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September 16, 2019 Recap
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Summary of motions from council report IDE-2019-100 - Baker District 
Redevelopment – Update and Public Component Construction Costs:

• That the following public components be approved (estimated costs): 
a) Site remediation, site servicing, and archaeological works - $15 

million. 
b) Urban Square and streetscape - $2.6 million. 
c) Public parking - $21 million 

• Direction for staff to report back on a strategy to address the 
financial impact through an updated Parking Master Plan 
Financial Model. 

d) Public Library - maximum of $67.1 million 
• inclusive of a capital funding strategy that requires an 

estimated 0.86% increase to the property tax levy. 
• That staff with the Guelph Public Library and other partners to apply for 

funding from the Investment in Canada Infrastructure Program –
Community, Culture and Recreation Stream (ICIP:CCRS)
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Project Elements Update
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• Public Engagement to date

• Urban Design Master Plan (UDMP)

• Library Schematic Design – Original Layout

• Parking

• Business Terms



What We Discovered
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• A shared facilities agreement is complex considering 
Library access, security protocols, shared utilities and 
spaces, long term operation and maintenance 
agreements and establishment of easements 

• Long-term implications of a freehold strata agreement 
of the north block building with the library, limit future 
flexibility

• Construction timing of the library is tied to the 
construction of the north block residential tower that 
requires units to be sold prior to being constructed

• Shared access agreements and strata agreements 
would also be required for the public parking.



What We Discovered
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• Acquisition of additional property is significantly higher 
than anticipated and does not increase the overall 
property value of the Baker District. 

• Potential bonusing issues with the land sale 

• An institutional partner has not been secured for the 
south block building to date

• Overall project financial viability is a concern for the 
project moving forward



Alternative Option
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• Move the library to the south block (where the 
institutional space was previously allocated)

• Move the institutional space to north block building to 
allow for more time to acquire tenant 

• North building has flexibility for additional residential or 
retail space if no institutional tenant is found

• Library is an independent standalone building

• Two levels of underground parking remain



Alternative Option
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Windmill Logo



10

Baker District Redevelopment Urban Design Presentation
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Project Boundary
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Pedestrian Circulation and Porosity
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Open Space Network
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Key Views and Vistas
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Site Plan: Original layout
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Site Plan: Alternate Layout
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Built Form Configuration
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Built Form Configuration: Alternate Layout
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Parking + Servicing: Original layout
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Parking + Servicing: Alternate Layout
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Mix of Uses: Original Layout
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Mix of Uses: Alternate Layout
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Perspective View: Wyndham Square
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Perspective View: Library Square looking North
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Perspective view: Baker Street looking North
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Perspective View: Baker Street Looking north-east
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Perspective View: Chapel Court Looking North



Alternative Option
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• Improves overall financial viability of the project

• Significant savings from not acquiring additional 
properties

• Overall land value to increase as project simplifies

• Increased tax revenue over time approx $5M over 50 
years

• Allows for additional time to secure an institutional 
partner

• Simplifies legal agreements between City and Windmill

• Still achieves the original development objectives 
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Alternative Option
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• Standalone library building has advantages:

• Stronger identity with an independent asset, 
provides future flexibility 

• Simplified legal agreements

• Lower construction costs, no shared 
services/spaces which simplifies security needs

• Better control of operating costs/procedures

• No roadway puts focus on more active transportation 
and pedestrians

• Longer term potential to create alternative connections 
Wyndham St., St. Georges Square or Quebec St.
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Financial Implications
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• The alternative option can achieve most of the existing goals of the Baker 
District with a potential cost avoidance of between $17.6 million and $32.6 
million with the probable estimate of $25 million in cost avoidance. This 
combined with additional annual revenue from taxation and lower overall 
operating costs for the library and parking make the alternative option 
financially viable.

Baker District Project - City Costs

Original Design             

(in millions)

Alternative Option        

(in millions)

Total estimated net land cost for the project for the 

City 
$16.2 to $26.2 $5.2  to $10.2

Library Construction Costs, Alternative option allows 

for a more cost effective stand alone rectangular 

design of approx. 88,000 sq ft.

$67.1 $62.0

Public Parking  - Alternative layout with approx. 170 

spaces and additional shared parking options
$21.0 $13.0

Additional costs related to the redesign of the 

Alternative Option
$0.0 $1.5

Urban square and public space $2.6 $2.6

Total estimated City capital cost of the project $106.9  to $116.9 $84.3 to $89.3



Capital Costs – Central Library
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• Includes all soft costs and FF&E
• Current library is 29k sqft, will require additional 11k sqft to meet basic 

accessibility standards for a total replacement of 40k sq ft and 20k sqft 
additional for growth requirements

• City Building funding of $19.7M will require an additional  $1M annually from 
taxation through the budget for 20 years

• Calculated at $705 per sqft

For 88,000 sqft main library

Alternative Option        

(in millions) Funding Source

Replacement 40k sqft $28.2 Tax Infrastructure

Growth 20k sqft

 - 90% Development Charges $12.7 Development Charges

 - 10% Reduction - Tax Growth $1.4 Tax Growth

Service Increase 28k sqft $19.7 Tax City building

Total Building 88k sqft $62.0



Recommendations
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1. That the recommendation to proceed with the detailed 
development design for the alternative option site layout 
for the Baker District Redevelopment Project as outlined 
in this report be approved.

2. That $16.6 million for site servicing, environmental & 
archeological remediation and the outdoor public space 
for the Baker District be approved and reflected in the 
2021 budget. 



Recommendations
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3. That the construction of an 88,000 square foot library 
in the south block as presented as the alternative 
option in Report 2020-148, dated October 5, 2020, be 
approved at a cost of $62.0 million, and Council 
approve an increase of 0.39% impact to the tax levy 
starting in 2021 and remain in place for 20 years, in 
order to fund the $19.7 million of the library capital 
cost that is an enhancement to the current service 
level beyond that allowable by the Development 
Charges Act, with construction to begin in 2022 subject 
to updated design and service delivery 
reconsiderations as a result of COVID-19.



Recommendations
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4. That staff be directed to maximize the number of 
public parking spaces in the south block and pursue 
sharing agreements for parking in the north block and 
seek budget approval as part of the 2022 budget 
process. 

5. That staff be directed to phase-in the estimated annual 
tax supported operating cost of the public components 
of the Baker District, totaling $3.5 million, as part of 
the 2021-2024 operating budget and forecast.

6. That the Guelph Public Library Board report back to 
Council with a detailed operating budget projection by 
June 2021 based upon updated design and service 
delivery reconsiderations resulting from COVID-19.



Recommendations
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7. That staff proceed with revising the Urban Design 
Master Plan (UDMP), share a virtual presentation with 
the community to outline the changes and collect final 
comments for Council’s consideration. 



Conclusion
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