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Cape Breton Regional Municipality

Special
General Committee Meeting

Monday, June 10'%, 2019

9:30 a.m.

AGENDA ITEMS

Roll Call

1.

APPROVAL OF AGENDA: (Motion Reqnired)

Review of the Operating Conditions at the MeConnell Central Library - For
Information

a) Report 1: James MeConnell Memorial Library Feasibility Study —
Facility Planning Report — November 30, 2011 (see page 5 )

b) Report 2: Feasibility Stndy: Cape Breton Regional Library and James
McConnell Memorial Library — Architectural and Facility Planning
Report — Jannary 31, 2012 (sec page 45 )

¢} Memeo from Ken LeBlanc to Bill Murphy - Short-Term HVAC
Options for McConnell Library (see page 75 )

Current Library Funding Formnla vs. Proposed Provincial Funding Process:
Ms. Faye MacDougall, Regional Librarian

Sydney Pnblic Library Feasibility Stndy — Febrnary §, 2016 (see page 78 )

Expressions of Inferest — Waterfront Library Location (Sydney Waterfront
Development Concept) (see page 169)

Continned...
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Special General Committee M eeting Agenda
June 10, 2019 (Continued)

6. Stakeholder Presentations:

a) Cape Breton Regional Library Board of Directors — Mr. Murdoch
Moore, Board Chair

b) Library Building Committee — Mr. Pat Bates, Committee Chair

C) Library Advocacy Committee — Ms. Kathleen Y urchesyn

d) Harbour Royale Development — Mr. Brian Shebib

7. Funding Applications: Mayor Cecil P. Clarke

a) $75,000 Study for Services, Programs and Operational Review: (see
page 176)

b) Build Canada Application

8. Issue Paper - CBRM Sydney Central Library: John Phalen, Manager of
Economic Development & Magjor Projects (see page _181)

9. Roundtable Discussion and Next Steps

ADJOURNMENT

Page 4



Page 5



Page 6



Page 7



Page 8



Page 9



Page 10



Page 11



Page 12



Page 13



Page 14



Page 15



Page 16



Page 17



Page 18



Page 19



Page 20



Page 21



Page 22



Page 23



Page 24



Page 25



Page 26



Page 27



Page 28



Page 29



Page 30



Page 31



Page 32



Page 33



Page 34



Page 35



Page 36



Page 37



Page 38



Page 39



Page 40



Page 41



Page 42



Page 43



Page 44



Page 45



Page 46



Page 47



Page 48



Page 49



Page 50



Page 51



Page 52



Page 53



Page 54



Page 55



Page 56



Page 57



Page 58



Page 59



Page 60



Page 61



Page 62



Page 63



Page 64



Page 65



Page 66



Page 67



Page 68



Page 69



Page 70



Page 71



Page 72



Page 73



Page 74



SHORT-TERM HVAC OPTIONS FOR MCCONELL LIBRARY

TO: BILL MURPHY
FROM: KEN LEBLANC
DATE: MAY 17, 2019
Intro:

The McConnell Library was originally built in 1959 with a significant addition built in 1986. The
building is heated with hot-water radiators and an oil-fired boiler. There is very little ventilation
or air conditioning in any of the spaces. This lack of cooling and air change has resulted in
difficult working conditions and forced the facility to close ten (10) times in 2018 due to
excessively high temperatures in excess of 39°C.

Thete are three main occupied areas of the library; administration on the lower level, children’s
section on main floor of “new” section, original library section on main floor. None of these areas
have mechanical cooling. The admin area is ventilated by a ducted exhaust fan mounted to the
side of the building, the children’s section has a roof-mounted exhaust fan, and the original
library section relies on natural ventilation through open windows. Fresh air is only supplied by
natural infiltration through doors, windows, and the general building envelope. Staff have
attempted to ventilate spaces by leaving windows open thronghout the night during summer but
have not been successful. There are also ceiling fans in the children’s section and box fans
mounted along the wall in the old public section, neither have been able to improve conditions to
an acceptable standard. 1t’s my opinion that mechanical cooling is the only viable option to
provide a reasonably comfortable space for staff and visitors.

Equipment and Site Reqnirements:

The administration area in the basement is partially below grade, while the external walls contain
egress windows. The space contains a 10 drop ceiling with an above ~4” of vertical space. This
overhead area contains structural steel members, wiring and flexible ductwork for the exhanst
system. The size of the steel members make ducted air conditioning very difficult as there is
minimal excess space and the partially below grade walls with egress windows leave very little
room for wall mounted ductless heat pumps. The best option for this space would be a split heat
pump system with ceiling mounted “cassette” inserts. Rather than the wall mounted heads seen in
most homes, commercial spaces can be equipped with 2’x2’ cassettes that fit well in drop
ceilings. Refrigerant lines running from the cassettes to an external condenser will be much easier
to install around the structural members. The space is approximately 2,500 ft? and would require
4-5 tonnes of cooling capacity.

