 https://www150.statcan.gc.ca/n1/daily-quotidien/191029/dq191029a-eng.htm 
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Rare or Non-Users:  46 respondents said that they haven’t used the Library for over a year or 
rarely or never. The most frequent reasons cited were: 
 

• 33% buy, rent, or download their books, DVDs, music and newspapers 
• 22% have no time 
• 22% just don’t think about it when they need information 
• 11% get their materials at another library 
• 9% rarely read 

 
Satisfaction with Library Facilities and Resources:  Generally, respondents were very 
satisfied with Thorold’s library facilities and resources.  The following are the top responses 
saying they were ‘very satisfied’ ranked by numbers of respondents.  The largest percentage of 
responses for each aspect of service (rows) is highlighted in yellow. Also, note that when the 
‘not applicable / don’t know’ category is removed, the majority category in all cases is ‘very 
satisfied’. 
 

Library Facility or Resource      Very 
Satisfied 

Somewhat 
Satisfied 

Somewhat 
Dissatisfied 

Very 
Dissatisfied 

Not 
Applicable/ 
Don’t Know 

Hours of operation 67% 26% 2% 1% 4% 
Availability of parking 67% 25% 2% 1% 5% 
Overall safety and security of 
library spaces 65% 24% 3% 1% 8% 

Overall appearance and safety 
of the library 60% 33% 4% 1% 3% 

Range and variety of print 
materials 55% 35% 8% 1% 7% 

Quality and cleanliness of 
washrooms 49% 23% 6% 1% 21% 

Amount of space available in 
the library 47% 35% 12% 1% 5% 

Availability of quiet work and 
study spaces 45% 19% 4% 4% 28% 

Availability/Quality of 
children’s area 42% 21% 2% 0% 34% 

Ease of obtaining on-line 
access to digital library 39% 22% 6% 0% 33% 

Range and variety of 
audiovisual materials (i.e., 
DVDs, CDs, audiobooks, etc.) 

36% 25% 2% 1% 37% 

Range and variety of 
magazines and newspapers 
available 

34% 18% 2% 0% 46% 

Availability of program and 
meeting spaces 33% 17% 7% 3% 41% 

Range and variety of digital 
collection – ebooks, eAudio, 
eMagazines, etc. 

28% 20% 5% 0% 47% 

Reliability of computers 26% 20% 2% 0% 49% 
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The table below focuses on responses which are more negative - where respondents indicated 
they were either ‘somewhat or very dissatisfied’ where these are grouped and ranked.  Please 
note: The top 5 negative responses relate to library space and facility related issues which of 
course is the purpose of this study. 
 

Library Facility 
or Resource Very Satisfied Somewhat 

Satisfied 
Somewhat or Very 

Dissatisfied 
Not Applicable/ 

Don’t Know 
Amount of space 
available in the 
library 

47% 35% 13% 5% 

Availability of 
program and 
meeting spaces 

33% 17% 10% 41% 

Availability of quiet 
work and study 
spaces 

45% 19% 8% 28% 

Overall appearance 
and safety of the 
library 

60% 33% 8% 3% 

Quality and 
cleanliness of the 
washrooms 

49% 23% 7% 21% 

Ease of obtaining 
online access to 
digital library 

39% 22% 6% 33% 

 
 
Getting to the Library:  Respondents mainly drive to the library, but there is a large group 
(20%) who walk. While many respondents live in Urban Thorold, a high number live within 
walking distance. 
 

• 77% use car or truck and can drive themselves 
• 20% walk 
• 8% rely on someone else to drive them 
• 2% bike  
• 2% use public transit 

 
Time taken to get to the library:  Most respondents do not need much time to get to the 
library. 
 

• 45% take less than 5 minutes 
• 33% take from 6 to 10 minutes 
• 11% need 11 to 15 minutes 
• 10% need from 15 to 30 minutes 
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Satisfaction with Library Programs and Services:  Generally, respondents rated library 
programs and services highly.  The community gave highest marks to the friendliness and 
helpfulness of staff.  Other services achieving high satisfaction levels included the Information 
Desk, Circulation Desk, borrowing materials, and communications received from the library. 
 
Services receiving somewhat lower levels of satisfaction included awareness by the community 
of the library, interlibrary loan service, and the library web site.  The yellow highlight reflects the 
highest rating for each row.  If the not applicable / don’t know category is removed, the majority 
category in all cases is very satisfied with the library services. 
 

Library Programs 
and/or Services Very Satisfied Somewhat 

Satisfied 
Somewhat 

Dissatisfied 
Very 

Dissatisfied 
Not Applicable/ 

Don’t Know 
General 
friendliness and 
helpfulness of 
staff 

80.7% 14.2% 2.0% 0.0% 3.1% 

Information Desk 71.7% 19.7% 2.0% 0.0% 6.6% 
Circulation Desk 71.1% 18.3% 1.0% 0.5% 9.1% 
Borrowing 
materials 65.0% 24.4% 2.5% 0.0% 8.1% 

Communications 
received from the 
library 

57.9% 17.8% 2.0% 1.0% 21.3% 

General 
information 
received from the 
library 

55.6% 24.0% 0.5% 0.5% 19.4% 

Information 
received from the 
library about 
programs and 
events 

52.0% 21.9% 2.6% 3.1% 20.4% 

Library web site 41.4% 26.8% 7.1% 0.5% 24.2% 
Interlibrary loan 
service 38.5% 16.9% 2.6% 5.6% 36.4% 

Awareness by 
the community of 
the library 

37.6% 26.4% 9.1% 1.5% 25.4% 

Help with 
computers and 
technology 

36.4% 12.6% 1.5% 0.5% 49.0% 

Adult programs 34.7% 19.4% 2.6% 0.5% 42.9% 
Children's 
programs 33.7% 11.2% 1.5% 0.5% 53.1% 

Ability to 
consistently 
connect with and 
use WiFi       

30.8% 14.1% 1.5% 0.0% 53.5% 

Quality of online 
resources / 
databases 

28.9% 21.8% 3.6% 0.5% 45.2% 

 
 



19  TCI Management Consultants • Beth Ross & Associates • Hossack & Associates Architects  

Accessibility Issues: From the table below, 13% indicated they were either ‘somewhat or very 
dissatisfied’ with physical accessibility to Chestnut Hall.  Further, 14% said they were either 
‘somewhat or very dissatisfied’ with accessibility to the washrooms.  Respondents were also 
asked if they found the library to be a welcoming space for diverse groups or individuals of 
different cultures, ethnicity, sexual orientation or income levels.  (Cells highlighted in yellow 
show those with 5% or more ‘somewhat or very dissatisfied’.) 
 

Accessibility 
Items Very Satisfied Somewhat 

Satisfied 
Somewhat 

Dissatisfied 
Very 

Dissatisfied 
Not 

Applicable/ 
Don’t Know 

Physical 
accessibility to 
the library 68.5% 17.8% 2.0% 0.0% 11.7% 
Physical 
accessibility to 
Chestnut Hall 25.9% 15.7% 7.1% 6.1% 45.2% 
General 
accessibility 
inside the library 59.4% 23.9% 3.1% 0.5% 13.2% 
Accessible 
washrooms 34.0% 12.7% 9.6% 4.6% 39.1% 
Access to 
assistive devices 
(i.e., computer, 
visual or auditory 
aids, magnifiers, 
etc.) 29.4% 7.1% 3.1% 1.0% 59.4% 

 
 
Welcoming Space: 83% of respondents indicated they found the library to be a welcoming 
space for diverse groups and/or individuals of different cultures, ethnicity, sexual orientation, 
and income levels, etc.?  15% said they didn’t know or couldn’t say.  Only 3% said it was not.  
Of these responses, one was concerned about mentally unstable and homeless using the 
library, another said it was not friendly to children, and another said it was a welcoming space 
but would not tie it to a particular group.  
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Potential Future Services:  Respondents were interested in a variety of possible new services, 
such as a community information centre, more adult programming, a maker lab (3-D printers, 
robotics, etc.), more educational programming, etc.  The following shows the top responses 
ranked by the highest number indicating they were definitely interested in a new service.  The 
cells highlighted in yellow are the largest percentage for each category. 
 

Potential  
Future Services 

Definitely 
Interested Might be Interested Not Interested Can’t Say/ Don’t 

Know 
Community 
information centre 46.3% 36.5% 6.5% 10.8% 

More adult 
programming 45.0% 34.6% 5.2% 15.2% 

Maker labs (3-D 
printers, simple 
robotics, coding, 
film making, photo 
editing, laser 
cutters, etc.) 

44.4% 29.6% 13.4% 12.5% 

More educational 
opportunities 40.4% 37.1% 8.5% 14.1% 

Services to help 
job seekers 40.3% 20.4% 18.5% 20.9% 

More partnerships 
with local 
community groups 

40.1% 35.4% 6.6% 17.9% 

More online and 
digital collections 40.0% 34.4% 8.4% 17.2% 

Non-traditional 
lending collections 
(e.g. musical 
instruments, tool 
library, etc.) 

38.9% 30.1% 14.4% 16.7% 

More outreach to 
schools 38.8% 21.5% 10.1% 29.7% 

More 
social activities 38.1% 39.1% 8.6% 14.3% 

Book drop outlets 34.4% 27.4% 19.3% 18.9% 
More space for 
local art, culture 34.1% 32.2% 15.4% 18.2% 

More older adult 
programming 34.0% 23.1% 19.3% 23.6% 

More outreach to 
homebound 
patrons, seniors’ 
homes, etc. 

