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Executive Summary

Stantec Consulting Ltd. (Stantec) was retained by Crich Holdings & Buildings Inc. (the Client) to prepare a
Heritage Impact Study (HIS) for the property located at 825 Riverside Drive in the City of Windsor,
Ontario. The property at 825 Riverside Drive is a listed resource on the Windsor Municipal Heritage
Register as a contemporary glazed brick structure with the name “CBC Radio-Canada TV/Radio”. The
property consists of a commercial broadcasting facility including a two-storey structure and broadcast
antenna. The client is seeking to redevelop the property with residential infill consisting of five, 16-storey
condominium towers with three blocks of back-to-back townhouses. The proposed redevelopment is also
located within to the “Old Town Neighbourhood” of the Downtown Windsor Enhancement Strategy and
Community Improvement Plan.

Following an evaluation of the Study Area according to Ontario Regulation (O. Reg.) 9/06 (amended by
0. Reg 569/22), the property was found to contain cultural heritage value or interest (CHVI). Specifically,
the property was found to meet criterion 1 as it contains a rare example of a mid-20™" century broadcast
facility and a representative modernist structure with International design elements. The property was
also found to meet criterion 4 for its historical association with CKLW and CBET-TV, broadcasters which
made a strong and notable contribution to the development of radio and television in Windsor and Detroit.

An assessment of impacts to the property and Old Town Neighbourhood from the proposed development
will result in direct impacts to the property through the proposed removal and subsequent alteration of the
neighbourhood. Based on the impacts identified, the following mitigation measures are recommended:

e The proposed structures should be clad in sympathetic materials, including incorporating
materials salvaged from the existing structure at 825 Riverside Drive. While much of the Old
Town Neighbourhood contains late 19" to early 20" century structures, the design of the
proposed new buildings and selection of materials that evoke a mid-20™ century aesthetic would
be appropriate given the age of the structure at 825 Riverside Drive, the CHVI identified, and its
proposed demolition.

e A Commemoration Plan should be prepared to recognize the historic/associative value of the
property and provide strategies to guide the integration of the historical value of the property in
the proposed development. Commemoration activities may include the installation of signage,
public art, and/or salvaged materials that interprets the history and significance of CKLW, CBET-
TV, and the general broadcasting history of Windsor. Commemorative activity should be
developed in consultation with the City of Windsor and follow adherence to crime prevention
through environmental design (CPTD) approaches. Potential locations for commemoration
include the parkettes and greenspaces of the proposed development.
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o Documentation activities of the existing building should be carried out through photography,
mapping, photogrammetry, and/or LiDAR scan in advance of changes made to the property. In
addition, materials should be salvaged from the structure and retained for incorporation into on
site features, such as new building facades, interior lobbies, parkettes, landscape walls/garden
beds, or site furniture. Materials recommended for salvage include, the L-shaped breezeway,
glazed green bricks, and buff brick exterior.

e To assist in the retention of historic information, copies of this report should be deposited with the
Windsor Public Library Local History Branch as well as with municipal planning staff.

The Executive Summary highlights key points from the report only; for complete information and findings,
the reader should examine the complete report.
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Abbreviations

AM

CAHP
CBC

CBS
CHVI
CKLW
CKLW-AM
CKLW-TV
CPTD
CRTC
HIS

MA

MBS
MCM

N/A

OHA

O. Reg.
PPS

RKO

Amplitude Modulation

Canadian Association of Heritage Professionals
Canadian Broadcasting Corporation

Columbia Broadcast System

Cultural Heritage Value or Interest

Canada Windsor London (as an organization)
Canada London Windsor (radio station)

Canada London Windsor (television station)
Crime Prevention Through Environmental Design
Canadian Radio-Television and Telecommunications Commission
Heritage Impact Study

Master of Arts

Mutual Broadcast System

Ministry of Citizenship and Multiculturalism

Not Applicable

Ontario Heritage Act

Ontario Regulation

Provincial Policy Statement

Radio-Keith-Orpheum
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1 Introduction

Stantec Consulting Ltd. (Stantec) was retained by Crich Holdings & Buildings Inc. (the Client) to prepare a
Heritage Impact Study (HIS) for the property located at 825 Riverside Drive in the City of Windsor, Ontario
(Figure 1 and Figure 2). The property at 825 Riverside Drive is a listed resource on the Windsor Municipal
Heritage Register as a contemporary glazed brick structure with the name “CBC Radio-Canada
TV/Radio” (City of Windsor 2022a). The property consists of a commercial broadcasting facility including
a two-storey structure and broadcast antenna. The client is seeking to redevelop the property with
residential infill consisting of five 16-storey condominium towers with one block of back-to-back
townhouses. The proposed redevelopment is also located within to the “Old Town Neighbourhood” of the
Downtown Windsor Enhancement Strategy and Community Improvement Plan (City of Windsor 2017).

Where a change is proposed within or adjacent to a protected heritage property, consideration must be
given to the conservation of cultural heritage resources. The objectives of the report are as follows:
e |dentify and evaluate the Cultural Heritage Value or Interest (CHVI) of the Study Area
¢ Identify potential direct and indirect impacts to cultural heritage resources
o |dentify mitigation measures where impacts to cultural heritage resources are anticipated to
address the conservation of heritage resources, where applicable

To meet these objectives, this HIA contains the following content:

e Summary of project methodology

e Review of background history of the Study Area and historical context
e Evaluation of CHVI

e Description of the proposed site alteration

o Assessment of impacts of the proposed site alterations on cultural heritage resources, including
the Old Town Neighbourhood

e Review of development alternatives or mitigation measures where impacts are anticipated

e Recommendations for the preferred mitigation measures
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2 Methodology

2.1 Policy Framework

211 Planning Act

The Planning Act provides a framework for land use planning in Ontario, integrating matters of provincial
interest in municipal and planning decisions. Part | of the Planning Act identifies that the Minister,
municipal councils, local boards, planning boards, and the Municipal Board shall have regard for
provincial interests, including:

(d) The conservation of features of significant architectural, cultural, historical or scientific interest
(Government of Ontario 1990)

21.2 The Provincial Policy Statement

The Provincial Policy Statement (PPS) is intended to provide policy direction for land use planning and
development regarding matters of provincial interest. Cultural heritage is one of many interests contained
within the PPS. Section 2.6.1 of the PPS states that “significant built heritage resources and cultural
heritage landscapes shall be conserved.”

(Government of Ontario 2020)
Under the PPS definition, conserved means:

The identification, protection, management and use of built heritage resources, cultural heritage
landscapes and archaeological resources in a manner that ensures their cultural heritage value or
interest is retained. This may be achieved by the implementation of recommendations set out in a
conservation plan, archaeological assessment, and/or heritage impact assessment that has been
approved, accepted, or adopted by the relevant planning authority and/or decision maker.
Mitigative measures and/or alternative development approaches can be included in these plans
and assessments.

Under the PPS definition, significant means:

In regard to cultural heritage and archaeology, resources that have been determined to have
cultural heritage value or interest. Processes and criteria for determining cultural heritage value or
interest are established by the Province under the authority of the Ontario Heritage Act.
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Under the PPS, “protected heritage property” is defined as follows:

property designated under Parts IV, V or VI of the Ontario Heritage Act; property subject to a heritage
conservation easement under Parts Il or IV of the Ontario Heritage Act; property identified by the
Province and prescribed public bodies as a provincial heritage property under the Standards and
Guidelines for Conservation of Provincial Heritage Properties; property protected under federal
legislation, and UNESCO World Heritage Sites.

(Government of Ontario 2020)

21.3 Ontario Heritage Act and Ontario Regulation 9/06

The OHA provides the primary statutory framework for the conservation of cultural heritage resources in
Ontario. Conservation of cultural heritage resources is a matter of provincial interest, as reflected in the
OHA policies. Under Part IV and V of the OHA, a municipal council may designate individual properties
containing CHVI (Part IV) or properties within a heritage conservation district (Part V) as containing CHVI.
In accordance with Section 27(1) of the OHA, a municipality maintains a register of properties that are of
cultural heritage value or interest CHVI. A municipality may also include a list of properties that have not
been designated but may contain CHVI, these are often referred to as “listed properties.”

The criteria for determining cultural heritage value or interest (CHVI) is defined by Ontario Regulation (O.
Reg.) 9/06. In 2023, O. Reg. 9/06 was amended by O. Reg. 569/22. To establish CHVI, at least one of
the following criteria must be met:

1. The property has design value or physical value because it is a rare, unique, representative or
early example of a style, type, expression, material or construction method.

2. The property has design value or physical value because it displays a high degree of
craftsmanship or artistic merit.

3. The property has design value or physical value because it demonstrates a high degree of
technical or scientific achievement.

4. The property has historical value or associative value because it has direct associations with a
theme, event, belief, person, activity, organization or institution that is significant to a community.

5. The property has historical value or associative value because it yields, or has the potential to
yield, information that contributes to an understanding of a community or culture.

6. The property has historical value or associative value because it demonstrates or reflects the
work or ideas of an architect, artist, builder, designer or theorist who is significant to a community.

7. The property has contextual value because it is important in defining, maintaining or supporting
the character of an area.

8. The property has contextual value because it is physically, functionally, visually or historically
linked to its surroundings.