The public spaces on the library main level are large, open, and high-ceilinged. There are a two
main options for central air conditioning; a packaged system and a split system.

1. Packaged heat pump units are a poputar choice for commercial and industrial
applications. They provide ample capacity in a single unit (3-40 tons). A single unit, or
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dual units, could easily provide heating and cooling to the main public spaces. 1n addition
to the unit itself, ductwork would need to be installed throughout the ceiling space to
distribute the conditioned air.

2. Split heat pump systems utilize the sanme technology as the packaged units but individual
components are separated. The compressor/condenset is located outside with refrigerant
piping to evaporator heads inside the building. This is advantageocus in areas where space
is limited.

The restrictions at MeConnell include:

o lack of exterior space for mechanical units; the building approaches the property line on
all four sides. The roof sections may be able to handle some load, but a structural
assessment would be required.

s There are five electrical panels in the library, with only 40 amps of available space. Any
mechanical cooling systems will require installation of additional electrical capacity.

» The structural capacity of the roof, especially the original wooden structure, may be an
issue if ductwork were to be instalfed in the upper ceiling of the public spaces.

A packaged system is advantageous as all mechanical equipment is fully contained in a single
unit, it is easier to maintain/service because of this. However, the restrictions at McConnel make
it a poor choice. A typical unit is roughly 8°W x 5°L x 5’H and 800-1000 lbs. and must rest ona
concrete pad. The unit must also be close to the building as ductwork must go directly from the
unit into the building,

A split system seems to be the better choice for McConnell. External compressor units are much
smaller at approximately 3.5° x 3.5” x 1°. Multiple compressors can be located on the property to
service whichever area is required. No concrete pad is required as the unit bolts directly to the
structure. The split system will possibly result in more maintenance as each individual internal
head contains its own moving mechanical parts.

It is my opinion that a packaged system is not appropriate for a short-term “quick-fix” at the
library, as it will require further structural assessment, mechanical design, and timely instaliation.
All in addition to a lack of space on-site for the mechanical equipment.

Retrofit Options:
Option 1: Split System in Admin Only

The administration area is a cramped containing fulltime CBRL employees. The area is a good
candidate for ceiling mounted 4 ton split heat pump system.

Option 2: Split System in Public Spaces

With a split system one can install as much capacity as required, depending on goals, while
installing an equivalent amount of equipment. This is in comparison to a packaged system where
the amount of installed equipment is constant no matter the capacity of the unit. This flexibility is
advantageous for CBRM to decide what level of comfort is required and budget accordingly. To
fully heat and cool the spaces, roughly 15-20 tonnes of capacity are required. The original section
is ~5,000 ft* and the new section is ~3,500 %, both with 20 ft ceilings. If the goal is to deliver
sufficient cooling to improve health concerns and avoid facility closure, less capacity would be

2
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required. Four (4} ton units can be installed as needed within the main spaces. One unit in each
space won't fully condition the space but should be able to maintain a tolerable environment.

Below are costs and electrical requirements associated with an individual 4-ton split heat pump
system. Total costs can be extrapolated out to total desired units

Typical 4-ton Split Heat Pump

Capital Cost (S} $15,000 - $20,000
Operating Cost {S/Yr) $2,500
Electrical {amps) 30-40

There is an electrical panel adjacent to the administration area that appears to have 40 amp of
available service. If accurate, this will likely be sufficient for a system in the admin. There is no
other spare capacity in the other panels and thus additional capacity will have to be installed,
which will add to capital costs. Prior to tendering, CBRM electricians should confirm available
electrical capacity and determine what will be required for additional installed capacity.
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Harbour Royale Development Limited

Sydney Waterfront Development Concept

Response to {BRM Request for Expression of Interest CBRM_ EO1_ November 16™ 2017

1. Introductian

Harbour Royale Davelopment Limited {HRDL} and its partners {detalled below) are pleased to respond to
CBRM'’s Request for Exprassion of interest. This document and the attached design sketches outline our
vision for the development of the subject CBRM waterfront parcels within a larger project that
incorporates the privately held and immediately adjacent lands. The resultis an integrated and
coordinated multi-use devetopment that will maximize the existing value of CBRM land, attract new
private sector investment {with associated tax revenues} and transform this important urban waterfront
landscape into a modern, highly accessible people space that will redefine the Municipality's
"downtown” experience.

The assumptions that underpin the developmeant concept are further described below. We are confident
in the overall concept and believe that the inherent design flexibifity and potential for phased
Implementation will facilitate meeting the various business case requirements. We have paid close
attention to the guidance provided in the various studies that have been commissioned by CBRM and
the recommendations for future development on Sydnay’s waterfront. These and other best practice
benchmarks related to "green” design will continue to guide the development group as the project
advances into detailed design.