33.2% 21.5% 16.4% 29.0% 

More early literacy 
programming 33.0% 19.3% 21.7% 25.9% 
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Potential Future Service Delivery Options:  Respondents were given several options 
regarding future possible service options.  The following ranks the responses from high to low 
based on those who would ‘definitely support’ the potential option.  The preferred option from 
the community was expansion of the Thorold Public Library at its current location.  There was 
also strong support for increasing the municipal budget allocated to library services, offering 
library programs in the Thorold Seniors’ Centre and providing more library service for local 
schools. Closing the existing library and moving to a new location received the least amount of 
support with over half the respondents indicating they definitely would not support that option.  
The cells highlighted in yellow are the largest percentage for each category. 
 

Future Service 
Delivery Options Definitely Support Might Support Definitely Not 

Support 
Can’t Say/ Don’t 

Know 
Expansion 
of Thorold Public 
Library at its 
current location 

71.4% 21.8% 3.6% 3.2% 

Increasing the 
municipal budget 
for library services 

66.8% 21.4% 3.2% 8.6% 

Offering library 
programs in the 
Thorold Seniors 
Centre 

48.2% 29.8% 3.7% 18.4% 

Providing 
more library 
service for local 
schools 

47.9% 21.7% 3.7% 26.7% 

Having a 
bookmobile 
service 

28.8% 36.1% 10.5% 24.7% 

Having more 
services in 
Thorold that would 
enable access 
close to me and 
outside of library 
hours (e.g. kiosks, 
book lockers, etc.) 

28.8% 34.7% 11.4% 25.1% 

Addition of a 
branch close to 
me 

24.4% 30.5% 18.3% 26.8% 

Closing the 
existing library 
and moving to a 
new location 

10.7% 25.6% 50.7% 13.0% 
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Preferred Expansion Options:  Respondents were asked to outline their preferred expansion 
option in order to accommodate the needs of a growing Thorold as well as to provide space for 
new programs and activities to serve new and evolving interests.  The preferred option of 2/3 of 
the respondents was to expand the existing library. 
 

• 66% preferred that the current main library in downtown Thorold be expanded 
• 14% believed that expansion was not needed 
• 12% indicated they would like to have a new branch built elsewhere in the municipality 
• 7% said a totally brand new library should be built elsewhere in the municipality 

 
Preferred Means of Communication:  Respondents identified their preferred way of receiving 
communications with the library about its programs and services.  The following shows the main 
types of communication used ranked by those who say they definitely use it.  The top three 
preferred means of communication are: (1) Facebook, (2) Email and (3) Library website.  (146 
individuals indicated that the library could keep their contact information from the survey to 
receive periodic communications from the library).  The majority responses in each category are 
highlighted in yellow. 

 
Means of 
Communications Definitely Use Sometimes Use Rarely or Never Use 
Facebook 59.4% 14.0% 26.6% 
Email 55.6% 18.7% 25.7% 
Library web site 52.6% 21.1% 26.3% 
Texting 33.7% 15.9% 50.5% 
Library Newsletter 32.6% 32.1% 35.4% 
Instagram 25.7% 13.1% 61.2% 
local newspaper 23.6% 27.8% 48.6% 
local radio station 14.9% 30.3% 54.8% 
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Main Priority of the Library: Respondents were asked to identify what should be the first and 
second priority for the library.  The first priority identified was books and physical collections, 
followed by more space in the library, then programs for children and more services for shut-ins 
and homebound patrons.  The following table ranks the responses by the average number of 
first or second priority identified.  (When rounded, each column adds up to 100%) 

 

Priorities First Priority Second Priority Average of First and 
Second Priority 

Books and physical 
collections 42.5% 12.9% 28.1% 

More space in 
the library 16.5% 19.4% 17.9% 

Library programs for 
children 14.2% 9.5% 11.9% 

More services for shut-
ins and homebound 
patrons 

3.3% 12.4% 7.7% 

More digital collections 6.6% 8.5% 7.5% 
Library programs for 
adults 3.8% 5.5% 4.6% 

Mobile library service 1.4% 7.0% 4.1% 
More community 
outreach 2.8% 5.0% 3.9% 

Longer hours of 
operations 2.4% 4.5% 3.4% 

Library programs for 
older adults 1.9% 5.0% 3.4% 

Library programs for 
teens/youth 2.8% 3.0% 2.9% 

More computers in the 
library 0.9% 4.5% 2.7% 

Computers or tablets to 
be lent out 0.5% 1.5% 1.0% 
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3. Review of Library Standards and Benchmarks 
3.1 Observations on the Library Collection 
 
According to the 2018 Annual Public Library Statistics, the Library’s collection is large (4.54 
volumes per capita) for the size of the community in comparison with other libraries in the 
Region (average 2.77 volumes per capita) and libraries serving similar populations in Southern 
Ontario (average 2.45 volumes per capita)8. 
 

Regional 
Comparisons      

Library  
Resident 

Population 
Served 

Total Print 
Volumes Held 

Total CD and 
DVD Copies 

Total Print, 
CD, DVD 
volumes 

Volumes 
/capita 

Thorold 18,801 79,762 5,635 85,397 4.54 
West Lincoln 
Township      14,500 35,150 4,226 39,376 2.72 

Pelham 17,110 32,028 6,103 38,131 2.23 
Niagara-on-the-Lake 17,511 36,406 4,335 40,741 2.33 
Port Colborne 18,306 40,528 6,968 47,496 2.59 
Lincoln 23,787 76,870 11,874 88,744 3.73 
Grimsby 27,314 53,470 4,692 58,162 2.13 
Fort Erie 30,710 101,948 10,617 112,565 3.67 
Avg. (excluding      
Thorold) 21,320 53,771 6,974 60,745 2.77 

          
 

Other Comparators (Population up to 30,000)       

Library  
Resident 

Population 
Served 

Total Print 
Volumes Held 

Total CD and 
DVD Copies 

Total Print, 
CD, DVD 
volumes 

Volumes 
/capita 

Thorold 18,801 79,762 5,635 85,397 4.54 
Huntsville 19,816 51,328 6,461 57,789 2.92 
Uxbridge Township      21,176 56,730 9,023 65,753 3.11 
Brockville 21,346 41,439 5,698 47,137 2.21 
Collingwood 23,209 50,622 7,750 58,372 2.52 
East Gwillimbury 23,991 43,523 8,306 51,829 2.16 
Prince Edward County 24,735 42,414 4,894 47,308 1.91 
King Township      24,843 52,089 8,847 60,936 2.45 
Clarence-Rockland 25,054 45,981 2,468 48,449 1.93 
Orangeville 28,734 73,517 9,368 82,885 2.88 
Avg. (excluding      
Thorold) 23,656 50,849 6,979 57,829 2.45 

                                                
8 The Annual Public Library Statistics are published by the Ministry of Heritage, Sport, Tourism and 
Culture Industries. The Statistics can be viewed online at: 
http://www.mtc.gov.on.ca/en/libraries/statistics.shtml 
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In Thorold’s case, the size of the collection is partially driven by the City’s Development Charges 
(DC) plan which has been used to fund library acquisitions,  
 
Additionally, 27% of the library cardholders live outside the City of Thorold, resulting in a 
catchment population larger than the municipal population, which to some extent could explain 
the larger volumes-per-capita metric.  Thorold is serving a wider community than its own 
resident population. 
 
3.2 Comparison with Library Guidelines 
 
3.2.1 Ontario Public Library Guidelines 
 
The Ontario Public Library Guidelines (OPLG) are developed and administered by the Ontario 
Public Library Guidelines Monitoring and Accreditation. The edition used for this study was the 
7th edition9, November 2017.  The Introduction to the Guidelines states: 
 

All Ontarians, regardless of where in Ontario they live and work, have a right to public 
library service that meets basic, widely accepted norms of library practice and service. 
The Guidelines are essentially a developmental tool.  

 
The Guidelines are voluntary standards accepted by the Ontario public library community, and 
the Accreditation process provides an opportunity for a public library to measure its services 
voluntarily to this set of Guidelines. Thorold Public Library was accredited in 2019. 
 
3.2.2 Guidelines for Rural/Urban Public Library Systems 
 
The Guidelines for Rural/Urban Public Library Systems are developed and administered by the 
Administrators of Rural and Urban Public Libraries of Ontario (ARUPLO).  The edition used for 
this study is the 3rd edition10, published in September 2017.  The ARUPLO Guidelines are 
supplementary to the Ontario Public Library Guidelines, above, to address issues of multi-
branch and rural library systems in Ontario. 
 
The ARUPLO Guidelines were developed for multibranch rural/urban and county libraries, in 
which some staff functions are performed at an administrative office elsewhere, including 
Interlibrary Loan, materials processing, off-site storage and other administrative functions, 
thereby reducing some staff and storage space that a standalone library needs to 
accommodate.   
 