9. The property has contextual value because it is a landmark
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(Government of Ontario 2023)

214 City of Windsor Official Plan

The City’s goals, objectives, and policies relating to heritage conservation are found under Section 9 of
the Official Plan. This section of the plan was approved by the Ministry of Municipal Affairs and Housing
on January 6, 2012 (City of Windsor 2012: 9-1). Applicable to this Heritage Impact Study is Section
9.3.7.1 (b) included below:

Ensuring that secondary plan studies, community improvement plans and other planning studies
identify heritage resources which may exist in the areas under study and propose means to
protect and enhance those heritage resources.

(City of Windsor 2012: 9-7)

21.5 Downtown Windsor Enhancement Strategy and Community
Improvement Plan

The Downtown Windsor Enhancement Strategy and Community Improvement Plan (CIP) was adopted by
City Council on September 29, 2017, and adopted as a by-law on October 16, 2017 (City of Windsor
2017). The City initiated the Plan in 2015 with the purpose of creating an updated vision, strategy, and
action plan to guide, leverage, and expand on the ongoing revitalization efforts and investments occurring
in the downtown (City of Windsor 2017: 1). Under Section 6, the CIP identifies specific Neighbourhood
and District Areas, that each have their own character, scale, sense of place, population, and range of
services and amenities. The intent of the breakdown by neighbourhoods and district areas to provide a
clear flexible framework to guide development (City of Windsor 2017: 106). The Study Area is situated
within the Old Town Neighbourhood, an area comprised of early 20™ century residences and small-scale
commercial along Riverside Drive, Pitt Street, Chatham Street, and University Avenue. The plan sets an
“area vision” for this neighbourhood:

To be an attractive residential neighbourhood with a mix of high and low density residential that is
developed in a compatible manner within the existing heritage context. This area should also
provide an opportunity for small scale commercial and live/work opportunities.

(City of Windsor 2017: 125)
2.2 Background History
To understand the historical context of the property, resources such as primary sources, secondary
sources, archival resources, and digital databases were consulted. Research was also undertaken

digitally at the Windsor Public Library and University of Windsor databases and through correspondence
with the Windsor Public Library.

6
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2.3 Field Program

A site assessment was undertaken on December 15!, 2022, by Frank Smith, Cultural Heritage Specialist.
The weather conditions were seasonably cold and sunny. The site visit consisted of a visual inspection of
the exterior and interior of the property as well as the surrounding area of the Old Town Neighbourhood.

2.4 Assessment of Impacts

The assessment of impacts is based on the impacts defined in the Ministry of Citizenship and
Multiculturalism (MCM) Infosheet #5 Heritage Impact Assessments and Conservation Plans (Infosheet
#5). Impacts to heritage resources may be direct or indirect.

Direct impacts include:

e Destruction of any, or part of any, significant heritage attributes or features

e Alteration that is not sympathetic, or is incompatible, with the historic fabric and appearance

Indirect impacts do not result in the direct destruction or alteration of the feature or its heritage attributes,
but may indirectly affect the CHVI of a property by creating:

e Shadows that alter the appearance of a heritage attribute or change the viability of a natural
feature or plantings, such as a garden

e [solation of a heritage attribute from its surrounding environment, context or a significant
relationship

e Direct or indirect obstruction of significant views or vistas within, from, or of built and natural
features

e A change in land use such as rezoning a battlefield from open space to residential use, allowing
new development or site alteration to fill in the formerly open spaces

e [l and disturbances such as a change in grade that alters soil, and drainage patterns that
adversely affect an archaeological resource

(Government of Ontario 2006)

This HIS also evaluated the potential for indirect impacts due to vibrations resulting from construction and
the transportation of project components and personnel. This was categorized together with land
disturbance. Although the effect of traffic and construction vibrations on historic period structures is not
fully understood, vibrations may be perceptible in buildings with a setback of less than 40 metres from the
curbside (Crispino and D’Apuzzo 2001; Ellis 1987; Rainer 1982; Wiss 1981; National Park Service 2001).
For this study, a 50-metre buffer is used to represent a conservative approach to delineate potential
effects related to vibration.

7
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2.5 Mitigation Options

In addition to providing a framework to assess the impacts of a proposed undertaking, the MCM Infosheet
#5 also provide methods to minimize or avoid impacts on cultural heritage resources. These include, but
are not limited to:

o Alternative development approaches

e [solating development and site alteration from significant built and natural features and vistas

e Design guidelines that harmonize mass, setback, setting, and materials

e Limiting height and density

e Allowing only compatible infill and additions

e Reversible alterations

e Buffer zones, site plan control, and other planning mechanisms

(Government of Ontario 2006)
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3 Historical Overview

3.1 Introduction

The Study Area is located at 825 Riverside Drive, at the southeast corner of Riverside Drive and Crawford
Avenue. Historically, the property is located on part of Lots 75 and 76 of Concession 1, Petite Cote in the
former Township of Sandwich, Essex County. To understand the historical context of the property,
resources such as primary and secondary sources, archival resources, and digital databases were
consulted.

The City of Windsor is situated on the traditional territory of the Three Fires Confederacy, which included
the Ojibwe, Potawatomi, and Odawa peoples. The lands in and around Windsor were also home to
Haudenosaunee (Iroquois), Attawandaron (Neutral), and Huron (Wyandot) peoples (City of Windsor
2022b). The Study Area falls within the limits of Treaty 2, also known as the McKee Purchase. This treaty
was signed between the Crown and various Indigenous peoples on May 19, 1790. Land included within
Treaty 2 stretches from Essex County in the west to Middlesex County and Elgin County in the east
(Ministry of Indigenous Affairs 2022).

3.2 Physiography

The Study Area is situated within the St. Clair Clay Plain physiographic region of southern Ontario. The
St. Clair Clay Plains is an extensive area of clay plains covering 5,880 square kilometres in Essex, Kent,
and Lambton counties. The region is mainly flat with little relief, lying between approximately 175 to 215
metres above sea level. The area during the glacial period was covered by Glacial Lake Whittlesey and
Lake Warren, which failed to leave deep stratified beds of sediment on the underlying clay (Chapman and
Putnam 1984: 147). The majority of the region has a history of poor drainage, which required the
installation of dredged ditches and tile underdrains to have satisfactory conditions for crop growth and
tillage (Chapman and Putnam 1984: 149).

The climate of the St. Clair Clay Plain is similar to conditions in the northern part of the United States
Corn Belt. The growing season for the St. Clair Clay Plain is prolonged due to the clay plain’s position
between Lake Erie and Lake St. Clair. The most important crops in the region are corn, soybeans, hay,
and winter wheat (Chapman and Putnam 1984: 149).

The City of Windsor is situated on the eastern shore of the Detroit River. The river serves as an
international boundary between the United States and Canada. The river has also served as an important
transportation corridor for over 1,000 years and is connected to Lake St. Clair and Lake Erie. As a result,
the City of Detroit and City of Windsor are among the many maijor cities in Canada and the United States
that have developed along the Great Lakes and their connecting river systems. The Detroit River
continues to serve as an important transportation corridor and during the 1990s nearly one third of trade
between the United States and Canada crossed the Detroit River (Canadian Heritage Rivers System
1998). In recognition of these important aspects, the Detroit River was designated a Canadian Heritage
River in 2001 (Canadian Heritage Rivers Systems 2022).

9
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3.3 Township of Sandwich/City of Windsor
3.31 18th Century Development

Initial colonial settlement along the Detroit River in present-day Windsor and Detroit is linked to French
efforts to expand the borders of New France into the Great Lakes region. The first French settlers arrived
in the Detroit-Windsor area in 1701 when the Sieur De Lamothe Cadillac and roughly 100 military and
civilian personnel established Fort Pontchartrain du Detroit on the west side of the Detroit River (Fuller
1972:6-8). Detroit was an important location for the fur trade and was also a vital communication link for
the sprawling colony of New France, which stretched from the gulf of the St. Lawrence River in the north
to the Gulf of Mexico in the south (Morrison 1954: 3-4; Burnside et al. 1983: 10-11).

Soon after the settlement of Detroit, the French began to farm the land on both banks of the Detroit River.
Settlement intensified after 1750 when the French government began to settle discharged soldiers along
the riverbanks. On the east side of the Detroit River, French farms extended from the mouth of Lake St.
Clair to just north of the River Canard (Neal 1909: 7-8). The farms along the Detroit River were laid out in
long narrow lots of 200 arpents (about 180 acres) (Neal 1909: 9). Land on the east bank of the river
became known as the Petite Cote and is the oldest European settlement in Ontario. The Study Area is
situated in lots that were formerly part of the Petite Céte. The French population of the Detroit River area
was about 500 in 1750 and by the 1760s it was the largest settlement in New France between Montreal
and New Orleans (Archives of Ontario 2015a).

France’s expansion south of Detroit into the Ohio Valley enflamed tensions with Great Britain and its
Thirteen Colonies clustered along the Atlantic seaboard, contributing to the outbreak of the Seven Years
War (1756-1763). During the war, the French surrendered Detroit to the British in 1760 (Hamil 1951: 8). In
1763 the Treaty of Paris was signed, and New France was divided between Spain and Britain, with Britain
receiving all the French land east of the Mississippi River. The governments of the Thirteen Colonies
eagerly anticipated settling this newly conquered land. Instead, to protect Indigenous alliances and
protect the fur trade, the Proclamation of 1763 prohibited settlement west of the Appalachian Mountains,
straining the relationship between Great Britain and the Thirteen Colonies (Craig 1963: 2). In 1774, the
Quebec Act expanded the borders of the Province of Quebec into the Ohio Valley and maintained French
laws and customs in the province, further antagonizing the increasingly dissatisfied Thirteen Colonies.