2. Reference Documents
Documents considerad in the development of this proposal include:

e ‘Sydney Harbourfront Conceptual Visian & Design’, Ekistics Planning and Design, April 2014,

¢ ‘Downtown Sydney Urban Core Plan’ Ekistics Planning and Design, Final Report May 2017.

e Sydney Public Library Feasibility Study’, Trifos Design, dmA and Breton Chartered Accountants,
March 2016.

¢ 'Municipal Climate Change Action Plan for the Cape Breton Reglonal Municipality’, CBCL, April
2014,

3. Development Vision

Qur vision is to make the Sydney Waterfront a destination of choice, whare people seamlessly work,
play and liva within an aesthetically beautiful, environmentally friendly and highly accessible [andscape.
The vision will be achieved by:

¢ integrating privately held lands that are adjacent to the CBRM waterfront parcels;
e Improving connectivity to the existing boardwalk and ensuring that public waterfront access is
maintained and encouraged;

Harbour Royale Response to CBRM Request for Expressions of Interest CBRM_EO1_2017
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5.1 Dverview

Thare are three distinct compaonents or development ‘nodas’ as deplcted in the attached sketches and
further described below. References to square footage and parking spaces are hast current estimates.

North Development Node

¢ An outdoor civic plaza, with primary accass point at Nepean Street and extending to the
Dorchester Street pedestrian grand stair “bridge” and concrete beach, containing three
structures and intagrated parking space.

& Immediately adjacent to the waterfront/boardwalk and connected to the Dorchester Street
bridge is a 40,000 sguare foot two story regional public library.

¢ Immediately adjacent to the Esplanade are two circa 80,000 square foot towers; one residential
with 47 units and an office tower directly accessed by pedestrians from the Dorchester Street
pedway.

e The three structures are built on top of shared parking space {depicted in the gray shaded araa)
sized for approximately 218 vehicles.

Center Development Node

This area is designed around the existing marina location and public harbour access. It will be the focal
point for leisure based activity via a multi-level circa 18,000 square foot terraced structure that spills out
anto a plaza and where ground level space is available for seasonal retail activity focused on tourists and
cruise passengers. While the precise suite of activities will require further consideration, our experience
tells us that the key to successfully engaging tha public in this type of a setting is variety. Representative
activities and associated facilities included in our vision are water tours and excursions, gift shop
browsing, becoming a “destination point” for walkers or joggers an the boardwalk who would be drawn
to a food kiosk, restaurant or brew pub, and a dedicated plavground and/or splash zone to ensure that
children are actively engaged.

The Dorchester pedestrian bridge and grand staircase invite people into this node and enable seamless
pedestrian connectivity to the downtown. Strategically placed off ramps provide multiple polnts of
egress designed to draw people into an interesting and active space. The harbour view is maintained at
the preminent Dorchester/Esplanade downtown intersectlon.

South Development Nade

This area has been designed around the relocation of the existing Sydnay casino, integrated into an
expansion of the immediately adjacent Holiday Inn. Pedestrian traffic enters via the Esplanade Into a
shared entrance that connects all three structures and provides a walk through to the integrated
wataerside deck and boardwalk. Summary details include:

» 22,600 square feat Casino floor
¢ New eight storey 36 room hotel expansion
» Common atrium that connects the casino, new hotel space and existing Holiday Inn

Harbour Royale Response to CRRM Request for Expressions of Interest CRRM_EO1_2017
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» Parking for 250 vehicles which access the car parkade from the Esplanade {service vehicles can
access the casino and hotel via the north end entrance)

5.2 Phase 1 Project Components
5.2.1 Residential Unit

This part of the design has been informed by HRDL's existing Development Plan Approval for an
apartment complex within the development area. it is helieved that the current demand will support a
47-unit structure. The unit will be privately owned and financed, It is anticipated that this part of the
development would proceed immediately on receipt of CBRM development plan approval,

5.2.2 Casino Relocation/Hotel Expansion

A new waterfront location would be attractive to Sydney’s existing casinc operator Great Canadian
Gaming {GCG). Currently, GCCis a tenant of CBRM at the Center 200 location where parking can be
challenging. It is not uncommon to locate gaming activities on urban waterfronts in areas seyviced by
pedestrian walkways and hotels, and the proximity to the Joan Harris cruise passenger terminal is
potentially a positive feature.

In the event that GCG was prepared to move and the financial tarms that would support financing the
structure could be successfully negotiated, WHG is willing to entertain an expansion of its existing
Holiday Inn space. The new facilities would be privately owned and financed. In order for this project to
advance, CBRM waould first need to engage GCG around the terms assoclated with its current lease.

5.2.3 Library

The constraints associated with the existing McConnell Library location are well researched,
documented and understood. This area of Sydney’s waterfront has been previously advanced as the
approgriate location for the library, from both a geographical perspective {locating an iconic plece of
public infrastructure in a highly visible, high pedestrian traffic and desirable waterfront location}, and an
emotional perspective {providing a symbolic focal point for community tearning and engagement In a
historically significant part of town}. This wouid be a publicly owned and financed undertaking, If
requested, the development group would endeavour to support CBRM's financing effort/requirements.