 
  

                                                
9 http://ontariopubliclibraryguidelines.ca/7th-edition/ 
10 http://aruplo.weebly.com/uploads/2/8/3/7/2837807/aruplo_guidelines_3rd_edition.pdf 
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3.2.3 Facility Accessibility Design Standards (FADS) and the Library Collection 

Since the above guidelines and standards were 
published, the Ontario Building Code has been 
revised to require larger accessible 
washrooms. In addition, many municipalities 
have adopted the Facility Accessibility Design 
Standards (FADS) which have a significant 
impact on public libraries. 
 
In addition to access to the building and the 
provision of accessible workstations and 
furniture, clear aisle space and the height of 
book shelves are an important element of an 
accessible public library.  This results in a 
larger space requirement for the collection. It 

also has the benefit of making the library more attractive and open and easier to supervise. 
 
It should be noted that the ARUPLO guidelines assume that a public library is a branch of a 
larger system with administrative and support services located elsewhere and access to rotating 
collections of materials and interbranch loans in addition to interlibrary loans between public 
libraries.  Nonetheless, they provide some framework for a library the size of Thorold.  
 
The table below shows a comparison of Thorold Public Library with the ARUPLO guidelines for 
a branch library.  A standalone library such as Thorold would require additional space for 
storage, support and administrative services which would likely add an additional 25% to the 
space total used in the guidelines.  Please note that the number of volumes is high relative to 
the standard.  The amount of square feet for Thorold’s library shown below excludes Chestnut 
Hall and is low relative to the ARUPLO guidelines. 
 

Category Thorold Public Library 
Current 2018 ARUPLO Guidelines 

Population 18,801 10,000 - 35,000 
Hours per week 54 45-65 
Total Volumes 85,397 24,000 - 50,000 
Volumes / Capita 4.54 1.4 - 2.4 
User seating 58 60-200 
Net Square Feet Estimated 7,200 10,000 - 35,000 
Gross Square Feet (assumes 
an additional 25% of net space 
required) 

9,000 12,500 – 43,750  
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The ARUPLO Guidelines also provide sample worksheets to customize library space 
requirements to reflect programs, special collections and activities.  The following worksheet 
shows what the impact of Thorold’s large collection has on the size of the library, assuming 
Thorold’s current population and that it met the ARUPLO standards and added some additional 
space for non-collection related functions.  The space deficiency using the smaller collection 
size standard in the above table would be minimally (12,500 – 9,000 =) 3,500 square feet.  
Assuming the Library chose to maintain its larger collections ratio, the space deficiency below 
would be minimally (18,510 – 9,000=) 9,510 square feet.  
 

Thorold Current Collection 
and Population Range (Square Feet) 
Component:      Minimum Maximum 
80% of collection @ 8 v/sf 
 (68,318)  8,540  8,540  

20% of collection @ 6.5 v/sf 
(17,079)  2,628  2,628  

User seating including 
computers (60-200) @ 35 sf 
each 

 2,100  7,000  

Program room 30- 50 @ 15 sf 
per user  450  750  

Study rooms (1-2) 165  330  
Maker space  300  
Service/Circulation Desk 300  500  
Work room and staff offices 400  700  
Staff lunchroom and lockers 200  300  
Staff washroom(s) 25  50  

Assignable space 14,808 21,098 
Non-assignable space @ 25% 

of assignable total 
     *public washrooms, storage, 
building services, mechanical, 
foyers, corridors, etc.  

3,702  5,275 

Total space required (sf) 18,510  26,373 
Current library space 9,000 9,000 
Implied deficiency from current 
provision 9,500 17,373 

 
Note: Non-assignable space is the sum of all areas of a building not available for assignment to a specific 
use, but are necessary for the operation of the building. They include building services, circulation and 
mechanical. 
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Using the ARUPLO standards and the Ontario Public Library – Monitoring and Accreditation 
Council guidelines, together with the two assumptions about the future number of volumes per 
capita the table below shows the space required under the following assumptions.  Please note 
that 4.54 is the current number of volumes per capita, and 3.0 is still somewhat higher than the 
ARUPLO standard of 1.4 to 2.4 volumes per capita.   
 
Four scenarios are envisaged: 
 

• Thorold future population of 25,000 at 4.54 volumes per capita 
• Thorold future population of 25,000 at 3.0 volumes per capita 
• Thorold future population of 30,000 at 4.54 volumes per capita 
• Thorold future population of 30,000 at 3.0 volumes per capita 

 
In the tables below, ARUPLO Guidelines are for branches of public library systems; standalone 
libraries like Thorold may require additional space for storage, support, and administrative 
services.  The space requirements (unit sizes) are from the book, "Making the Case for your 
Library Building Project" published by the Southern Ontario Library Service in 2010.  
   

 
Note: Non-assignable space is the sum of all areas of a building not available for assignment to a specific 
use, but are necessary for the operation of the building.  They include building services, circulation and 
mechanical. 
 
The implied space deficit under each of the above scenarios ranges from 12,717 square feet to 
22,721 gross square feet depending on the future population target and Thorold’s chosen 
collections size, assuming that Chestnut Hall with its limitations is included in the total.  The 
deficit is 2,607 square feet larger in each case if one assumes that Chestnut Hall does not 
adequately serve the library’s space needs. 

Thorold Projected for Population 
30,000 or 25,000

 Thorold 
25,000 pop 

 Thorold 
25,000 pop 

 Thorold 
30,000 pop 

 Thorold 
30,000 pop 

 @4.54 vol/cap  @3 vol/cap  @4.54 vol/cap  @3 vol/cap

Collection size 24,000 50,000 113,500 75,000 136,200 90,000

Component Min Max
80% of collection @ 8 v/sf 2,400 5,000 11,350 7,500 13,620 9,000
20% of collection @ 6.5 v/sf 738 1,538 3,492 2,308 4,191 2,769
Local history 200 200 200 200
User seating  including computers (150) @ 35 sf each 2,100 7,000 5,250 5,250 5,250 5,250
Multi-purpose meeting room (100) @ 15 sf per user inc. inc. 1,500 1,500 1,500 1,500
Smaller program room for children's programs, etc. inc. inc. 450 450 450 450
Study rooms (3) @ 150 sf per room inc. inc. 450 450 450 450
Maker space inc. inc. 300 300 300 300
Service/circulation desk inc. inc. 350 350 350 350
Staff offices (3) inc. inc. 450 450 450 450
Work room (connected to service desk) inc. inc. 200 200 200 200
Staff lunchroom and lockers inc. inc. 200 200 200 200
Staff washroom inc. inc. 100 100 100 100

Subtotal (sf) 10,000 35,000 24,292 19,258 27,261 21,219
Non-assignable space @ 25% (sf)
     *public washrooms, storage, building services, mechanical, 
foyers, corridors, etc. 
Total Space required (gsf) 12,500 43,750 30,365 24,072 34,076 26,524
Estimated Existing Libraray Space (gsf) 8,748 8,748 8,748 8,748
Estimated Chestnut Hall Space (gsf) 2,607 2,607 2,607 2,607
Implied Deficit (gsf) 19,010 12,717 22,721 15,169

4,814 6,815 5,305

ARUPLO 
Population 

10,000 - 35,000
(Square Feet)

Range

2,500 8,750 6,073
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The table below shows how space may be allocated for a satellite branch according to the 
ARUPLO Guidelines. 
 

 
Note: Non-assignable space is the sum of all areas of a building not available for assignment to a specific 
use, but are necessary for the operation of the building.  They include building services, circulation and 
mechanical. 
 
 
  

Thorold Projected for  a branch in the south 
end Population 5,000 or 10,000

 Thorold 
5,000 pop 

 Thorold 
5,000 pop 

 Thorold 
10,000 pop 

 Thorold 
10,000 pop 

 @4.54 vol/cap  @3 vol/cap  @4.54 vol/cap  @3 vol/cap

Collection size 12,000 24,000 22,700 15,000 45,400 30,000

Component Min Max
80% of collection @ 8 v/sf 1200 2400 2,270 1,500 4,540 3,000
20% of collection @ 6.5 v/sf 369 738 698 462 1,397 923
Local history 100 100 200 200
User seating  including computers (30-60) @ 35 sf each 1050 2100 1,050 1,050 2,100 2,100
Multi-purpose meeting room (30-50) @ 15 sf per user inc. inc. 450 450 750 750
Smaller program room for children's programs, etc. inc. inc.
Study room @ 150 sf per room inc. inc. 150 150 300 300
Maker space inc. inc.
Service/circulation desk inc. inc. 150 150 150 150
Staff office inc. inc. 150 150 150 150
Work room (connected to service desk) inc. inc.
Staff lunchroom and lockers inc. inc. 150 150 150 150
Staff washroom inc. inc. 100 100 100 100

Subtotal (sf) 5,000 10,000 5,268 4,262 9,837 7,823
Non-assignable space @ 25% (sf)
     *public washrooms, storage, building services, mechanical, 
foyers, corridors, etc. 
Total Space required (gsf) 6,250 12,500 6,586 5,327 12,296 9,779

1,065 2,459 1,956

ARUPLO 
Population 

5,000 - 10,000
(Square Feet)

Range

1,250 2,500 1,317
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3.3 Functional Audit: Conclusions from the ARUPLO Review 
 
Thorold has a high collection of volumes per capita relative to other library systems.  Assuming 
the Thorold Public Library chooses to keep its current ratio of volumes per capita and that 
Chestnut Hall is not included as part of the future library space, the following would summarize 
the total space required: 
 

Thorold Projected Population 25,000 30,000 
Approximate year population 
achieved 2034 2045 

Total space required (gsf)  30,365 
30,000 (rounded) 

34,076 
34,000 (rounded) 

Less existing space (excludes 
Chestnut Hall) 

8,748 
9,000 (rounded) 

8,748 
9,000 (rounded) 

Implied additional space 
required (gsf) 

21,617 
21,000 (rounded) 

25,328 
25,000 (rounded) 

 
 
3.4 General Trends and Issues Common to Community Libraries Across Ontario  
 
3.4.1 Recent Trends 
 
There is considerable literature and documentation on the role of libraries in communities, their 
changing mandates in the world of technology, and how this all has an impact on library 
buildings. This section highlights some of these trends and their relevance to Thorold Public 
Library. 
 