The discontent between Great Britain and the Thirteen Colonies culminated in the American Revolution
and the recognition of the independence of the Thirteen Colonies as the United States in 1783.
Approximately one quarter of the population of the former Thirteen Colonies were Loyalists to the British
Crown and about 50,000 people left the United States for Great Britain or other colonies, including
Canada (Craig 1963: 3). To facilitate the settlement of Canada, Governor Guy Carleton, also known as
Lord Dorchester, divided the Province of Quebec into districts, with present-day Essex County being
located in the District of Hesse (Craig 1963: 12). That same year, the Township of Sandwich was created
from land that had been previously known as the Parish L’Assumption during French rule (Neal 1909: 12).
The township was named after the English borough Sandwich in Kent County (Gardiner 1899: 347).
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In 1792, Lieutenant Governor John Graves Simcoe divided Upper Canada into 19 counties and renamed
the four districts. The Hesse District was renamed the Western District (Archives of Ontario 2015b).
Essex County was among these newly created counties and was divided into nine townships, including
Sandwich Township, where the Study Area is located. That same year, the Land Board of the Western
District was established and was tasked with surveying and allocating land in the district of which Essex
County was a part.

The Township of Sandwich was first surveyed between 1792 and 1793 by Patrick McNiff. McNiff did not
complete the full survey of the township, with additional surveys undertaken by Abraham Iredell in 1796
and 1797 and Mahlon Burwell in 1824 (Clarke 2001: 67). In 1795, the United States and Great Britain
signed Jay’s Treaty, which relinquished British control of Detroit effective in 1796. Those living on the
American side of the Detroit River had twelve months to relocate to the British side if they wished to
remain British subjects. The British laid out a town plot in Sandwich Township also called Sandwich and
relocated the civic administration for the Western District to the new town plot. As a result, the first
substantial number of British settlers began to supplement the existing French-Canadians of Sandwich
Township (City of Windsor 2022c).

3.3.2 19t Century Development

The Township of Sandwich and the Petite Cote area soon developed a reputation as prime agricultural
land (County of Essex 1992: 47). Farmers in the township supplied products to the communities in
Sandwich and Detroit (Smith 1846: 104). In 1817, the Sandwich town plot became a police village
(County of Essex 1992: 6). In 19" century Ontario, a police village could be established in a hamlet too
small for incorporation. A Police Village had an appointed Board of Police which had limited powers to
pass by-laws and maintain public order. Otherwise, a Police Village remained part of its surrounding
township (Archives of Ontario 2019).

In the 1830s, the town became an important terminal on the Underground Railroad following the British
Emancipation Act in 1833. Between 30,000 and 100,000 escaped enslaved African Americans made the
journey from the southern United States into Upper Canada by way of Sandwich, with many settling in the
town (City of Windsor 2022c). By 1830, the population of Sandwich Township had increased to 2,201
(Chewett 1831: 52). In 1834, a town plot for the hamlet of Windsor was laid out east of the Sandwich
police village (Smith 1846: 221).

The overall township, Sandwich police village, and the hamlet of Windsor continued to prosper during the
1840s and 1850s. By 1846, Windsor was noted to contain a population of 300 and had regular ferry
service to Detroit. The primary exports to the United States from Windsor during the 1840s included
wheat, flour, potash, pork, lard, fish, furs, and meat (Smith 1846: 221).

In 1853, the Great Western Railway (GWR) was constructed through the township, with the line
terminating at the hamlet of Windsor (Andreae 1997: 126). As a result, the port of Windsor became an
important cross border shipping location. To reflect this growth, Windsor was incorporated as a village in
1854. In 1858, Windsor was reincorporated as a town and the Sandwich police village was also
incorporated as a town. In 1861, the remaining parts of Sandwich Township were divided into Sandwich
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East Township and Sandwich West Township (Neal 1909: 12; Belden 1881: 7). The Study Area is located
within the borders of the former Town of Windsor.

Between 1871 and 1881 the population of Windsor increased from 4,253 to 6,561 (Dominion Bureau of
Statistics 1953). To accommodate this growth, present-day University Avenue was laid outin 1874 to
create a streetcar line (Walkerville Times 2015). The Study Area is located just north of University Avenue
and initial residential development began in this area during the late 19" century. Industrial development
also began in and around Windsor during the late 19" century because of protectionist economic policies
enacted by the government of Sir John A. MacDonald. In response, American businesses began to open
Canadian branches to bypass tariffs. Windsor and the surrounding area were a natural choice for
American investment due to their close relationship with Detroit (Brode 2017: 8). In 1892, the Town of
Windsor was reincorporated as the City of Windsor (City of Windsor 2022c).

3.3.3 20" Century Development

Development of Windsor and the surrounding area proceeded steadily in the first decades of the 20"
century, driven by an increasingly important industrial base. In 1904, Ford of Canada was founded in
nearby Walkerville. This growing community just east of Windsor had been incorporated as a town in
1890. Henry Ford intended to make Ford of Canada the principal automobile suppler in the Dominion. By
1910, Ford of Canada was building thousands of vehicles in Walkerville. General Motors and Chrysler
would also be attracted to the Windsor area (Brode 2017: 26, 43). Walkerville also contained the
Canadian Club distillery, which supplied a steady stream of whiskey to Canadian and American markets
(Brode 2017: 29). In 1913, East Windsor was incorporated to the east of Walkerville. The community
housed many Ford workers and was also known as Ford City (City of Windsor 2022d). Collectively, the
communities of Windsor, Sandwich, Walkerville, and Windsor East were known as the Border Cities (City
of Windsor 2022c).

As a result of industrial development, the early 20™ century was a period of rapid population growth for
the Border Cities. Between 1911 and 1921, the population of Windsor grew from 17,829 to 38,591
(Dominion Bureau of Statistics 1953). In 1921, the population of Windsor East was 5,870; the population
of Walkerville was 7,059; and the population of Sandwich was 4,415 (Census of Canada 1921). The
major infrastructure developments in the Border Cities during the early 20™" century were the completion
of the railway tunnel under the Detroit River in 1910, the opening of the Ambassador Bridge across the
Detroit River in 1929, and the completion of the Detroit Windsor Tunnel in 1930.

The railway tunnel was completed by the Michigan Central Railway and Grant Trunk Railway. It
eliminated the need for transporting goods by ferry between the Border Cities and Detroit, thus removing
a significant barrier to cross border commerce (Brode 2017: 35). The Ambassador Bridge was designed
to span a narrow part of the Detroit River in Sandwich and was required to be tall enough to not impede
shipping on the river (Brode 2017: 130; City of Windsor 2022c). The completion of the bridge further
strengthened investment and trade links between the Border Cities and Detroit (City of Windsor 2022c).
The Detroit Windsor Tunnel provided automotive traffic a second route between Detroit and Windsor and
was financially backed by a group of Detroit bankers (Detroit Windsor Tunnel 2022).
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However, the Great Depression had a significant negative impact on Windsor and the surrounding area.
The Border Cities were hit particularly hard as they relied heavily on close links with the United States. In
1930, to protect American businesses and jobs, a series of protective policies were enacted which
resulted in tariffs and the restricted the ability for Canadians to easily work in the United States. As a
result, thousands of workers were laid off. At the height of the depression, one third of workers in the
Border Cities were unemployed (Brode 2017: 149; City of Windsor 2022c). This mass unemployment
strained the four municipalities of the Border Cities and the provincial government. In 1935, legislation
passed which amalgamated Sandwich, East Windsor, and Walkerville into the City of Windsor (City of
Windsor 2022c).

Economic prospects in the City of Windsor brightened after amalgamation and were bolstered by the start
of the Second World War in 1939. The industries of Windsor transitioned to military production to supply
the war effort. By 1941, over 75,000 military vehicles had been manufactured in Windsor (Brode 2017:
199). As a result of population growth and amalgamation, the population of Windsor was recorded as
105,311 in 1941 (Dominion Bureau of Statistics 1953).

In the postwar period, the rapid growth Windsor experienced during the first half of the 20" century
ended. Between 1951 and 1961, the population of Windsor slightly decreased from 120,049 to 114,367
(Dominion Bureau of Statistics 1953; 1962). Instead of settling within city limits, many new families in the
postwar period were attracted to developments outside city limits (City of Windsor 2022c¢). In addition, the
importance of the automotive industry waned as employment in the sector dropped by nearly half
between 1953 and 1962 (Kulisek 2012). In 1965, the importance of the automotive industry was
revitalized when the Canada-United States Automotive Products Agreement was ratified. As a result,
Canada increased its share in the auto industry supply chain to ten percent. This was double the pre-
1965 amount (Canadian Museum of History 2017).

In 1966, the City of Windsor annexed many of the suburbanized areas of Sandwich East and Sandwich
West Township and annexed the Town of Ojibway and Town of Riverside (City of Windsor 2022d). As a
result of annexation and renewed growth, the population of Windsor increased from 192,544 in 1966 to
203,300 in 1971 (Statistics Canada 1971). Between 1973 and 1983, the E.C. Row Expressway was built
through Windsor to connect the newly enlarged City (City of Windsor 2022e).