There appears to be a significant level of public support to source a new location for a public library. It is
suggested that the vision embodied in this proposal would meet the key requirements Identified in all of
the above referenced reports.

2.2.4 Marine Activity Center

It is anticipated that the infrastructure to support this part of the development would span both
development “phases”. Ambassatours first year Harhour Hopper experience is encouraging, and the

Harbour Royale Response to CBRM Request for Expressions of Interest CRRM_EOQ1_2017
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intention is to re-offer in 2018. Consideration Is actively underway with a view to expanding that
offering and vessel complement to provide themed cruises and seasonal pop-up kiosk type activity. The
outcome of these planning discussions would be incorporated into the Phase 1 development plan.

The objective is to buiid the brand over time to ensure the right-sizing and eptimum design of the
privately-owned activity center infrastructure. Ideas around theme parks for children would likely
regquire some level of public sector funding support.

The importance of reserving the space and presenting a longer-term vision, notwithstanding a “soft”
opening, cannot be overstated. The residents of CBRM will want to understand that this development is
niot just about infrastructure, but that a core principal is to create an activity based experience thatis
unigue to waterside urban landscapes. it is suggested that successfully achieving the vision requires a

thoughtful development strategy and an iterative planning process executed by a group with a proven
track record.

5.3 Phase 2 Development
5.3.1 Commercial Tower

The proponent is currently seeking an anchor tenant for this structure, which would be required in order
to finance its construction, The location, across from the existing Commerce Tower makes this a logical
and attractive location for corporate, government and institutional tenants in what would be the
premier Sydney commercial space. HRDL believes that the demand for this space is likely to materialize
within & three to five year timeframe, it would be privately financed and owned.

S.3.2 Marine Activity Center
See the discussion under S.1.4.

5.4 Parking
Adeqguate parking is key to all aspects of the development. Design features include:

o Ensuring that what is proposed is minimally invasive, doesn't block views or present any blank
walls to the Esplanade.

¢« The Casino/Hotel parking fagade at the boardwalk level will contain a mural depicting Sydney's
historic Harbourfront,

o The open parking {Esplanade level) of the Casino/Hotel parkade can also be used as a space for
entertainment or other public events.

o The shared library/residential/office tower parking can be phased as required to accommodate
sequential construction of the buildings.

The appropriate allocation of construction costs between the private investors and CBRM require
further discussion,

Harbour Royale Respornse to CBRM Request for Expressions of Interest CBRM_EO1_2017
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6. Conclusions

Tha mixed-use development strategy cantained in the proposal is consistent with the guidance provided
in the Request for Expression of Intarest and the referance documents. in particular:

e it incorporates development plans from the owners of adjacent land parcels in an integrated
dasign;

s It protects critical view planas from tha downtown core;

¢ The parking required to support the investment is integrated in an minimally obtrusive way;

e Asolution to CBRM's current library requirement is met with a “legacy” plece of public sector
infrastructure in a highly desirable location that should encourage investment partnerships
amang all evels of government;

= |t will bring pecple to five downtown in a high end residential offering consistent with the
quality of the location;

e The propased enhancements to the boardwalk/infatainment offering and relacation of the
casing will substantially enhance the attractiveness af Sydnay as a cruise dastination and
directly respond to the low scores that Sydney's downtown receives fram cruise customer
satisfaction surveys;

e The development activity will provide substantial apportunity for local suppliars and
contractors, and increase the municipal tax hase,

e Critically, the cumutative effect of the deslgn components will mest citlzens' expectations for
public accass to and anjoyment of revitalized waterfront property, in part through a fandmark
piace of public infrastructure that will provide a unique and enduring focal point for public
engagement.

Harbour Royale Response to CBRM Request for Expressions of Interest CBRM_EO1_2017
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$75,000 Study for

Services, Programs and Operational Review

Introduction

In 2016, the Cape Breton Regional Library {CBRL) completed a Feasibility Study” for a new central library
(NCL) to replace the existing James McConnell Memorial Library (JMML} in Sydney. The JMML acts as
the central library for the region. It is the main branch in the CBRL system and also houses the
administrative headquarters, the regional storage collection, and the Cape Breton County Bookmobile
headquarters. The feasibility study recommended a NCL and headquarters of approximately 37,000
gross square feet to be built at a new location in the downtown area.

Following the feasibility study and in response to a call for expressions of interest from the Cape Breton
Regional Municipality (CBRM} in the fall of 2017, a proposal for the redevelopment of the Sydney
waterfront that included the NCL was approved in principle. The renewed interest in the NCL being
incorporated into this larger waterfront development has precipitated this Request for Proposals.
Essentially, it follows up on the 2016 Feasibility Study recommendation to undertake a service, programs
and operational review and provide a plan for the NCL.