Core Library Service 
 
Libraries continue to be a safe, welcome and free destination where people come to borrow 
books, DVDs and other materials, as well as consult resources.  Implications and indicators 
include: 

• Universal access to information; 
• Staff expertise to recommend books and provide reference information; 
• Comfortable chairs for reading magazines and newspapers, or chat with others; 
• People of all ages participate in programs and activities; 
• Children attend story times and participate in summer reading programs; 
• Comfortable seating, fireplaces, gardens contribute to a quiet haven for reading; 
• Separate quiet spaces for reading and study;  
• Living room of the community. 

 
Life-long Learning 
 
Libraries are learning centres for all ages and abilities.  Indicators include: 

• Research for school projects; 
• Home schoolers support; 
• Computer training for different levels of ability and different ages; 
• English as a Second Language programs; 
• Literacy tutoring; 
• Job searching support. 
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Economic Development 
 
Libraries are spaces to stimulate local economic development providing support to local 
organizations and businesses.  Indicators include: 

• Source of local and community information; 
• Excellent reference and search support; 
• Space for small and home-based businesses to research; 
• Place to stimulate entrepreneurial activities; 
• Small meeting spaces for entrepreneurs and small business; 
• Good technology support; 
• Job searching support. 

 
Technology Centre 
 
Public libraries have embraced technology, becoming the bridge between technology and 
people. Public library service delivery has evolved significantly in response to the digital age and 
arrival of the Internet. Indicators include: 

• Technology as a tool for library operations; 
• Go-to place for free access to the Internet; 
• Knowledgeable staff; 
• Equal access to online resources for rural residents; 
• Online subscriptions, downloadable e-books, audiobooks, music, videos; 
• Computers for public use, laptops and e-readers for loan; 
• Service areas to support printing, scanning and faxing; 
• Wi-Fi and electrical outlets for customers’ use of their own devices in the library; 
• Creation of digital content, especially about the community’s history and genealogy; 
• Computer training, makerspaces with 3D printers, robotics, digital studios. 

 
Customer Centred 
 
Libraries have evolved to be customer centred to ensure that library users enjoy a positive 
experience. Indicators include: 

• Comfortable spaces, expanded hours; 
• Empowered front-line staff, flexible policies developed with the customer in mind; 
• Surveys, feedback; 
• Flexible to respond to changing community needs. 

 
Community Hub 
 
Public libraries provide a destination for shared community and cultural functions. Indicators 
include: 

• Small meeting rooms for tutoring, group study or projects, workshops, book clubs; 
• Larger meeting rooms for presentations; 
• Drop-in activities such as games and puzzles; 
• Library programming provides a place for bridging social capital, where people from 

diverse backgrounds have an opportunity to meet and interact with others, making for a 
stronger, healthier community; 

• Community and service groups use the library as a meeting place, thereby, facilitating 
community engagement; 
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• Visitors seeking local community information; 
• Libraries support the local economy with their presence in downtown areas; 
• Libraries are co-located near other public or cultural facilities and/or areas of high public 

usage;  
• Libraries are the community meeting place. 
• Destination for newcomers and new residents 

 
Recently, the Province of Ontario issued a report, Community Hubs in Ontario: A Strategic 
Framework and Action Plan, which deals with hubs as a location where multiple health and 
social services can be offered in a shared space with the intention of serving multiple or 
complex needs.  Public libraries are already well known in their communities as a safe, neutral 
place where people have access to free information from professionals.   
 
Partnerships 
 
Public libraries make connections with other community organizations to deliver programs. 
Indicators include: 

• Neutral and safe place to meet; 
• Staff expertise; 
• Participation in consortia or networks of other libraries to share resources, such as print 

and audiovisual material, technology and digital resources; 
• Destination in joint-use facilities with recreation or cultural centres, which can offer 

exciting opportunities for service delivery and programming; 
• Sharing of space with partnership organizations; 
• Library staff participates in community activities outside of the library to deliver programs 

and engage in community events and activities. 
 
 
3.4.2 Implications for Library Facilities 
 
Best practices in library facilities are responsive to trends in library services and community 
development. 
 
Library as Place  
 
Location is important for the library to be relevant and sensitive to its community. Libraries 
contribute to a vibrant downtown by bringing people to the centre of the community. Likewise, 
multi-use community and recreational facilities can be a logical location for public libraries, 
allowing families and individuals to use several community services and participate in a wide 
variety of activities in one location. This is particularly popular for neighbourhood branches in a 
large municipality.  
 
Any location needs to have safe and easy access for pedestrians. Attractive outdoor gathering 
places around the library also enhance quiet reading, people gathering, or access to the 
library’s Wi-Fi after hours. The library should provide a sense of place and be responsive to 
community growth. It should be centrally located or co-located with a recreation centre or other 
municipal service. 
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Flexible for Changing Needs 
 
Technology and the role of the library as a community hub demand that the interior of the library 
be as flexible and open as possible for future changing priorities and uses. One-storey libraries 
with few walls for small and medium-sized communities are best. The use of zones for 
overlapping and changing functions is popular. Space formerly required for growing collections 
of books is used to access technology or provide places for people to meet. 
 
Customer Centred 
 
Attractive, comfortable and a variety of seating options including specialized children’s and teen 
furnishings, and good signage throughout the library for easy wayfinding are all important.  
Shelving should be low enough to meet accessibility standards and include face-out displays 
and merchandising units.  Self-service through self-checkout, online renewals and holds are 
important, as is staff being on the floor to assist visitors and researchers. 
 
Collaborative Spaces 
 
From computer training centres and digital studios, small meeting rooms for tutoring and group 
projects and comfortable seating areas for book club discussions, to larger meeting rooms for 
presentations, the library should offer a variety of spaces for people to gather. 
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4. Facility Analysis 
4.1 Current Situation 
 
The Thorold Public Library is located at the corner of Ormond and Vine Street near downtown 
Thorold. 
 

     
Image: Google Earth view of Site Image: Historic Scanned Site Plan 
    
Currently the library shares an entrance, washroom and program space with the adjacent 
historic Chestnut Hall. 
 

 
Image: Photo of Library and Chestnut Hall from Ormond Street 
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Image: Floor Plan Schematic 
 

 
Image: Scanned Existing Library Floor Plan  
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4.2 Library 
 
The library’s dedicated spaces are in good repair with all functions on one level and the open 
layout provides great flexibility in the arrangement of stacks.   
 
The one accessible washroom location in the dedicated space of the library proper is locked 
and needs to be accessed with staff’s assistance and a key.  All other washrooms are outside of 
the library in the historic Chestnut Hall, accessed by stairs.  This is not ideal for people with 
mobility issues, people with visual impairments, parents with young children or seniors.  It is 
also inconvenient and disruptive for library patrons to have to leave the dedicated library space 
and gain access to the washroom off the exterior entrance. 
 
There is a large area on the site at the rear of the dedicated library portion of the building which 
provides a potential expansion zone for future development. 
 

    
Image: Photo of Circulation Desk  Image: Photo of Information Desk       
  
 
Staff Desks are easy to find within the library and have good sight lines to the entrance and 
computer area.  
 

   
Image: Photo of Library viewed from  Image: Photo of Audio Visual Collection 
Circulation Desk  
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Media Stacks have been modified for improved accessibility to lower shelves however the top 
shelf exceeds the recommended height limit. 
 

 
Image: Photo of Children’s Area 
 

  
Image: Photo of Children’s Computers 
 
Children’s areas are bright and provide options for seating, reading, play and open programs.  
Shelving is crowded and extends both below and above library standards for recommended 
accessible shelving heights for both adults and children. 
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Image: Photo of Computer Stations Image: Photo of Open Makerspace   
 
Computer desk furniture is not accessible.  The Library has only one accessible public use 
computer. Open table tops with full clearance below would provide better access and the ability 
for people to have a workspace adjacent to the computer keyboard.  
 
The Makerspace is well used by the community and appreciated as a great resource.  A more 
enclosed and private space would allow for the addition of other equipment which requires 
supervision to use and security when not occupied. 
 

 
Image: Photo of Adult Fiction Stacks 



39  TCI Management Consultants • Beth Ross & Associates • Hossack & Associates Architects  

   
Images: Photos of Seating Areas within Stacks      
 
There are a few locations for people to sit in among the areas of the stacks.  Additional areas 
would increase the capacity and comfort for library patrons in the facility. 
 