During the mid-20™ century, the industrial character of the Detroit River waterfront began to change when
the City began efforts to acquire all lands north of Riverside Drive to accommodate the opening of a park
along the riverfront. By 1970, nearly all the land north of Riverside Drive between the Ambassador Bridge
and Ouellette Avenue had been acquired by the City and developed into a passive use park providing
access to the waterfront (City of Windsor 2016). The Study Area is located just south of this parkland.

Similar to neighbouring Detroit, the City of Windsor experienced population decline in the late 20"
century. Between 1970 and 1990, the population of the City fell 8.5% to about 191,000 (City of Windsor
2016). In the early 2000s, the importance of the automotive industry declined when General Motors
closed the Windsor Transmission Plant. However, Windsor continues to be an important manufacturing
centre and Ford and Chrysler continue to operate and invest in the City (Kulisek 2012). Windsor’s
population entered into a period of renewed growth in the early 215t century and increased from 208,402
in 2001 to 287,069 in 2021 (Statistics Canada 2011;2022).
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3.4  Property History

The Study Area is located at the municipal address 825 Riverside Drive West, Windsor, Ontario. Prior to
1955, Riverside Drive was known as Sandwich Street West. The Study Area is located within the Old
Town Neighbourhood. This neighbourhood grew around a streetcar line built along University Avenue in
1874 (Walkerville Times 2015). In 1887, the ownership of the streetcar railway was assumed by the
Sandwich, Windsor and Amherstburg Railway. In 1891, the company built a powerhouse for the railway in
the Study Area. The Powerhouse also sold surplus electricity to the surrounding area (Walkerville Times
2015). The Study Area was also occupied by the Canadian Salt Company Limited as early as 1905
(Union Publishing 1905). This company is presently known as Windsor Salt. Immediately east of the
Study Area was the terminus of the Canadian Pacific Railway London Division, which was completed in
phases from Toronto to Windsor between 1874 and 1890 (Kennedy 2021).

During the early 20th century, the riverfront was predominantly industrial in character and had a
reputation as grimy area that emitted thick smog from the various trains, ferries, and factories that were
clustered along the waterfront (Brode 2017: 16). By 1911, the Canadian Salt Company operated
storehouses and a laboratory within the Study Area and the Sandwich, Windsor & Amherstburg Railway
Powerhouse continued to operate (Union Publishing 1911). Fire insurance mapping from 1924 shows the
layout of the Study Area during the 1920s (Figure 3). Between 1928 and 1929, the Powerhouse was
closed (Vernon Directories 1928). The Canadian Salt Company remained only a short while afterwards
and ended operation in the Study Area by 1930 (Vernon Directories 1930). Based on city directories, the
Study Area remained vacant through 1952 (Acme Directory Company 1953). Topographic mapping from
1939 shows no structures present in the Study Area (Figure 4).

In 1953, the television and radio station CKLW began construction of a new broadcast facility at 825
Riverside Drive. The history of CKLW began in 1932 when a group of Windsor businessmen founded
Western Ontario Broadcasting Company Limited. The company began operation of an amplitude
modulation (AM) radio station with the callsign CKOK. The next year, the name of the radio station was
changed to CKLW when the London Free Press entered a business partnership with the radio station.
The radio station call sign contains CK, which is a standard prefix assigned to some Canadian radio
stations, and LW for London and Windsor. The radio station was originally part of the Columbia
Broadcasting System (CBS). In 1934, the London Free Press ended its affiliation with CKLW. However,
the station retained the callsign CKLW. In 1935, CKLW ended its affiliation with CBS and became part of
the Mutual Broadcast System (MBS). In 1936, CKLW also joined the new Canadian Broadcasting
Corporation (CBC) and was affiliated with both organizations (Canadian Communications Foundation
2022). CKLW was part of the broader Detroit-Windsor radio market and by 1948 Detroit and Windsor
were served by eight AM stations. During the 1940s, CKLW operated offices in both Detroit and Windsor,
carried both American and Canadian content and was described as “truly an international affair”
(Broadcasting Newsweekly 1949).

In 1949, Western Ontario Broadcasting applied to CBC for a license to operate a television station. The
application was supported by the Windsor Chamber of Commerce, but final approval would need to be
granted by the CBC Board of Governors. The board reviewed the application in 1953 and initially had

concerns that content on the new station would be dominated by American programming. The Board of
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Governors noted that CKLW-AM was found to contain 85% American programming. General Manager of
CKLW J.E. Campeau assured the board that CKLW-TV would contain a significant amount of Canadian
content (Canadian Communications Foundation 2022). The CBC Board of Governors approved the
application and ground was broken on the new facility at 825 Riverside Drive West on December 16,
1953. The ground-breaking ceremony included dignitaries from Detroit and Windsor to stress the unique
position of Windsor as a cross border city. J.E. Campeau anticipated CKLW-TV would be on the air by
July 1954 and would be the first Canadian TV station to operate at full power, with a broadcasting range
of 65 miles (104 kilometres) (Globe and Mail 1953) (Figure 5). The location along the Detroit Riverfront
was chosen as part of the City’s plan to improve and beautify the waterfront area (Windsor Star 1954a).
The television industry was expanding rapidly in Canada and the United States during the early 1950s.
Prior to 1952, Canada contained no television stations and watchers in border regions tuned their sets to
American stations. Between 1952 and 1953, television stations were opened in Toronto, Montreal,
Ottawa, Sudbury, London, and Vancouver. By 1954, Canadians owned one million television sets
(Canadian Museum of History No Date [n.d]; Archives of Ontario 2022).

Construction of the CKLW facility took slightly longer than anticipated and the television station was
completed in September 1954 (Plate 1). The total cost of the CKLW facility was $1.5 million. At the time of
completion, the equipment used at CKLW-TV was considered cutting edge. One of the most important
pieces of equipment was a Houston-Fearles film processor, which allowed film to be processed and made
ready for television in minutes. This type of rapid processing was essential for reporting time sensitive
local news (Windsor Star 1954a). The completed CKLW facility included a 650-foot-tall broadcast tower
(also known as a wave stack), which was the tallest such tower in the United States and Canada upon
completion. The tower was designed and completed by the Canadian Bridge Company Limited of
Windsor. The electrical equipment powering the broadcast tower was designed by R.C.A. Canada
(Windsor Star 1954b). Topographic mapping from 1962 notes the location and height of the tower (Figure
6). With a signal strength of 325,000 watts, the television station signal was designed to be the most
powerful in Canada or the United States. A staff of 50 people was required to operate the television
station. The facility was also designed to house CKLW-AM. The building architect was William J. Carter,
who also served as the station’s director of engineering. The contractors retained for general construction
were Woodall Construction Limited of Windsor. Tile work was completed by Colautti Brothers Limited of
Windsor, plumbing work was completed by Windsor Plumbing and Heating, landscaping by Scott
Nurseries of Kingsville, and electrical engineering was completed by Johnson-Turner of Windsor (Windsor
Star 1954a).
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Plate 1 CKLW upon completion, 1954 (Windsor Star 1954b)

William J. Carter was born in Windsor in 1897. He studied engineering and architecture in Detroit and
articled and worked at the firm of Pennington and Boyde in Windsor. Carter also became involved with
the new field of radio in the 1920s and served as a radio inspector for the Dominion government. In 1932,
he ended his architecture career and became the chief engineer of CKLW (International Metropolis 2022;
Ontario Association of Architects n.d.). In 1957, he left CKLW and partnered with his former colleague
J.C. Pennington to form the architecture firm Pennington-Carter. After the death of Pennington in 1963,
Carter formed a partnership with William Fraser and the two designed civic structures in Windsor,
including buildings on the University of Windsor campus and health care facilities. Carter died in 1971
(Biographical Dictionary of Architects in Canada 2022). Within Windsor, Carter is recognized for his
modernist design of the University of Windsor Library. The library was designed by Pennington and
Carter in 1957 and opened in 1959 (University of Windsor 2013).

CKLW-TV began broadcasting on September 16, 1954. The opening ceremony was presided over by
local dignitaries from Windsor and Detroit as well as other Canadian and American officials. The first
broadcast of CKLW-TV was a dedication prayer by M.C. Davies, an Anglican reverend and provincial
Member of Parliament. Following the dedication, the television station began its regularly scheduled
programming, which included shows from the DuMont Network and 12 hours a week of CBC
programming (Windsor Star 1954b). The DuMont Network was a short-lived network that produced
thousands of hours of early television programming that was distributed to 150 network affiliates. The
network pioneered the development of children’s programming, television soap opera, and the telecast of
sporting events. Today, the most widely recognized DuMont program is “The Honeymooners.” In 1956,
DuMont folded when sales of their DuMont television sets waned (New York Times 1984). CKLW-TV also
had inhouse studios that produced Windsor’s first local television programming. Sets produced for local
programs included a living room, fireside, kitchen, and news set (Windsor Star 1954a).