Scope of Work

The outline for the scope of work includes:

* Project Orientation and Collection of Background Information;
* Service & Program Plan and Operational Review;
e Associated Public Consultation;
e Update to Design Concept and Capital Costs -
0 Building spatial requirements;
0 Architectural, interiors and landscape design cancept;
. Operational and building capital costs;
. Partnership and Collaborative Opportunities Assessment; and
. Reporting , Report Preparation and Final Review

=

. Project Orientation and Collection of Background Information:

¢ Review all existing reports and other background documents relevant to this study, including the
2012* and 2016 feasihility studies. Identify information gaps and update as necessary;

s Meet with CBRM, CBRL, and their invitees (individually or collectively hereafter referred to as
the Client) for orientation, provision of an overview of the study methodology, consideration of
key issues and discussion of key deliverables; and

e Collect information from the Client pertinent to the service and program plan and operational
review including but not limited to a profile of existing library services, key service indicators,

! Cape Breton Regional Municipality, ‘Sydney Public Library Feasibility Study’; Trifos Design Consultants, dmA
Planning and Management Services, Breton Chartered Accountants. March 2016.

® Cape Breton Regional Municipality, ‘Feasibility Study: Cape Breton Regional Library and James McConnell
Memorial Library’; Trifos Design Consultants. January 2012.
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staffing, financial information and operating policies, and partnership and collaborative
opportunities.

2. Service Plan and Operational Review

The 2016 Feasibility Study was more focused on facility requirements than services. The report included
a discussion of trends affecting library service delivery and their implications for facility design. it also
described a contemporary library and the manner in which library services and programs were changing.
These discussions were the basis for assumptions made concerning the NCL. However, the report did
not include a detailed review of CBRL services and programs as currently offered at the JMML or service
and program delivery approaches for the future.

A review of the existing JMML services and operation is required as a backdrop to recommendations for
the NCL service, programs and operational plan. The intention is that the NCL will be a contemporary
multi-functional library with functional areas and programming spaces that are not currently available in
the CBRL system, and this will be the focus of the study. The NCL service and program plan will describe
the recommended services and programs and the operational review will document the implications for
staffing, financial and other resources, operating policies, management approaches and income
generation. CBRL staff input will be critical to the assessment, to include the following topics:

Service Plan:

e The library mission and overall focus for programs and services, including the sectors of the
community to be served by the library;

s The allocation of resources to various service and program areas, including print and non-print
materials, in-library versus virtual services, technology, programming, training, etc,;

e The direct programs offered by the library, both in the facility and in the community;

» Programs and services provided by others in partnership with the library;

¢ Marketing and community outreach in addition to the provision of optimized library
membership and visitor estimates;

¢ The Central Library role in support and service delivery to CBRL branches; and

® Best practices within the public library community in respect of ethnic, cultural and racial
diversity. Recommendations will include a vision and strategic objectives for the NCL along with
goals in respect of physical design, personnel, partnerships and other related collaborative
opportunities.

Operations Plan:
» QOverall staff complement;

* Recommended revisions to existing roles and responsibilities and/or the identification of any
new positions and job descriptions;
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e Recommended revisions or additions to current operating policies and procedures, including
hours of operation, marketing, ongoing service evaluation, and long rangestrategic planning

s Recommended staff development and training to facilitate any changes arising from the
operational review; and

e A preliminary estimate of the financial implications of any changes recommended in the
operationzl review.

2. Public Consultation

A community and stakeholder consultation process is required in the context of the recommended NCL
services and programs plan, and the Consultant will propose an approach as part of its study
methodology outline. The CBRL is currently partnered with the developer in the execution of a Strategic
Community Engagement Plan designed to elevate awareness of the role played by modern libraries and
their importance to the social, cultural and economic well-being of communities. As well, the CBRL is in
the process of developing a promotion and communications plan. Depending on the timing of the
consultation in the execution of this study, the Consultant should explore possible synergies with the
ongoing community engagement effort and CBRL’s promotion and communications plan.

3. Update Design Concept and Capital Costs

The 2016 report included a preliminary space program for the proposed library, including space that
might be allocated to a partner {discussed further below), and a high order capital cost projection. These
will be updated as part of this study based on the results of the service plan and the partnership
assessment.

This study will include:

s (Class C cost projections and recommendations for furnishings and fit-up;
e Architectural, interior design and landscape design, comprised of:

0 Program evaluation and preparation of schematic design documents in the form of
drawings, renderings and outline specifications, in sufficient detail to illustrate the scale
and relationship of project program components and sufficient to evaluate building
infrastructure costs;

o Universal accessibility and NBC requirements;

o List of building program space requirements for the public library spaces, Headquarters
space, storage, archives, and the Bookmobhile;

o A consultation on recent library standards/new library builds

*  Physical building cost projections for ongoing maintenance and operation;
s  Site specific concerns that may impact averall design and operations;

s Parking requirement assessment;

s Library delivery and access requirements; and
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e FEvaluation of Green building technology options (LEED certification prerequisites, WELL building
standards, district heating considerations, etc.).