    
Images: Photos of Accessible Washroom in dedicated Library Space 
 
 
4.3 Chestnut Hall 
 
What once must have been a unique opportunity to connect a cherished historical building with 
a new library facility has become a roadblock for the library to expand its services and reach into 
the community due to neglect and deterioration of the historic Chestnut Hall building. 
 
Due to lack of maintenance, the historic house has fallen into disrepair and is suffering from 
water damage and there are signs of mice throughout the upper levels. 
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The only usable spaces within the house for the library are the large program room and public 
washrooms which are accessed by stairs and therefore not Universally Accessible for all users. 
 

 
Image: Photo of Meeting Room 
 
As the Meeting Room is shared with other community organizations and not for the sole use of 
the library, the use of the room requires considerable set up and take down time by staff which 
takes away from their time servicing patrons in the library space.  This space is not wheelchair 
accessible from the interior foyer. However, there is a ramp to one exterior door to provide 
assisted wheelchair access from the exterior. 
 

    
Image: Washroom Entrances Image: Photo of Stairs up to Program Space and 

Washrooms 
 
Stairs have a slippery surface and do not provide any visual contrast which makes them difficult 
to see and navigate for seniors and people with visual impairments. 
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Image: Photo of Fred Campbell  Image: Photo of Fred Campbell Room Ceiling 
Room 
 
The rooms are small and only accessible off the large Meeting Room. 
 

    
Image: Photo of Front Stair Image: Photo of Front Upper Room (Ormond Street) 
(Ormond Street North entrance)   
 
The rooms of the upper levels of the historic building are small and are not air conditioned. 
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Image: Photo of Library Storage Image: Photo of Dining Room off large Program Room 
 

      
Image: Photo of Rear Stair Image: Photo of Rear Second Storey 
(Vine Street entrance) 
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Images: Areas of Upper Level water damage and disrepair (Vine Street) 
 
 
  



44  TCI Management Consultants • Beth Ross & Associates • Hossack & Associates Architects  

4.4 Options to be Considered 
 
A high level summary of the existing library conditions is set out below. 
 
The library: 

• location is popular  
• the facility is undersized 
• has more books per capita than other communities 
• is crowded  
• in need of program areas 

Chestnut Hall: 
• is not accessible from the interior  
• difficult to staff and utilize 
• is shared with other community occupants 
• is in poor condition, needs repair and ongoing upkeep 

Assuming the preferred option for future expansion is to occur on the existing site, then in a new 
future layout it is recommended that the library grow and become more independent of the 
adjacent Chestnut Hall, which ideally would be operated by another organization.  The 
separation will provide the library with more ownership of its spaces and make it easier to 
operate and staff. 
 
The Library’s utilities such as hydro, gas, water and alarm services are located in Chestnut Hall. 
If the library is to function as essentially an independent building, this base service will need to 
be reworked to provide the library with a new direct and independent connection.  The existing 
buildings fall within the limitation of a non-sprinklered building and as such is not sprinklered.  
An expanded footprint will push the building into a new building code classification11 that will 
require sprinklers to be installed throughout the existing and new building areas.  
 

                                                
11 Libraries are a Group A Division 2 Occupancy. There are only 2 Group A Division 2 Building 
Classifications which would apply to a non-sprinklered Building. 
  
3.2.2.25 Group A, Division 2, up to 2 storeys - In this classification if the building is 1 storey the maximum 
area it is allowed to be if facing 1 street is 1,600sm/17,222sf, if facing 2 streets is 2,000sm/21,627sf and if 
facing 3 streets is 2,400sm/25,833sf.  Unless a full firewall is constructed between the two buildings the 
building area would need to include the Building Area of Chestnut Hall.  With this classification the second 
floor of Chestnut Hall would need to be seen as mezzanine’s rather than an additional storey. 
  
If the building were seen by the building official as a 2 storey building the maximum areas it is allowed to 
be if facing 1 street is reduced to 800sm/ 8,611sf, if facing 2 streets is 1,000sm/10,763sf and if facing 3 
streets is 1,200sm/12,916sf.  Floor assemblies and Mezzanines in this classification require to be fire 
separations with a fire-resistance rating not less than 45min. 
  
The other classification is:  
  
3.2.2.28 Group A, Division 2, 1 storey 
This classification is even more restrictive than the other classification, limiting the building area to 
400sm/4,300sf if facing 1 street, 500sm/5,381sf if facing 2 streets and 600sm/6,458sf if facing 3 streets. 
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The current building area of the library is 8,800 sf.  According to ARUPLO standards and the 
detailed program requirements outlined in Section 3.2, the growth assumptions for population 
for Thorold are that the municipality will grow to 25,000 in 2034 and to 30,000 in 2045, and 
maintain its current level of volumes per capita throughout that period. The associated library 
space requirements from Section 3.3 are repeated below. 
 

Thorold Projected Population 25,000 30,000 
Approximate year population 
achieved 2034 2045 

Total space required (gsf)  30,365 
30,000 (rounded) 

34,076 
34,000 (rounded) 

Less existing space (excludes 
Chestnut Hall) 

8,748 
9,000 (rounded) 

8,748 
9,000 (rounded) 

Implied additional space 
required (gsf)       

21,617 
21,000 (rounded) 

25,328 
25,000 (rounded) 

 
Three Development Options were formulated to meet the targeted space requirements as 
follows: 
 

Option 1 
One-storey partial expansion on existing site as a first phase, with a secondary satellite 
Branch as a second phase 
 
Option 2 
Two-storey full expansion on existing site, to meet all needs over the projected period 
 
Option 3 
Full new location and full new build to meet all needs over the projected period 
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4.4.1 Option 1 – One Storey Expansion on Site with Secondary Satellite Branch 
 
The chart below shows a view of a proposed one-storey expansion of the existing library. 

 
 
The maximum one-storey potential addition on the site within the existing zoning setbacks is 
900 sf in the front of the building (towards Ormond Street) and 12,500 sf in the rear of the 
building (towards Carleton Street) (highlighted in blue on the diagram above). 
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Adding onto the existing 8,800 sf, the maximum one storey branch size that this site can 
accommodate would max out at 22,200 sf.  This is shown as follows: 
 

Component: Square 
feet 

Existing library footprint (excludes Chestnut Hall)  8,800  
Rear on-site expansion       12,500  
Front on-site expansion            900  
Total      22,200  

 
In addition to the expansion of the main library, a satellite branch would be required in the 
longer term as population expands in other locations of Thorold.  The size of the satellite branch 
would range from 7,800 to 11,800 gross square feet in order to meet the space requirements of 
30,000 gsf for 25,000 population or 34,000 gsf for 30,000 population. 
 
With a main library of 22,200 sf on the existing site, the remaining 7,800 to 11,800 sf of the 
targeted 30,000 to 34,000 sf would be allocated to a future satellite branch located closer to the 
area of Thorold experiencing the most population growth.   
 
Parking Challenge 
 
The 1997 Comprehensive Zoning Bylaw in Thorold for Libraries currently in effect requires one 
parking space for every five square meters (or 54 sf of public floor area12).  For a library of 
22,200 sf / 2,062 m2 assuming 50% of the area is ‘public floor area’, the zoning bylaw would 
require 205 parking spaces which is a significant addition to the current level of parking.  
 
In 2019, a new zoning bylaw was passed by Council, but is currently under appeal.  Assuming 
the 2019 Zoning Bylaw is used, the parking requirement would be 1 space for every 30 square 
meters of institutional use13.  The 22,200 sf of library space is 2,062 square meters and would 
translate to a total parking requirement of 69 spaces which is still large in relation to the current 
parking area.  Currently, the site accommodates approximately 23 spaces only.  This parking 
issue will need to be reviewed with City planning staff to see what can be negotiated if there is a 
strong desire for the future library to remain only in one location and on its current site. 
 
 
  

                                                
12 https://www.thorold.ca/en/city-hall/resources/Documents/Zoning-Bylaw-Full-Text.pdf, City of Thorold 
Comprehensive Zoning Bylaw, page 60. 
13 https://www.thorold.ca/en/resources/Part-4--Parking-and-Loading-Requirements-final.pdf, page 4-3 
(institutional use not identified in the table). 
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4.4.2 Option 2 - Two-Storey Full Expansion On-Site 
 
If the new rear addition is developed as a 2-storey building with an area of between 20,300 - 
24,300 sf in addition to the existing 8,800 sf existing footprint and the 900 sf front addition, then 
the total building area on the site would be between 30,000 – 34,000 sf., thus enabling the 
entire future space requirement as outlined above to be met on the one site. This is shown 
below. 
 

Component: Square feet 
Existing library footprint (excludes Chestnut Hall)           8,800  

Rear on-site expansion (2 storeys)    20,300 - 
24,300  

Front on-site expansion (not included in this option)            900  

Total    30,000 – 
34,000  

 
 
Parking Challenge 
 
As noted above, the 1997 Comprehensive Zoning Bylaw in Thorold for Libraries requires one 
parking space for every 5 square meters (m2) (or 54 sf of public floor area14).  For a library of 
34,000 sf / 3,158 m2 assuming 50% of the area is “public floor area”, the zoning bylaw would 
require 315 parking spaces which is a significant addition to the current level of parking.  
 