In 1956, Western Ontario Broadcasting proposed the sale of one third of its shares to Radio-Keith-
Orpheum (RKO), an American entertainment company. The CBC Board of Governors had to approve any
deal and was initially skeptical. However, the board approved it on the condition that no further shares of
Western Ontario Broadcasting be transferred out of Canadian control. In addition, the Board called for
policies that limited foreign ownership shares of broadcasters to 20%. The board pointedly noted that the
United States maintained a similar law (Globe and Mail 1956). RKO operated numerous television
stations in the United States, including in New York City and Los Angeles. RKO Stations operated as
independent stations and were not affiliated with the main American broadcasters ABC, NBC, and CBS
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(Yale Law Journal 1973; Audio Visual Identity Database 2022). By the early 1960s, RKO had acquired a
100% stake in CKLW (Canadian Communications Foundation 2022).

Under RKO ownership, CKLW-TV catered to the larger Detroit market. In addition, many Windsor
television viewers preferred American television stations. During the 1960s, about 80% of Windsor
residents watched an American television station (Globe and Mail 1974a). Therefore, RKO had little
commercial interest in airing CBC programming and only aired the required minimum. In 1963, CKLW-TV
aired a mix of sports, feature films, and mid-evening programming from CBC, including “CBC Playhouse.”
The channel had several prominent advertisers including Mr. Clean, Clorox, Viceroy Cigarettes, General
Mills, and Phillip Morris (CKLW 1963).

During the 1960s, CKLW-AM grew to become one of the most popular radio stations in the United States.
In 1959, CKLW-AM switched to a rock and roll format and pioneered the use of short playlists of popular
music. In addition, CKLW-AM benefitted from its proximity to Detroit's Motown scene. The fast pace of the
disc jockeys and limited commercial blocks allowed the station to play up to 18 songs per hour, in
contrast to other Detroit stations which averaged 13 songs per hour. By 1970, the audience of CKLW-AM
was only surpassed by WABC-AM in New York City. Like CKLW-TV, the radio station catered to the
Detroit market and reported Detroit news and advertised American products (TVO 2020; Curran 2020).

Between 1964 and 1967, the north and south facades of 825 Riverside Drive were modified to their
present appearance, including the used of green coloured glazed brick and construction of the breezeway
(Plate 2). These additions were designed by the architect William J. Hilliker of Windsor (Windsor Public
Library 1964; Kryger 2020). He designed numerous mid-century structures in Windsor including an office
building at 880 Ouellette Avenue, buildings at St. Clair College, and the provincial health lab on Huron
Church (International Metropolis 2010).

Plate 2 CKLW following completion of Hilliker’s addition (Kryger 2020)

By the late 1960s, the Canadian government was increasingly concerned with the cultural and
commercial influence of the United States. In 1969, legislation was passed that barred the ownership of
radio and television stations by foreign companies. The legislation also required the repatriation of
currently owned assets. As a result, RKO was forced to sell CKLW. Local politicians, citizens groups, and
the Windsor Star advocated for CKLW to be purchased by CBC. The Canadian Radio-Television and
Telecommunications Commission (CRTC) asked CBC to purchase CKLW. However, CBC lacked the

.
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funds to purchase the operation. CBC also lacked the ability to raise money to purchase CKLW because
its budget remained frozen by the federal government. To complete the deal, CBC entered into a
partnership with Baton Broadcasting to purchase CKLW. Baton was owned by John Bassett, a well-
known Toronto businessman. The CRTC placed a condition that CKLW would be fully acquired by CBC
within five years of the deal. During this interim period, CKLW-TV would air content from both CBC and
CTV (Globe and Mail 1974a).

In 1971, the CRTC adopted rules that required television stations to air at least 60% Canadian content
and radio stations were required to air at least 25% Canadian content (CRTC 2022). In 1972, CKLW’s
radio operations departed from 825 Riverside Drive West and relocated to 1640 Ouellette Avenue
(Canadian Communications Foundation 2022). Under the joint ownership of CBC and Baton
Broadcasting, CKLW-TV switched to an entirely Canadian primetime lineup of CBC and CTV
programming. However, some critics believed that the station still catered to American viewers. Many ads
even contained the disclaimer “Not available in Ontario”. By the fall of 1973, CKLW-TV was ranked
behind ABC, NBC, and CBS Detroit affiliates in viewership. While promoters of Canadian content had
hoped that CKLW-TV would be a window into the world of Canadian programming for American viewers,
the ratings proved otherwise. The most popular program on CKLW-TV with Detroit viewers during this
time were re-runs of Tarzan movies (Globe and Mail 1974b). In 1975, CBC completed the acquisition of
CKLW-TV and changed the callsign and branding of the station to CBET-TV. In addition, changes to
CRTC content requirements curtailed American advertising on the station (Canadian Communications
Foundation 2022).

While most CBC network stations usually aired some American content, CBET-TV encountered difficulty
because of the overlap with the Detroit market. Therefore, many American shows could not be shown by
CBET-TV. As a result, CBET-TV had a higher percentage of Canadian content than other CBC stations
(Globe and Mail 1986). Instead of showing American programming, prime-time CTV shows were aired on
CBET-TV (Globe and Mail 1976). This predominantly Canadian programming also attracted an American
audience. During the 1980s, television shows on CBET-TV such as “The Nature of Things” and “The Fifth
Estate” attracted about one million American viewers (Globe and Mail 1986).

During the 1980s, CBET-TV was also mandated to provide 11 hours of local programming a week, mostly
in the form of local news. This newscast was popular in Windsor and considerable controversy arose in
1990 when CBC laid off 87 employees at CBET-TV and reduced the newscast to a Toronto based
operation. This reduction was part of a wider budget cut at CBC that slashed over $100 million in
spending and reduced the overall workforce by 1,100. In response, the City of Windsor sued CBC to
resume local news production. The City of Windsor maintained that CBC was in breach of their license
agreement to provide local coverage (Globe and Mail 1991). In 1994, CBC agreed to restore a local
newscast in Windsor and spend $1.5 million to launch a new nightly show (Globe and Mail 1994).

In 2014, CBC sold 825 Riverside Drive and signed a 10-year lease with the new property owner. CBC
stated the sale of the property was in line with its new business strategy and a spokesperson for CBC
noted “We are not in the real estate business... we want to transfer the risk of being an owner to the
advantages of being scalable when you’re a tenant” (Windsor Star 2014). The present broadcast tower
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was modified by CBC in the late 20™ or early 215t century. Current CBC records indicate that the tower is
360 feet in height (CBC 2022).

3.4.1

Key Findings

Prior to its use by CKLW and CBC, the Study Area contained a powerhouse for the street railway
system and facilities used by the Canadian Salt Company (present day Windsor Salt).

Between 1930 and 1952 the Study Area was vacant.

In 1953, Western Ontario Broadcasting purchased the property to build a new broadcast facility.
The company had operated CKLW-AM since 1932 and had received approval to begin television
broadcasting. The new facility would broadcast both the radio and television stations.

CKLW-TV began broadcasting in September 1954 and aired a mix of American programing,
feature films, and CBC programming. The television signal strength was the highest in North
America upon completion.

The building was designed by the architect William J. Carter of Windsor. Carter also served as
chief engineer of CKLW.

In 1956, CKLW was partially sold to RKO, which owned several television stations in the United
States. Under RKO ownership, CKLW-TV catered to the Detroit market and aired a minimum of
CBC programming. CKLW-AM grew to become one of the most popular radio stations in the
United States by focussing on broadcasting top hits with minimal commercials and talk.

Between 1964 and 1967, the structure at 825 Riverside Drive was modified when the glazed brick
breezeway and north fagade were added. This addition was completed by the architect William J.
Hilliker.

In 1969, the Canadian government passed legislation that required RKO to sell its Canadian
assets. CKLW was bought by Baton Broadcasting and CBC. As per the purchase agreement,
Baton would transfer CKLW-TV to CBC in five years. In 1972, CKLW radio operations moved out
of 825 Riverside Drive.

In 1975, CBC completed the acquisition of CKLW-TV and the callsign was changed to CBET-TV.

In 2014, CBC sold 825 Riverside Drive and signed a ten-year rental lease.
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4 Site Description

4.1 Introduction

A site visit of the Study Area was undertaken on December 1, 2022, by Frank Smith, Cultural Heritage
Specialist. The weather conditions were seasonably cold and sunny. The site visit consisted of a visual
inspection of the interior of the building and exterior of the property. Stantec staff were accompanied on
premises by Robert Ducharme of BGIS Facility Management. Photographs were taken on a Nikon D5300
at a resolution of 300 dots per inch and 6000 by 4000 pixels. The property contains a two-storey
structure, broadcast tower, and landscaped grounds.

4.2 Landscape Setting

The Study Area is located at the southeast corner of Riverside Drive West and Crawford Avenue.
Riverside Drive is a two-lane roadway paved in asphalt with concrete curbs, no shoulders, and no on
street parking. Within and adjacent to the Study Area, Riverside Drive contains a concrete sidewalk with
no dividing median on the south side of the roadway and a concrete sidewalk which ends at the
intersection of Crawford Avenue and Riverside Drive West on the north side of the roadway. The roadway
is lined with freestanding streetlighting with LED luminaires (Photo 1 and Photo 2). Within and adjacent to
the Study Area, Riverside Drive West offers unimpeded views of the Detroit River and downtown Detroit
(Photo 3). The Ambassador Bridge is also visible when looking west along Riverside Drive West (Photo
4). Along the south side of Riverside Drive, the streetscape is primarily medium to high density residential.
The streetscape of the south side of Riverside Avenue also includes a broadcast tower located to the east
of the Study Area (Photo 5).