4. Partnership Assessment

The partnership assessment will determine if there are other community agencies or organizations
interested in becoming a part of the library development in the pursuit of shared objectives in the areas
of social, cultural, economic and human capital development. As discussed further below, a key concern
is whether there is sufficient interest to result in modifications or additions to the facility concept.

CBRL is currently engaged in a wide range of programming partnerships with community organizations
and agencies. These partnerships involve library staff working with staff from other agencies to offer
programs, presentations or events. Frequently, library facilities are used for these activities. This will
continue at the NCL. A proposed design concept will include meeting rooms and program spaces that
will accommodate these activities to a much greater extent than is currently possible. These types of
programming or service partnerships are not the focus of the partnership assessment. Rather, the
purpose is to identify potential partners that would bring resources to the project and require additional
space that may have an impact on the size and design of the facility. These partnerships can be of two
types: (1) co-location and, (2) a facility based joint service or program partnerships.

A community agency or interest that may wish to co-locate at the NCL by developing part of the building
for their use {at their cost} and sharing selected spaces with the library, such as the lobby or a meeting
room. Co-location is increasingly commaon for libraries and can offer financial and service benefits for all
parties. Other than an expression of interest from Membertou First Nation, currently under review with
the developer, opportunities for co-location have not been identified and should be investigated. A
possible collaboration with Cape Breton University involving the Beaton Institute and/or Art Gallery was
explored without success.

In the past, facility based joint service partnerships often involved collaboration between an academic
and public library hut in recent years partnerships with economic and community development
agencies, health providers, and technology interests are increasingly common.

The purpose of the assessment is to determine if there are interested viable partners, in Sydney, based
on the following activities.

s |dentify potential partners in various sectors {health, education, economic development, youth
and child development, culture and arts, and government, etc.) based on input from the Client
and a scan of avaitable documentation from the prospective partners such as master plans or
strategic plans articulating a future vision compatible with either co-location or joint service
delivery;

s Research successful examples of joint service delivery partnerships to demonstrate the manner
in which agencies have collaborated and the benefits. The research is to inform discussions with
potentiaf partners;
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Meet with senior representatives of potential partners to explain the opportunity and key
aspects of the partnership that would need to be fulfilled, such as timing of development, a
commitment to shared cost, location etc. The purpose is not to negotiate an agreement, but to
ensure that sufficient information is available to realistically determine the potential for the
partnership; and

For any potential partner, provide an initial projection of space requirements, both exclusive to
the partner and shared with the library, and any major design requirements or constraints
affecting the building.

If potential partners are identified, a partnership agreement would be negotiated following this
study and is not part of this assighment.

5. Reporting, Report Preparation and Final Review

Based on results of previous tasks, prepare a draft report outlining findings and

recommendations.

Meet with the Client to review the draft report.As required, the consultant will present study
results at a public meeting and/or a meeting of CBRM Council.

Finalize and submit the Final Report
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A Community of Communities

ISSUE PAPER

TO: Mayor and Council
FROM: John Phalen - Manager of Economic Development
SUBJECT: CBRM Sydney Central Library

DATE: Juue 10, 2019

Council,

There has been much work by staft and outside entities on the proposal of new or
retrofitted regional library for Sydney.

In November of 2011 a Facility Planning report was produced by dmA Planning and
Management Services Inc. of Wolfville in association with Trifos Design Consultants. A
copy is in your agenda package.

The Planning Context Report establishes the context for the study and the subsequent
phases of the work program. Statistics Canada Census data from 2001 and 2006, reports
and statistical information available from Sydney’s website, and data from Sydney’s
Planning Department are used to develop a socio-demographic profile of the service
area. Relevant library trends and best practices are included as a basis for discussion.
An overview of the current state of James McConnell Memorial Library services is
presented, based primarily on statistical information provided by library staff and site
visits by the consultant. Relevant library planning guidelines and standards are reviewed,
existing services are compared fo these guidelines, and a preliminary projection of future
space needs is estimated based on population projections and customary planning
guidelines.

In January of 2012 an architectural and facility planning report was done by Trifos
Design Consultants.

The study outlined the future needs and challenges of the McConnell Library. The

probable repair costs were estimated at 8.4 million and a new build at 11.2 million. (2012
dollars)
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A copy of the report is in your agenda package.

In February of 2016, Trifos Design Consultants, along with dmA and Breton Chartered
accountants did a feasibility study into The Central Library.

The objective of the study was “fo defermine the future requirements for a library
facility in downtown Sydney”.

Facility Requirement

A Library of 28,000 gross square feet (GSF)) is required to serve Sydney’s projected
2031 catchment area population of 40,000. The requirement is based on a recommended
level of provision of 0. 7GSF/capita, which represents a significant increase over the
current level of provision of 0.34GSF/capita.