Assuming the 2019 Zoning Bylaw is used, the parking requirement would be one space for 
every 30 square meters of institutional use15.  The 34,000 sf of library space is 3,158 square 
meters and would translate to a total parking requirement of 105 spaces which is very large in 
relation to the current parking area.  Currently the site accommodates approximately 23 spaces 
only.  This parking issue will need to be reviewed with City planning staff to see what can be 
negotiated if there is a strong desire for the future library to remain only in one location and on 
its current site. 
 
We understand that the City has recently proposed a regulation in the new zoning bylaw 
exempting all public uses from the requirements of the bylaw in which case the parking 
challenge may not be an issue. 
 
 
4.4.3 Option 3 – New Build on a New Site 
 
If the parking challenge on the existing site cannot be successfully negotiated with the City of 
Thorold, the library may want to consider a full new location and full new build. However, this 
option was not the preferred one according to the public input received. 
 
  

                                                
14 https://www.thorold.ca/en/city-hall/resources/Documents/Zoning-Bylaw-Full-Text.pdf, City of Thorold 
Comprehensive Zoning Bylaw, page 60. 
15 https://www.thorold.ca/en/resources/Part-4--Parking-and-Loading-Requirements-final.pdf, page 4-3 
(institutional use not identified in the table). 
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4.5 Capital Cost Summary of Initial Options 
 
The three options are presented below including: 
 

• Option 1 – a one storey addition on the existing site in phase 1 with a subsequent 
phase 2 where a smaller satellite branch is added.  Total square footage on the existing 
site would be 22,200.  The future satellite would range from 7,800 to 11,800 square feet 
(which would bring the total square footage from 30,000 - 34,000). Phase 2 in this 
version is assumed to be located in new leased premises. 

• Option 2 – a two-storey addition on the existing site to bring the library up to 30,000 
- 34,000 square feet. 

• Option 3 – a new build on a new site of 30,000 - 34,000 square feet. 
 
For the purposes of providing an accurate per square foot estimate of costs we have referred to 
the 2019 Canadian Cost Guide from the Altus Group16.  The Altus Group pricing is for 
construction costs only and excludes all allowances for parking costs as these vary so broadly 
between exterior surface parking and multi-storey parking structures. 
 
The Guide notes that Libraries in the Greater Toronto Area (GTA) cost between $290 - $440 per 
square foot.  This price range includes all library projects large or small, simple to complex.  The 
report notes that projects in the Niagara region are typically 4% higher in cost relative to other 
GTA projects.  Therefore, the price range for library projects in the Thorold area would be 
between $301 - $457 per square foot. 
 
For Options 1 & 3: the lower half of this price range is used because the addition and/or new 
build will be simple to construct and both will be limited to one floor in building height.  
Therefore, $300 - $380 per square foot is used for these two options. 
 
For Option 2: the mid-range of the Altus Reports price range is used because the addition will 
be more complex given that it is two-storeys and will require an elevator and exit stairs.  
Therefore, a range of $335 - $413 per square foot is used. 
 
For interior and renovation costs, a range from $100 to $150 per square foot is used. 
 
All costs are estimated using current (2020) dollars17 and prices will need to be adjusted if 
construction is carried out at a future date. 
  

                                                
16 The Guide can be downloaded from the Altus Group site:  
https://www.altusgroup.com/services/reports/canadian-cost-guide-2019/ 
17 Future costs will vary depending on inflation and construction cost escalation. 
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Option 1 - One Storey Addition on Site and Subsequent Satellite Branch 
One Storey Addition On-Site       

  Area (sf) 
Reno/Fit up 

Rate 
New Build 

Rate  Cost  
Renovate Existing 8,800 $100 - $150  $880,000 - $1,320,000 
New Construction 13,400   $300 - $380 $4,020,000 - $5,092,000 
Total Main Library 22,200   $4,900,000 - $6,412,000 

     
Leased Fit-up - Option 1A    
Small Satellite Branch       

  Area (sf) 
 Reno/Fit up 

Rate  
 New Build 

Rate   Cost  
Leased 7,800 - 11,800 $100 - $150    $780,000 - $1,770,000  
Total with Option 
1A 30,000 - 34,000  

 Price 
Range   $5,680,000 - $8,182,000  

     
Option 2     
Two Storey Addition On-Site       

  Area (sf) 
 Reno/Fit up 

Rate  
 New Build 

Rate   Cost  
Renovate Existing 9,200 $100 - $150  $920,000 - $1,150,000 
New 21,200 - 25,200   $335 - $413 $8,308,000 - $8,680,000 

Target Area 30,000 - 34,000  
 Price 
Range  $8,360,000 - $9,830,000 

Please note:  Construction costs only, excludes all soft costs  
     

New Build on a New Site       

  Area (sf) 
 Reno/Fit up 

Rate  
 New Build 

Rate   Cost  
New 30,000 - 34,000  $300 - $380 $9,000,000 - $12,920,000 
Site Work       $2,000,000 
Target Area 30,000 - 34,000  Price Range $11,000,000 - $14,920,000 
Please note: Construction costs only, excludes soft costs and leasing costs  

 
The above noted costs are Construction costs only.  All soft costs would be in addition to this 
amount. The new build option also does not include any land acquisition costs. 
 
The costs for Furniture, Fixtures and Equipment (FF&E) would be at least an additional 10% of 
the Construction costs. 
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It is also recommended that an additional 25% of the Construction costs should be included as 
an allowance to cover project soft costs.  The Altus 2019 Canadian Cost Guide lists soft costs 
as the following applicable items: 
 
• Land and related costs 
• Legal fees 
• Site services outside the property 
• Tenant incentives 
• Soil and environmental tests 
• Contingencies  
• Architectural and engineering fees 
• Special design consultants 
• Interest charges and lenders’ fees 
• Permits and development charges 
• Land surveys  
• Government registered programs 

• Special equipment and furnishings 
• Marketing and advertising 
• Purchaser upgrades 
• Property taxes 
• Other municipal fees  
• Insurance and bond costs 
• Management costs 
• Levies 
• Appraisals 
• Broker commissions 
• Developer profit 
• Rezoning costs 
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4.6 Preferred Service Delivery Option and Rationale  
 
Following the January 20th presentation to the Library Board, the Board unanimously selected 
Option 1 as the preferred future direction for library services in Thorold.  It was agreed to further 
review and develop Option 1 which is the one-storey addition on-site and another future smaller 
satellite branch as the population grows.   
 
This two-phase option allows for the improvement of conditions on the main library in the short 
term and the additional satellite branch can be added in the future when the population grows to 
its anticipated target.  The library may wish to consider the addition of lending kiosks in possible 
satellite locations in the short term in order to judge future possible demand for service in these 
locations. 
 
Summarizing and grouping the space functions18 outlined in Section 3.2 is a table showing how 
the functional areas could be distributed between the Main Library and a future satellite branch 
assuming the satellite is 11,800 square feet which would achieve the maximum target of 34,000 
square feet. 
 

Total Requirement   Main Library Satellite Branch 
Function sf Percent  sf Percent sf Percent 
Collections 18,000 53%  12,000 54% 6,000 51% 
Seating 5,200 15%  3,200 14% 2,000 17% 
Program 
Spaces 2,700 8%  2,000 9% 700 6% 
Staff Areas 1,300 4%  900 4% 400 3% 
Entrance & 
Support 
Space 3,000 9%  1,800 8% 1,200 10% 
Building 
Services 3,800 11%  2,300 10% 1,500 13% 
  34,000   22,200  11,800  

 
 
Note: Totals may not add to 100% because of rounding. 
 

                                                
18 This may also be referred to as the “architectural program” or “space plan” which outlines key activities 
and functions within the space. 
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Below is a proposed schematic plan of how these space functions would be located in the newly 
expanded main library. 
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Based on the Board’s decision to proceed with Option 1 (the One Storey Addition On-Site), 
costing was provided to consider the construction costs for both leased and new build options 
for Phase 2 of Option 1 (i.e., the addition of a Satellite Branch in the longer term).  Below Option 
1A illustrates the Construction Estimate for a leased option and Option 1B illustrates the 
Construction Estimate for a new build option. 
 