Crawford Avenue is a two-lane roadway paved in asphalt with no shoulders and on street parking along
the west side of the roadway. Both sides of Crawford Avenue contain concrete curbs and sidewalks with
no dividing median. The west side of Crawford Avenue is lined with freestanding streetlighting with LED
luminaires (Photo 6). The streetscape along Crawford Avenue is generally residential and includes
medium density residential buildings adjacent to the Study Area. South of the Study Area, Crawford
Avenue primarily contains detached late 19™ to mid-20™" century residences (Photo 7).

The Study Area is also adjacent to Salter Avenue and the former Canadian Pacific Railway right-of-way.
This area contains an area of naturalized vegetation and slopes downwards towards the former trackage.
The railway trackage has since been removed and is presently a gravel trail (Photo 8). A railway
underpass remains and brings traffic on Riverside Drive West over the former trackage (Photo 9). Salter
Avenue is a two-lane asphalt paved roadway that terminates near a parking lot within the Study Area.
However, the Study Area is not accessible via Salter Avenue. The west side of the roadway is lined with
late 19" to early 20" century residences and surface parking and the east side is adjacent to the
Canadian Pacific Railway right-of-way (Photo 10).
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The Study Area is accessed via a horseshoe shaped driveway located off Crawford Avenue (Photo 11
and Photo 12). The north driveway passes under a breezeway which connects to the front (west) facade
of the structure (Photo 13). The driveway leads to employee and visitor asphalt parking lots to the west
and south of the structure (Photo 14 and Photo 15). Located between the south parking lot and the
structure is a broadcast tower and broadcast equipment. The broadcast tower is anchored in a concrete
pad and is tethered to the ground by cables anchored in concrete pads (Photo 16 to Photo 18).

To the north and northwest of the structure is a large expanse of lawn along Riverside Drive West and
Crawford Avenue. The lawn contains intermediate deciduous and coniferous tree plantings (Photo 19 and
Photo 20). A metal fence separates the lawn from Riverside Drive West (Photo 21). To the south of the
fence are three flagpoles surrounded by small shrubs (Photo 22). The north fagade of the structure, part
of the west fagade, and the breezeway are landscaped with foundation plantings. These foundation
plantings are a mix of coniferous shrubs including yew, cedar, juniper, and pine (Photo 23). Between the
breezeway and west fagade is a circular shaped garden bed landscaped with a small deciduous tree and
various coniferous shrubs including yew, pine, and juniper (Photo 24).
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Photo 1: Riverside Drive West, looking east Photo 2: Riverside Drive West, looking west

Photo 3: Detroit skyline, looking north Photo 4: Ambassador Bridge, looking west
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Photo 5: High density residential and base of Photo 6: Crawford Avenue, looking south
broadcast tower, looking east

Photo 7: Crawford Avenue, looking south at Photo 8: Former Canadian Pacific Railway
residences right-of-way, looking south

Photo 9: Canadian Pacific Railway Underpass, Photo 10: Salter Avenue, looking south
looking east
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Photo 11: North driveway, looking east Photo 12: South driveway, looking east

Photo 13: Driveway as it passes under Photo 14: South parking lot, looking east
breezeway, looking east

Photo 15: West parking lot, looking north Photo 16: Broadcast tower, looking east
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Photo 17: Tower base and equipment, looking Photo 18: Representative tether anchored in
west concrete, looking east

Photo 19: Lawn, looking east Photo 20: Lawn and trees, looking north

Photo 21: Metal fence, looking east Photo 22: Flag poles, looking east
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Photo 23: North fagade foundation plantings, Photo 24: Garden area, looking north
looking west

4.3 Exterior

The structure at 825 Riverside Drive West is a two-storey structure with a flat roof with a buff brick
chimney. With the exception of the northwest corner, the exterior of the west fagcade is buff brick laid in a
common bond (Photo 25 and Photo 26). The main entrance is located at the northwest corner of the
facade and is connected to an L-shaped breezeway that leads to the parking lot and north part of the
driveway (Photo 27 and Photo 28). The breezeway is supported by concrete block columns with a veneer
of green coloured glazed bricks (Photo 29). The breezeway ceiling is poured concrete and contains
recessed lighting (Photo 30). The glazed brick continues to the north edge of the main entrance. The
main entrance is located just south of the breezeway and consists of a single glass and metal door (Photo
31). It is possible that the doorway has been moved and the original entrance has been replaced by the
present-day fixed window with metal sashes (Photo 32). To the south of the main entrance is the main
part of the west facade, which contains a buff brick section with metal roof flashing (Photo 33). This
section contains three secondary entrances. The northerly entrance may have been a former loading bay
and is flanked by stucco and concrete. This entrance contains three metal doors, including two metal
doors which are exit only. To the south of these doors are a fixed window with a concrete sill, secondary
entrance with a metal door, and two pane fixed window with a concrete sill (Photo 34). Views of the
second storey of the west fagade are partially obscured, but the fagade contains two window openings
and a door to the roof.

The north facade is clad in green coloured glazed brick. The north fagade consists of 11 bays (Photo 35).
The bays are delineated by U-shaped glazed brick exterior walls with recessed lighting (Photo 36 and
Photo 37). Between the glazed brick walls are fixed windows with metal sashes and concrete sills. The
centre windows are three panes and the windows at the east and west edges are single pane. Above the
brick wall and windows is a horizontal band of metal flashing (Photo 38). A CBC/Radio Canada logo is
located at the southwest corner (Photo 39). The second storey of the north fagade is obscured by HVAC
ducts.
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The east fagade consists of a northeast corner clad in glazed brick and a buff brick main section. The
northeast corner consists of five bays delineated by U-shaped glazed brick walls. Bays with no windows
contain recessed lighting fixtures. Two bays contain single pane fixed glass windows with metal sashes
and concrete sills. The most southerly bay contains a metal exit only door and concrete stoop (Photo 40).
The main section of the east fagade has a buff brick exterior, concrete roof flashing, and twelve fixed
windows with concrete sills (Photo 41). The second storey of the east fagade contains two window
openings with fixed windows and concrete sills and has concrete roof flashing (Photo 42).

The south fagade has a buff brick exterior and concrete and metal roof flashing (Photo 43). The second
storey contains five window openings with fixed windows with concrete sills and two metal grates (Photo
44). The first storey contains four secondary entrances with metal doors, three metal grates, and four
fixed windows with concrete sills. Various duct work and conduits are connected to the south fagade and
run to various electrical equipment, satellites, and the broadcast tower (Photo 45 and Photo 46).

A=l
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Photo 25: Front (west) fagade, looking east Photo 26: Brick details of west fagade, looking
east
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Photo 28: Breezeway, looking east towards
north main entrance

Photo 29: Breezeway column details, looking Photo 30: Breezeway ceiling, looking north
east

Photo 31: Main entrance, looking east Photo 32: Fixed metal window, looking east
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Photo 33: South section of west fagade, Photo 34: Secondary entrance and windows,
looking east looking east

Photo 35: North fagade, looking south Photo 36: Representative details of bay on
north fagade, looking south

Photo 37: Recessed lighting fixture, looking Photo 38: Window details and metal flashing,
south looking south
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Photo 40: Northeast corner of east fagade,
looking north

Photo 41: East fagade, looking north Photo 42: East fagade second storey, looking
north

Photo 43: South fagade, looking north Photo 44: Second storey of south fagade,
looking north
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Photo 45: West side of south fagade, looking Photo 46: East side of south fagade, looking
north north

44 Interior

The interior of 825 Riverside Drive West consists of a first storey, second storey, and basement. Only part
of the first storey is currently occupied, and the second storey is unoccupied. The basement is used for
storage and contains utilities.

The first storey contains a lobby, studios, control rooms, editing rooms, utility rooms, loading dock,
security room, and office space. The main entrance leads to a lobby area that is partially screened from
the studio by a wood partition. The lobby area contains an exposed metal ceiling that is supported by
metal trusses. This area is illuminated by track lighting and two large circular light fixtures. The walls are
drywall, and the flooring is carpet squares (Photo 47 and Photo 48). To the east of the lobby is the studio
office spaces. The studio office spaces consist of English language and French language areas and
contain drop tile ceilings with fluorescent lighting, drywall walls, and carpet squares (Photo 49 and Photo
50). To the south of the office space is a kitchenette. The kitchenette contains a drop tile ceiling with
fluorescent lighting, drywall wall, and laminate floor. The kitchen counters, cabinets, and appliances are
modern (Photo 51). East of the office space is the local newscast studio. The newscast studio contains an
exposed metal ceiling with fluorescent lighting and professional grade studio lighting. The walls are
drywall, and the floors are laminate (Photo 52).