An additional 8, 580GSF are required for the Cape Breton Regional Library’s (CBRL)
headquarters, resulting in a proposed development of 36,580GSF. By comparison, the

existing James McConnell Memorial Library and regional headquarters is about
22,000GSF.

The recommended facility does not include space required by partners who may choose
to join the CBRL in this development.

At roughly 37,000GSF, the recommended facility will correct many of the deficiencies
associated with the current library and headguarters. A larger library is vequired to
reflect the changing roles of public libraries. Contemporary libraries play a different
role in the community and, consequently, have different requirements for space.
Contemporary libraries are buildings where information literacy is taught, music and
video is created, residents come together to discuss and debate important issues, and
where community is created and fostered. To be this type of library, physical space not
traditionally associated with public libraries is required, including computer and multi-
media labs, extensive display space, areas for the community to informally assemble and
interact, presentation space, etc. Research clearly demonstrates that this is the library of
the future,; and input from residents of the CBRM indicates strong support for a
contemporary library of this type.

Benefits

Fxperience in other communities demonsitrates that new libraries can be a catalyst for
downtown revitalization and economic development. They attract residents and visitors
to create vibrant retail and commercial districts, which, in turn, invifes new investment.
Libraries contribuie to the municipality’s image and identity as cornerstones of creative
cifies, and ventures for arts, cultural and heritage events. When part of larger schemes
Jor downtown urban renewal, they become place-makers and public places, contributing
fo broader urban design and development objectives in progressive communities.

The proposed development will not only correct the limitations of current library

services, it will support the future economic, social and cultural objectives of the CBRM
and other community organization.
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Partnerships
Investigating potential partnership, with implications for the size and design of the

proposed library, was not a part of this study. However, the CBRL should actively
pursue potential partners, and confirm their willingness to be a part of this project.
Community stakeholders expressed interest in and support for expanded parinerships.
Furthermore, these are particularly important in the CBRM because the populaiion only
supports a small central library where program areas are smaller than desired, and some
specialized spaces cannot be included. These are the spaces that partners could support
(e.g. larger, multipurpose program areas, training facilities, technology labs;
performance and assembly space, spaces designed for the arts, culture, and music, efc.).
If partners are prepared to share space and contribute to capital and operating costs, as
well as additional programs, programs and activity areas that would otherwise not be
available to residents could be provided at the new Sydney library. This important issue
should be investigated further, before proceeding with the project.

Design Considerations and Capital Costs

A new, stand-alone, contemporary, 40,000 square foot library will cost between $26
million and $28 million, depending on the site selection. A retrofitted edifice of 40,000
square feet will cost approximately 318 million.

Business Model

The financial analysis carried out as a part of this study has concluded that variances
between public and public-private partnerships are significant, primarily because the
discount rate used on the cost of government funds is 4%, versus the cost of private funds
at 8%. In both cases, the full construction costs of the facility would be recovered over
the 25-year period,

The costs under the retrofit option are slightly lower. Retrofitting indicates lower inifial
capital costs, and higher annual operating costs.

In the public-build scenario of a new build, the CBRM would have possession of the
Library Facility after the 25-year period. Under the public-private building scenario of a
new build or retrofit, the CBRM would have paid 100% of the construction costs of the
Jacility, and would not have possession. CBRM would have to pay an amount to the
developer to purchase the property or extend the lease. This amount could be fair-
market value at that time, or a lesser amount, if it were negotiated up front.

A copy of this report is included in your agenda package.

Subsequently, CBRM put a call out for Expressions of Interest for redevelopment of
approximately 4 acres of vacant lands strategically located on the waterfront in Sydney.
The area is located between the current Holiday Inn and the Joan Harris Cruise Pavilion.

CBRM’s vision for this site was described in the report the Sydney Harbourfront
Conceptual Vision and Design which was prepared by Ekistics in March of 2014, and the
proposed development was to address the design principals and the overall vision for the
area as articulated in the report.
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The submissions were to include a concept plan and a written deseription of the project, a
phased plan approach and background information on the proponent and partners and
coordination with development of the privately owned parcels adjacent to the municipally
owned sites.

The proponent whose proposal was deemed to most fully address the vision and generate
the greatest economic benefits was to be requested to prepare a more detailed proposal
for development of the site, including full costs, and possible funding mechanisms.

The process closed in mid-November and CBRM had received one proposal.

The proposal was submitted by Harbour Royal Development and its Partners and was
reviewed by CBRM stalf.

In our opinion it met the criteria of the EOL The proponent and team have extensive
experience in projects of this nature and a proven track record on developments in the
CBRM, and the proposal met the criteria of the Ekistics vision.

A motion of Council was approved to have Harbour Royal proceed.

HRDL provided CBRM with their proposal which inclnded provision for a new Regional
Library on the Sydney waterfront.

A copy of the proposal is included in your agenda package.

HRDL wished to enter into an agreement with CBRM to proceed to next steps to bring a
proposal to Council.