 
 
  

Option 1 - One Storey Addition on Site with Subsequent Satellite Branch

Phase 1

Area
Reno/Fit up 
Rate

New Build 
Rate Cost

Renovation 8,800 $100-$150 $880,000 - $1,320,000
New 13,400 $300 -$380 $4,020,000 - $5,092,000

Total Phase 1 $4,900,000 - $6,412,000 Construction Costs only
plus all soft costs

Phase 2
Leased Fit Up - Option 1A

Area
Reno/Fit up 
Rate

New Build 
Rate Cost

Leased 7,800 - 11,800 $100-$150 $780,000 - $1,770,000
Total Phase 2 Option 1A Construction $780,000 - $1,770,000 Construction Costs only

Total Construction with Expanded Main Library $5,680,000 - $8,182,000 plus leasing & soft costs

or
New Build - Option 1B

Area
Reno/Fit up 
Rate

New Build 
Rate Cost

New Build 7,800 - 11800 $300 -$380 $2,340,000 - $4,484,000
Total Phase 2 Option 1B Construction $2,340,000 - $4,484,000 Construction Costs only

Total Construction with Expanded Main Library $7,240,000 - $6,896,000 plus land purchase & soft costs

One Storey Addition On-Site

Small Satellite Branch

Small Satellite Branch
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The total capital costs including Construction Costs, FF&E and Soft Costs for the Project 
Budgets for the low and high scenarios range as follows: 
 
Low End 
 Phase 1   

Construction Costs  $ 4,900,000 
10% FF&E19   $    490,000 
25% Soft Costs20  $ 1,225,000 
Phase 1 Total   $ 6,615,000 
 
Phase 2 (7,800 sf Leased Option 1A) 
Construction Costs  $    780,000 
10% FF&E   $      78,000 
25% Soft Costs  $    195,000 
Phase 1 Total   $ 1,053,000 (plus leasing costs) 
 
Total Low End Project Costs $7,668,000 
 

The Low End Option 1B (which would avoid leasing costs) is shown for comparative purposes: 
 
Phase 2 (7,800 sf New Build Option 1B) 
Construction Costs  $ 2,340,000 
10% FF&E   $    234,000 
25% Soft Costs  $    585,000 
Phase 1 Total   $ 3,159,000 
 

High End 
 Phase 1   

Construction Costs  $ 6,412,000 
10% FF&E   $    641,200 
25% Soft Costs  $ 1,603,000 
Phase 1 Total   $ 8,656,200 
 
Phase 2 (11,800 sf New Build Option 1B) 
Construction Costs  $ 4,484,000 
10% FF&E   $    448,400 
25% Soft Costs  $ 1,121,000 
Phase 1 Total   $ 6,053,400 
 
Total High End Project Costs   $14,709,600 
 
The high end version of the 7,800 sf New Build is shown for comparative purposes: 
 
Phase 2 (7,800 sf New Build Option 1B) 
Construction Costs  $ 2,964,000 
10% FF&E   $    296,400 
25% Soft Costs  $    741,000 
Phase 1 Total   $ 4,001,400 

  
                                                
19 Furniture, fixtures, and equipment (FF&E) are movable furniture, fixtures, or other equipment that have 
no permanent connection to the structure of a building or utilities.  
20 See definition Section 4.5 on page 51. 
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4.7 High Level Operating Costs 
 

4.7.1 Main Library 
 

Hours of Operation and Staffing Costs 
 

Library Hours at Main Branch 
 
A sizable expansion will draw additional people into the library and make possible additional 
programming and activities in the library, some of which will be provided by library staff and 
some by community partners.  The Library should budget an increase of approximately 10% in 
staffing to address the increased use of the library. At the same time, a combined public service 
desk for both information and circulation services can make more effective use of staff 
resources.  
 
Current Library hours are 54 hours per week 

Monday Tuesday Wednesday Thursday Friday Saturday Sunday 

10:00 a.m. 
to 8:00 p.m.      

10:00 a.m. 
to 8:00 p.m.      

10:00 a.m. 
to 8:00 p.m.      

10:00 a.m. 
to 8:00 p.m.      

10:00 a.m. 
to 5:00 p.m.      

10:00 a.m. 
to 5:00 p.m.      

Closed 

 
The ARUPLO Guidelines recommend 45 – 65 hours per week for a library serving a population 
of 10,000 – 35,000 people. Many libraries in Ontario now offer Sunday hours which are 
particularly appreciated by students and families.  This season service is often based on the 
school year and excluding Sundays that fall on holiday weekends. With the Thorold Public 
Library expansion and anticipated increased population, it would be reasonable to expect to 
provide basic library service on 35 Sundays per year, essentially with one core staff member 
and one student page.  
 
Sunday Hours Scenario 

Monday Tuesday Wednesday Thursday Friday Saturday Sunday 

10:00 a.m. 
to 8:00 p.m.      

10:00 a.m. 
to 8:00 p.m.      

10:00 a.m. 
to 8:00 p.m.      

10:00 a.m. 
to 8:00 p.m.      

10:00 a.m. 
to 5:00 p.m.      

10:00 a.m. 
to 5:00 p.m.      

1.00 p.m. to 
5.00 p.m. 
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Staffing Costs Associated with Additional Hours 
 
Assuming Sunday hours would be provided 35 weeks of the year for four hours per week (4 
staff hours for opening and closing duties)21, the following is a possible scenario to implement 
Sunday hours.  The Public Service Assistant position can be drawn from existing staff positions 
which have the skills for both information and circulation responsibilities on a rotating basis. 
 

Position Hourly Rate Hours per 
year Wages With Benefits 

@ 26% 
Public Service 
Assistant 

$26.00 175 $ 4,550 $ 5,733 

Student Page $14.55 175 $ 2,546 $ 3,208 

TOTAL    $ 8,941 

 
 
 

Total Operating Costs at Main Library 
 
The 2020 budgeted operating costs (excluding amortization, debt reduction and contributions to 
capital reserves) are shown below, together with assumptions about how operating costs would 
change for the expanded one-storey main library.  Note that salaries, wages and benefits 
account for the bulk of operating costs.   
 

 2020 Budget 
Expanded      

Main Library Assumptions 
Acquisitions $72,000 $79,200 increase by 10% 

Administration                   19,000                20,900  increase by 10% 

Programs                     4,000                  6,000  Increase by 50% 

Library Admin Supplies                     6,000                  6,600  increase by 10% 

Insurance                     3,500                  7,000  Increase by 100% 

Utilities                   22,000                49,500  Increase by 125% 

Service contracts                   16,000                24,000  Increase by 50% 

Repairs and maintenance                   35,500                71,000  Increase by 100% 

Other facility, IT                     2,800                  3,080  Increase by 10% 

Salaries, wages and benefits                 551,100              615,210  Increase by 10%+$9000 

Total $731,900 $882,490   
Difference   $150,590 20.6% 

 
 
Using the above assumptions, the operating costs would increase by $151,000 for the 
expanded Main Library (an increase of approximately 21% over current levels).  The space itself 
will be expanded by 139% over its current level. 
 

                                                
21 The library may also choose to open for an additional 4 hours, rather than allocating this time to 
preparation time.  These amounts will also need to be adjusted for inflation depending on timing. 
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4.7.2 Satellite Branch 
 
Operating costs of the proposed satellite branch will be mainly related to staffing costs and 
space costs. 
 
Ideally, the space would be owned by the City or library in which case space costs may be 
considerably less than the leasing option or possibly would include utilities and insurance. 
 
If the facility is leased, the operating costs would include lease costs and potentially other 
operating costs depending on the nature of the lease. 
 

Hours of Operation and Staffing Costs 
 
The ARUPLO Guidelines recommend 25 – 45 hours per week for a branch library serving a 
population of 5,000 – 10,000 population. The staffing at the branch should be part of the staff 
team with the Main Branch, i.e. rotating shifts at both locations. This can enhance professional 
capacity for all public service staff. Programming staff can repeat popular programs at both 
locations. 
 

Satellite Branch Hours Scenario 
 
If the Satellite Branch is located in a community centre, it would be desirable to align the library 
hours with a high level of activity at the community centre or in the neighbourhood.  Hours may 
need to be expanded in response to increase in use and the operating hours of the community 
centre.  
 

Monday Tuesday Wednesday Thursday Friday Saturday Sunday 

Closed 
10:00 a.m. 

to 5:00 p.m.  
10:00 a.m. 

to 5:00 p.m.  
Closed 

1:00 p.m. to 
–5:00 p.m. 

10:00 a.m. 
to 5:00 p.m. 

Closed 

 
 
The Public Service Assistant position can be drawn from existing staff positions which have the 
skills for both information and circulation responsibilities on a rotating basis. At times, there will 
be one core staff member and the Student Page and other times will require two core staff 
members, particularly for programming. The Library’s Working Alone Plan will also be in effect. 
 

Staffing Costs Associated with these Hours 
 

Position Hourly Rate Hours per 
year Wages With Benefits 

@ 26% 
Public Service 
Assistants 

$26.00 2,000 $ 52,000 $ 65,520 

Student Page $14.55 500 $ 7,275 $ 9,167 

TOTAL    $ 74,687 
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Total Operating Costs at Satellite Branch 
 
Operating costs at the Satellite Branch are modelled separately for the lease and new build (or 
owned) option. 
 

Option 1A – Leasing Option – Space and Other Operating Costs 
 
Lease costs will vary based on the location and quality of the space.  For the purposes of a 
space cost estimate, a lease rate of $18 per sf net rent plus Taxes, Maintenance and Insurance 
(TMI) of $10 per sf, plus $2 per sf for utilities is assumed, giving a total of $30 per square foot22.  
This rate is comparable to rates for Class B retail space with rents for Class A space 
considerably higher.  The actual lease rate may be lower if the landlord is keen to attract a 
government tenant (which will be the case in Thorold) and would also be lower if the lease rate 
is negotiated over a longer time frame.  For example, inducements or allowances may be 
provided for leasehold improvements, usually equivalent to about one month per year of the 
lease term.  Further incentives might be negotiated to reduce the lease rates if the 
owner/landlord wishes to attract customers to the retail location.  These factors would potentially 
lower the lease rate.  
 
On the other hand, with a commercial lease, the tenant can expect the TMI costs to increase by 
up to 5% per year, and the lease may also stipulate a further allowance of 2% to 3% annually 
for increases in the Consumer Price Index (CPI). 
 
For the purposes of estimating the lease costs, a simple figure of $30 per sf is used, giving 
space costs ranging from $230,000 per annum for 7,800 sf to $354,000 per annum for 11,800 sf 
of space.  Actual costs will vary depending on the actual lease rate. 
 