To the south of the studio offices and newscast studio is a series of interconnected hallways that connect
to the remaining rooms on the first storey. The hallways contain drop tile ceilings, a mix of concrete block
and drywall walls, and vinyl tile flooring (Photo 53 and Photo 54). Studio B is accessed along this hallway
and contains a drop tile ceiling, drywall wall, glass partitions between the hallway and studio B control
room, and laminate flooring. Studio B is used for radio broadcasting (Photo 55). The Studio B control
room is located just south of Studio B and contains a drop tile ceiling, drywall wall, glass partitions
between the hallway and studio B control room, and laminate flooring (Photo 56). To the southwest of
Studio B is the loading dock and security office. The loading dock contains a set of metal doors leading
the parking lot along the west fagade. The room has an exposed ceiling with fluorescent lighting, drywall
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wall, and concrete floor (Photo 57). The security office is located adjacent to the loading dock. This room
contains a drop tile ceiling, drywall wall, and vinyl tile floor (Photo 58).

To the south of the loading dock is a studio which is not currently in use. This room has a drop tile ceiling,
drywall wall, and carpeted floor (Photo 59). South of this studio is a series of editing rooms and storage
rooms. These rooms have drop tile ceiling with fluorescent lighting and track lighting, drywall walls, and
carpeted floors (Photo 60 and Photo 61). To the east of the loading dock is the server room, IT work
room, and transmission room. The server room contains a drywall and exposed ceiling, concrete block
wall, and vinyl tile floor (Photo 62). The IT work room contains a drop tile ceiling, drywall wall, and vinyl
tile floor (Photo 63). The transmission room contains an exposed ceiling, drywall and concrete block wall,
and vinyl tile floor (Photo 64). To the east of the server room are a series of storage rooms, including two
tape storage rooms. These rooms contain drop tile ceiling, a mix of concrete block and drywall walls, and
a mix of carpeted flooring and vinyl tile flooring (Photo 65 and Photo 66).

East of these rooms, the remainder of the first storey is unoccupied. The unoccupied area contains a
hallway with a drop tile ceiling and fluorescent lighting, drywall wall, and carpeted floor (Photo 67).
Unused washrooms in this area contain terrazzo flooring (Photo 68). The hallway terminates at a large
office space with a drop tile ceiling with fluorescent lighting, drywall wall, and carpeted floor (Photo 69).
This room is connected to a smaller office. The north side of the hallway is adjacent to an unused studio
and control room. This unused studio is the largest studio space in the building and contains a ceiling with
acoustic panels, recessed lighting, fluorescent lighting, drywall walls, and a glass partition between the
studio and control room. The flooring is carpet and parquet (Photo 70 and Photo 71). The control room is
located just west of the studio. All equipment has been removed from the control room (Photo 72). An
incandescent On Air/Off Air light remains adjacent to the control room door (Photo 73).

The second floor is accessed by two staircases. The stairs are coated in non-slip rubber and contain
metal bannisters and railings (Photo 74). The second floor consists of a washroom, janitorial closet, and
office space. The entire floor is unoccupied. The washroom contains terrazzo flooring (Photo 75). The
second storey offices contain drop tile ceilings, a mix of wallpapered and drywall walls, and carpeting
(Photo 76 and Photo 77).

The basement is accessed by three staircases. The basement contains utility rooms, storage rooms, a
break room, and a maintenance room. The rooms are connected by a hallway with a concrete ceiling,
concrete block walls, and vinyl tile flooring (Photo 78 and Photo 79). The boiler room contains a fire door
that was manufactured by Richards-Wilcox of Winnipeg, London, and Montreal (Photo 80). The break
room contains a drop tile ceiling, concrete block walls, a mid-20™" century stove and oven top, and modern
counters and cabinets. The flooring is vinyl tile (Photo 81). The maintenance room contains an exposed
ceiling, drywall and concrete block wall, and work benches and storage. Hanging on the walls of this room
are several circa 1970s to 1980s signs for CBC Radio (Photo 82).
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Photo 47: Lobby area, looking east Photo 48: Lobby ceiling, looking east

Photo 51: Kitchenette, looking southeast Photo 52: Newscast studio, looking east

.
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Photo 53: Hallway, looking south Photo 54: Hallway, looking east
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Photo 55: Studio B, looking west Photo 56: Studio B control room, looking
north

Photo 57: Loading dock, looking west Photo 58: Security office, looking west
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Photo 59: Studio not in service, looking north Photo 60: Editing room, looking east

Photo 63: IT work room, looking south Photo 64: Transmission room, looking east
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Photo 65: Storage room, representative photo = Photo 66: Tape storage room, looking east

Photo 67: Hallway towards unoccupied area, Photo 68: Terrazzo washroom flooring,
looking east representative photo

Photo 69: Unused office area, looking east Photo 70: Ceiling with acoustic panels,
looking west
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Photo 73: On Air/Off Air light, looking west Photo 74: Representative staircase photo

Photo 75: Terrazzo flooring in second storey Photo 76: Representative second storey office,
washroom, looking south looking west
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Photo 77: Representative second storey office, Photo 78: Basement hallway, looking east
looking east

Photo 79: Representative basement storage Photo 80: Richards-Wilcox door, looking south
room

Photo 81: Breakroom, looking west Photo 82: Maintenance room, looking east
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4.5 Old Town Neighbourhood

The Study Area is within to the Old Town Neighbourhood, identified within the Downtown Windsor
Engagement Strategy and Community Improvement Plan (City of Windsor 2017). The Old Town
Neighbourhood has a mixed character and contains a mix of surface parking lots, civic buildings, low to
high density residential buildings, and commercial structures. The north boundary of the neighbourhood is
Riverside Drive West, the west boundary is Crawford Street, the south boundary is University Avenue
West, and the east boundary is Bruce Avenue (City of Windsor 2017: 124).

This section of the Old Town Neighbourhood on Riverside Drive contains the highest density residential
structures including the Dieppe Tower and the Water Park Place Condominiums (see Photo 5 in
Landscape Context section). The remainder of the Old Town Neighbourhood along Riverside Drive West
consists of vacant lots and the Study Area. This section of the Old Town Neighbourhood contains access
to the riverfront trail and offers scenic views of the Detroit skyline and Detroit River (see Photo 3 in
Landscape Context section).

The western edge of the Old Town Neighbourhood contains Salter Avenue and Crawford Avenue. This
section is visually and physically separated from the eastern section by the former right of way of the
Canadian Pacific Railway (see Photo 8 in Landscape Context section). As a result, motorists and
pedestrians are required to cross bridges at Riverside Drive West and University Avenue West to cross
into the western section of the Old Town Neighbourhood. Salter Avenue is a mix of commercial and
residential use while Crawford Avenue is residential with the exception of part of the Study Area. The
residences in this area consist of detached structures mostly dating to the late 19 to early 20" century
with some modern infill (see Photo 6 and Photo 7 in Landscape Context section).
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5 Comparative Analysis

The Windsor Municipal Heritage Register contains approximately 1,245 listed or designated heritage
properties. The property at 825 Riverside Drive is listed as “CBC Radio-Canada TV/Radio”, a
contemporary structure built in 1954 and it noted for its use of glazed brick. The Windsor Municipal
Heritage Register contains a total of 48 properties that have a date of construction between 1950 and
1959. Heritage resources constructed during this timeframe account for approximately 3.8% of all
properties on the heritage register. A total of 31 properties on the register have an architectural style
described as contemporary. This accounts for approximately 2.4% of all properties on the heritage
register. No other properties on the register are identified as being associated with radio or television
broadcasting. Therefore, the property at 825 Riverside Drive is a rare mid-20" century broadcasting
facility.
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6 Evaluation

6.1 Introduction

The criteria for determining CHVI is defined by Ontario Regulation 9/06 (O. Reg. 9/06). If a property
meets one or more of the criteria it is determined to contain, or represent, a cultural heritage resource. A
summary statement of cultural heritage value will be prepared and a list of heritage attributes which
define the CHVI identified. The evaluation of 825 Riverside Drive West according to O. Reg. 9/06 is
provided below.

6.2 Design or Physical Value

The structure at 825 Riverside Drive West has design value as a rare example of a mid-20" century
broadcast facility and as a representative modernist structure with International design elements. Based
on historical research and a review of the City Heritage Register, no other examples of television
broadcast facilities dating to the mid-20'" century are present within the City.

Architecturally, the structure at 825 Riverside Drive is a representative modernist structure with
International design elements. The International design elements were added between 1964 and 1967
when the north fagade was modified. While the building includes two distinct sections with differing
architectural elements, both sections are firmly rooted in modernist design. The modernist design style
began in Europe and was based around the principal of rejecting historical or classical design elements.
This style of architecture achieved mainstream popularity in the decades following the Second World War
as Europe was rebuilt and North America experienced a population broom. Modernist design elements of
825 Riverside Drive include the simple cubist design with a lack of ornamentation, flat roof, and the
smooth brick exterior with small windows. International design elements of the north fagade include the
vertical emphasis created by the repeating use of prominent U-shaped columns that are illuminated at
night and the use of multi-pane steel sash windows. The placement of the windowpanes on a horizontal
axis is also an element of International design principles. As International structures are known for their
simple design, structures were often finished with high quality materials. At 825 Riverside Drive West,
green glazed brick was used to clad the north fagade and breezeway. This material gives the structure a
distinct appearance without relying on historical architectural styles (Blumenson 1990: 205-206).