Harbour Royale wanted CBRM to dedicate the waterfront parcels to the exclusive benefit
of the development while the proposal is developed, costing and funding was to be
attained, and design and pre-engineering work was performed.

The agreement allowed Harbour Royale three years to apply for development permits
and a further two years to do detailed engineering and tender to begin first phase of the
works.

The agreement protects CBRM should HRDL. ceases its active pursuit of the project.
It was the opinion of staff that the agreement allows HRDL adequate time to secure the
project and gives them the security they require to proceed with project development

work.

There was no financial contribution by the CBRM other than in kind staff time and
associated expenses to advance the project.

Council accepted the pre-development agreement by motion on June 5, 2018 so that

Harbour Royale Development Limited could proceed with the project development works
and bring a full proposal to Council for approval.

Page 184



At this point, HRDL needed some commitment from CBRL as what its contribution
would be.

A key element expected in the Harbour Royale Development plan for Sydney Harbour is
the inclusion of a Public Regional Library.

To facilitate the proponent’s discussions with provincial and federal funding, the CBRM
was asked by HRDL to define its potential contribution.

CBRM looked at a contribution of land and capital. Land could possibly be as much as an
estimated three million and three million was possibly earmarked for CBRM Capital
funding pending budget discussion and Council approval, and secured funding from the
other levels of government. This would make possible a potential six million contribution
for CBRM. The value of three million from land was determined from the assessed value
of the land as available on property data with the province and the Property Valuation
Services Corp. (PVSC)

A market analysis would be required to verify the land value for the project.

Council by motion on August 7 had staff to proceed with the project planning for this
component based on this possible funding envelope.

Discussions with the other levels of government were ongoing at the political level.

In their discussions it can be foreseen that Council would approve a request of land at a
possible value of 3 million and a capital contribution of 4 million bringing the municipal
part to 7 million dollars. With this support, CBRM could leverage up to a possible 21
million dollars of possible funding.

In addition, possible funding could be forthcoming from First Nations for inclusion in the
project which would be over and above the current scope.

Motion of Council was passed on November 20 to bring to the budget process a
contribution in land and capital to be leveraged by the other levels of government for the
new library project. Contribution would be dependent on approved operating costs by
Council in the budget process.

Ongoing political discussion on the library project facilitated CBRM as the owner to start
the application process.

The motion of Council was for staff to start the application process for a contribution in
land and capital to be leveraged by the other levels of government for the new library
project. Contribution would be brought forward to Council during the budget process and
be dependent on approval of anticipated operating costs.

At this point staff had no indication of what the funding stream would be buta 1/3, 1/3,

1/3 funding formula was envisioned. There was no indication as to what departments, or
infrastructure fund or any other provincial/federal program or was identified.
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Staff readied an application in December and awaited direction on where to file it. Often
times applications, such as the second cruise berth, move from department to department
with resubmissions ete. before they find a home.

Direction was given by Member of Parliament Mark Eyking’s office to submit the
application to Municipal Affairs with the funding formula at 40% Federal, 33%
Provincial and 27% Municipal on a 31 million dollar bid. A value attained from the
current Harbounr Royale estimate. Included in the application was a proposed community
contribution by fund raising. The application is available to council by request.

Withont any plan as to the fund stream of availability, or even an application form, the
application was done on an ACOA application form and sent to Municipal Affairs on
Decemnber 187,

I received acknowledgement of the receipt on December 20™ indicating that applications
were not yet being received but it was to be kept on file.

Copies of these emails are available to Council by request.

Since that day, nobody from CBRM staff was ever contacted officially or otherwise on
the library project.

Discussions with our staff and officials from Municipal affairs and Transportation and
Infrastructure Renewal never considered the library.

Running in parallel to the main capital application was a small proposed study for
services, programs and operational review for the new library. The study is of the
assumption of a new build similar to the waterfront proposal. The scope of work for this
project 18 included with the agenda package.

Discussions in the spring and summer were had with ACOA and Nova Scotia
Department of Communities, Culture and Heritage. Both were very supportive of the

$ 75,000 study on a 1/3, 1/3, 1/3 formula. ACOA felt that if the Province was on board,
funding would be easier attained.

With a commitment from the Province on December 17" of 2018, an application was sent
the Sydney ACOA office on December 19",

Since then, after numerous requests CBRM has finally received approval from ACOA on
June 6.

Following the direction of Council, The Director of Parks, Grounds, buildings and
Facilities has done an in-house review to investigate airflow at the current McConnell
library. The report is aftached in your agenda package. This work will be completed to
enhance the airflow at the facility.
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As we move forward, staff requires direction from Council on the following:
1) How to proceed with the new library on the waterfront.
2) How to proceed with the current library operation.
3) Without the waterfront build, do we proceed with other options?
4) How do we proceed with the operational study if funding is approved by ACOA

Respectfully submitted,

John Phalen
Manager, Economic Development and Major Projects
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