Total operating costs in current (2020) dollars for the leased satellite branches of 7,800 sf and 
11,800 sf are assumed as follows: 
 

Leased Satellite Branch Operating Costs 7,800 sf 11,800 sf 
Salaries, wages and benefits $79,000 $79,000 

Lease & utilities cost                 234,000              354,000  

Acquisitions                           -                          -    

Administration                           -                          -    

Programs                     4,000                  4,000  

Library Admin Supplies                     2,000                  2,000  

Insurance                     3,000                  4,500  

Service contracts                   16,000                24,000  

Other IT                     2,000                  2,000  

Total $340,000 $469,500 
 
 

                                                
22 Real estate costs based on information provided by a Commercial Realtor based in St. Catharines and 
knowledgeable of the Niagara Region commercial market. 
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Option 1B – New Build Option – Space and Other Operating Costs 
 
With the new build or owned option, it is assumed that the facility is owned by the municipality 
(or the library).  The library would not incur lease costs, but would have added expenses for 
utilities, repairs and maintenance.  Operating costs in current (2020) dollars for the 7,800 sf and 
11,800 sf new build or owned satellite facility options are assumed as follows: 
 

Owned Satellite Branch Operating Costs 7,800 sf 11,800 sf 
Salaries, wages and benefits $79,000 $79,000 

Lease cost                           -                          -    

Acquisitions                           -                          -    

Administration                           -                          -    

Programs                     4,000                  4,000  

Library Admin Supplies                     2,000                  2,000  

Insurance                     3,000                  4,500  

Service contracts                   16,000                24,000  

Other IT                     2,000                  2,000  

Utilities                   15,600                23,600  

Repairs and maintenance                   15,600                23,600  

Total $137,200 $162,700 
 
The lower cost option for the satellite facility is clearly the new build or owned facility.  However, 
this would require higher capital costs to build or buy an appropriately sized facility.  It is 
possible that with new development, the municipality may require a developer to finance a 
community centre potentially including a library.23  This would allow the library to take over a 
space and retrofit it with lower capital costs in the longer term rather than having to build a new 
library outright. 

 
4.7.3 Summary Operating Costs 
 
The table below summarizes the various estimated annual operating costs in current (2020) 
dollars associated with the expanded main library and the 7,800 sf satellite branch options. 
 

 Operating Costs 
Existing Main Library $731,900 

One-Storey Expansion of Main Library                 882,490  

7,800 sf Leased Satellite Branch                 340,000  

7,800 sf Owned Satellite Branch                 137,200  

11,800 sf Leased Satellite Branch                 469,500  

11,800 sf Owned Satellite Branch                 162,700  

 
The main library costs above are based on the 2020 operating budget and exclude amortization, 
debt reduction and contributions to reserves. 
 

  

                                                
23 This could occur using Section 37 Community Benefits provisions under the Ontario Planning Act. 
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4.8 Summary Capital and Operating Costs 
 
The following summarizes the capital and operating costs associated with Option 1 – expansion 
of the main library on the existing site with the addition of a satellite branch of 7,800 sf branch at 
some future date.  Because of the relatively high operating costs associated with the lease 
option, the satellite branch is assumed to be a built or owned option.   
 
 Estimated Costs 
Capital Costs   

  Phase 1 – Expand main library on site 
$6,615,000 - 
$8,656,200 

  Phase 2 – New build of 7,800 sf satellite branch 
$3,159,000 - 
$4,001,400 

  Total Capital Costs 
$9,774,000 - 
$12,657,600 

    

Annual Operating Costs   

  Phase 1 – Expand main library on site $882,490  

  Phase 2 – New build or owned 7,800 satellite $137,200  

  Total Operating Costs $1,019,690  

 
The main library expansion would cost between $6.6 and $8.7 million in current (2020) dollars 
depending on the construction costs.  The 7,800 sf satellite branch would cost between $3.2 
and $4.0 million for a new build. The capital costs above do not include land acquisition costs 
for the satellite.  Contingency costs are also not included. 
 
The operating costs for the expanded library on site would be $882,000 an increase of $151,000 
or 21% over current costs.  Total operating costs for both the expanded main library and the 
7,800 sf satellite branch would be $1.0 million in current (2020) dollars or 39% above the 
existing 2020 operating budget.  
 
The expansion of Thorold’s library services will achieve a number of goals: 
 

• Address the current shortage of space and bring Thorold’s library services up to 
accepted industry guidelines to meet the needs of the community’s existing and future 
residents 

• Increase the number of library users in the community 
• Provide an improved community hub with accessible space for residents to meet and 

participate comfortably in programs 
• Provide accessible washrooms for Thorold’s patrons and compliance with the 

Accessibility for Ontarians with Disabilities Act 
• Improve Thorold’s ability to provide library programs to all age groups 
• Enhance library technology services (e.g., 3D printing, scanning, robotics, maker 

spaces, AV production capabilities, etc.) available to library patrons 
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4.9 Partnership Opportunities 
 

4.9.1 Partnership Opportunities 
 
There are different types of partnerships that cultural organizations can take advantage of that 
help extend the range of programming offered or the financial or other resources available to it.  
There are many different types of partnerships and sponsorships in this regard, including:       

 
- Financial support from foundations or corporations who support the activities of the 

library and/or see that they can reap positive public relations from an association  
- Marketing partnerships where the membership base or marketing/promotion skills of 

the partnering organization can be used to extend the reach of the library 
- In-kind partnerships where the partnering organization can provide skills or materials 

that are not present within the library 
- Programming partnerships where the partnering organizations run programs with 

the library or using library resources 
 
Typically, a successful partnership offers benefits to both parties and can be considered a win-
win for both organizations. 
 

4.9.2 Chestnut Hall 
 
Chestnut Hall may provide potential partnership opportunities if a successful partner can be 
found to use it.  As has been identified in this report, Chestnut Hall has a number of deficiencies 
that cause it not to complement the library use or programming in a constructive way.  Further, 
as noted, it does not meet AODA requirements.   
 
Ideally, a community partner could be found that would occupy the space.  It is possible that the 
space could be retrofitted as a museum (or museum and archives) run by the Thorold and 
Beaverdams Historical Society, potentially creating synergies between this organization and the 
library. 
 
The Niagara Artists Centre (NAC) has a mandate for the Niagara Region and has had a history 
of developing partnerships with local municipalities and has expressed an interest in exploring 
the opportunity. Therefore, NAC is another possible community partner, in which case Chestnut 
Hall would potentially serve as an artist space and provide related programming. 
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5. Book-lending Kiosks and Hold Lockers 
 
In the short term, TPL may wish to consider book-lending kiosks in areas where population 
growth is occurring in order to gage future possible demand in these areas.   
 

5.1 Book-lending Kiosks 
 
Book lending kiosks (sometimes referred to as vending kiosks) are a mechanism where patrons 
can retrieve books from a large bookcase or vending machine.  There are two types, the 
bookcase style where the patron opens the case and RFID technology allows the Library to 
track which books or other materials have been taken out.  Books are typically displayed along 
the spine.  The second type is more like a traditional vending machine with the book covers 
facing outwards.  The kiosks can be placed typically in interior high traffic areas or public 
venues such as community centres, hockey arenas, transportation hubs or other public spaces. 
 
The chart following provides a brief profile of Book Lending Kiosks. 
 

Description Book lending kiosks where patrons can retrieve books using library card  
Providers Convergent Technologies, NovelBranch 

Link https://www.youtube.com/watch?v=B_SmCVyPZyE  (Niagara Falls) 

Who Using Niagara Falls, Kingston, Ottawa, Brampton, Innisfil, St. Catharines (planning), St. 
Thomas, Edmonton, Halifax, Milwaukee 

Advantages/ 
Opportunities 

Provides service to remote locations. In Community Centres or high use facilities 
with longer hours. Could be combined with holds lockers or drop box.  Children 
use the kiosks. A video screen may be added.   

Constraints Holds may not be picked up by patrons at the kiosks.  Niagara only has express 
collection tagged, lending period too short.  Niagara usage is low. Regular 
monitoring by staff. 

Capital costs Approximately $36,000 (includes configuration and RFID starter kit) shipping and 
taxes are extra. 

Operating 
costs 

Annual maintenance $6,000 

Other data 150 items stored.  Younger audience using at Niagara Falls 

 
The images below show different types of book lending kiosks. 
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5.2 Hold Lockers or Depots 
 

Description Holds locker for remote locations. Has self-service touch 
screen access. Communicates directly with library ILS. RFID 
aperture.  

Provider Biblioteca Inc. 

Link https://www.opl.on.ca/about/branches?branch=QEPCCC   
(Oakville) 

Who Using Oakville Public Library 

Advantages/Opportunities Modular and flexible, can add additional lockers. Provides service 
to remote locations. In CC with longer hours. Could be 
complemented by lending kiosks. 

Constraints No browsing capabilities. 

Capital costs $37,000 before shipping and taxes Oakville (24 lockers). 

Operating costs Annual maintenance $6,000 

 
Hold lockers or depots are used strictly for Library holds placed by patrons.  They could usefully 
complement the Library lending kiosks and similarly can be placed in community centres, and 
remote locations. 

 

 
  