While the structure uses glazed brick, this material and its use at 825 Riverside Drive West is not
considered to present craftsmanship or artistic merit that is well above industry standards. As previously
noted, International style buildings are known to use high quality materials and finishes. While the use of
glazed brick is a representative aspect of the design quality of the International style, it does not exceed
mid-20" century industry standards for civic and commercial International style buildings. The east, west,
and south facades of the structure contain typical materials and finishes such as buff brick and metal
flashing. These materials do not exceed mid-20" century industry standards of craftsmanship or artistic
merit.
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The structure at 825 Riverside Drive West was among the earliest television stations to open in Ontario.
While CKLW-TV contained state of the art equipment and was initially broadcast at the highest strength in
North America, these technical features were not developed at CKLW-TV. The television station
purchased commercially available equipment from major companies like RCA and historical research
does not indicate that CKLW-TV implemented any breakthroughs or techniques in broadcasting that
represent a technical or scientific achievement. While the broadcast tower was the tallest type of this
structure in North America upon completion, there is no indication it required a breakthrough in design or
construction techniques to facilitate its construction.

6.3 Historical or Associative Value

The structure at 825 Riverside Drive West is directly associated with CKLW, which operated a radio
station and television station from the building between its construction in 1954 and the completion of its
acquisition by CBC in 1975. Following this, the property is directly associated with the CBC television
station CBET-TV, which presently broadcasts from 825 Riverside Drive West.

CKLW made a strong and notable contribution to the development of broadcasting in Windsor and
Detroit. The television station was the first Canadian television station available to viewers in Windsor.
While CKLW-TV emphasized its connection to Detroit, it also provided the citizens of Windsor with local
programming. During the 1960s, CKLW-AM became one of the most popular radio stations in North
America and pioneered a broadcasting technique that emphasized a small playlist of popular songs.
CKLW also directly demonstrates the interconnected relationship between Detroit and Windsor, a theme
that has made a strong and notable contribution to the development of Windsor. The ground-breaking
and opening ceremony for the television station was attended by Canadian and American dignitaries, the
station was variously owned by Canadian and American parent companies, and CKLW aired both
Canadian and American programming intended for both a Canadian and American audience. Following
the acquisition of CKLW-TV by CBC, the station continued to produce content for a Windsor audience
and was used as a “window to the United States” to test the appeal of Canadian content with American
audiences.

The structure at 825 Riverside Drive West does not have the potential to yield information that contributes
to a broader understanding of Windsor or Detroit. While the television station has produced and
broadcast programming for Windsor since 1954, the building was not found to contain documentary or
material artifacts that would contribute new knowledge of the community’s history.

The structure at 825 Riverside Drive West was designed by William J. Carter and William Hilliker. Carter
served as director of engineering for CKLW and also had experience as an architect. Carter is primarily
remembered for his association with the architect J.C. Pennington and William Fraser. Carter completed
numerous projects in Windsor for healthcare facilities and the University of Windsor. William Hilliker was
also known for designing health care facilities and his most prominent design is an International style
office building at 880 Ouellette Avenue in Windsor. While Carter and Hilliker were both mid-20™ century
architects in Windsor that designed commercial and civic structures, their contribution to the wider
architectural development to the City of Windsor is not particularly significant. In addition, the structure at
825 Riverside Drive West was initially designed by Carter and subsequently modified by Hilliker. As a
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result, there are examples of their work in Windsor that are more reflective of their individual contributions
to the architecture of Windsor.

6.4 Contextual Value

The structure at 825 Riverside Drive West is set in a mixed streetscape of medium to high density
residential and parkland. In addition, the Detroit River and Detroit skyline a readily visible from Riverside
Drive West. The views of the skyline and river are the dominant elements of the area’s character and 825
Riverside Drive West is not important in maintaining this character.

The property contains a broadcast facility consisting of a two-storey structure and a broadcast tower.
While these components of the property are physically and functionally linked to each other, this is an
inherent feature of broadcasting operations. Therefore, the property is not functionally or physically linked
to the surrounding area from a cultural heritage perspective.

While the broadcast tower is 360 feet in height, it is one of two broadcast towers in the area. There is no
indication that the tower serves as an orientation guide, tourist attraction, or is particularly memorable.
Broadcast towers are present features in many communities and there is no indication that this broadcast
tower is particularly memorable or discernible when compared to other broadcast towers in the wider
area. In addition, the prominence of the tower in the landscape is diminished by an adjacent broadcast
tower on a separate property located closer to Riverside Drive West and the wide views and vistas of the
Detroit River and Detroit along Riverside Drive West. These views include the Ambassador Bridge and
high rise buildings along the Detroit waterfront, these highly prominent built structures serve as better
wayfinding objects in the landscape. Therefore, the property is not a landmark.
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6.5

Summary of Evaluation

Table 1 provides a summary of the findings of CHVI based on an evaluation according to O. Reg 9/06.

Table 1 Evaluation of 825 Riverside Driver West According to O. Reg 9/06
Criteria of O. Reg. 9/06 Yes/No Comments

(amended by O. Reg. 569/22)

1. The property has design Yes The structure at 825 Riverside Drive West has design value as a
value or physical value rare example of a mid-20t century broadcast facility and as a
because it is a rare, unique, representative modernist structure with International design
representative or early elements. Based on historical research and a review of the City
example of a style, type, Heritage Register, no other examples of television broadcast
expression, material or facilities dating to the mid-20t" century are present within the City.
construction method. Modernist design elements of 825 Riverside Drive include the

simple cubist design with a lack of ornamentation, flat roof, and the
smooth brick exterior with small windows. International design
elements of the north fagade include the vertical emphasis created
by the repeating use of prominent U-shaped columns that are
illuminated at night and the use of multi-pane steel sash windows.

2. The property has design No While the structure uses glazed brick, this material and its use at
value or physical value 825 Riverside Drive West is not considered to present
because it displays a high craftsmanship or artistic merit that is well above industry standards.
degree of craftsmanship or International style designs are known to use high quality materials
artistic merit. and finishes. The use of glazed brick does not exceed mid-20th

century industry standards for civic and commercial International
style buildings

3. The property has design No While CKLW-TV contained state of the art equipment and was
value or physical value initially broadcast at the highest strength in North America, these
because it demonstrates a technical features were not developed at CKLW-TV. The television
high degree of technical or station purchased commercially available equipment from major
scientific achievement. companies.

4. The property has historical Yes CKLW made a strong and notable contribution to the development
value or associative value of broadcasting in Windsor and Detroit. The television station was
because it has direct the first Canadian television station available to viewers in Windsor.
associations with a theme, While CKLW-TV emphasized its connection to Detroit, it also
event, belief, person, provided the citizens of Windsor with local programming. During the
activity, organization or 1960s, CKLW-AM became one of the most popular radio stations in
institution that is significant North America and pioneered a broadcasting technique that
to a community. emphasized a small playlist of popular songs. CKLW also directly

demonstrates the interconnected relationship between Detroit and
Windsor, a theme that has made a strong and notable contribution
to the development of Windsor. Following the acquisition of CKLW-
TV by CBC, the station was used as a “window to the United States”
to test the appeal of Canadian content with American audiences

5. The property has historical No The building was not found to contain documentary or material

value or associative value
because it yields, or has
the potential to yield,
information that contributes
to an understanding of a
community or culture.

artifacts that would contribute new knowledge of the community’s
history.
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Table 1 Evaluation of 825 Riverside Driver West According to O. Reg 9/06

Criteria of O. Reg. 9/06 Yes/No Comments
(amended by O. Reg. 569/22)

6. The property has historical No While Carter and Hilliker were both mid-20t century architects in
value or associative value Windsor, the structure at 825 Riverside Drive West was initially
because it demonstrates or designed by Carter and subsequently modified by Hilliker. As a
reflects the work or ideas of result, there are examples of their work in Windsor that are more
an architect, artist, builder, reflective of their individual contributions to the architecture of
designer or theorist who is Windsor
significant to a community.

7. The property has No The views of the Detroit skyline and Detroit River are the dominant
contextual value because it element of the area’s character and 825 Riverside Drive West is not
is important in defining, important in maintaining this character

maintaining or supporting
the character of an area.

8. The property has No The property contains a broadcast facility consisting of a two storey
contextual value because it structure and a broadcast tower. While these components of the
is physically, functionally, property are physically and functionally linked to each other, this is
visually or historically linked an inherent feature of broadcasting operations.
to its surroundings.

9. The property has No There is no indication that the broadcast tower serves as an
contextual value because it orientation guide, tourist attraction, or is particularly memorable. The
is a landmark prominence of the tower in the landscape is diminished by the wide

views and vistas along Riverside Drive of the Detroit River and
Detroit skyline.

6.6 Statement of Cultural Heritage Value or Interest
6.6.1 Description of Property

The property at 825 Riverside Drive West is located in the City of Windsor, Ontario at the southeast
corner of Caron Avenue and Riverside Drive West. The property contains a broadcast facility and
broadcast tower. The broadcast facility was built in 1954 and modified to its present appearance between
1964 and 1967. The broadcast facility is a rare example of a mid-20™ century radio and television station
and is a representative modernist structure with International design influence.

6.6.2 Cultural Heritage Value

The broadcast facility at 825 Riverside Drive West has design value as a rare example of a mid-20"
century television and radio station in the City of Windsor. The broadcast facility also has design value as
a representative modernist structure with International design influence. The International design
elements were added between 1964 and 1967 when the north facade was modified. While the building
includes two distinct sections with differing architectural elements, both sections are firmly rooted in
modernist design. This style of architecture achieved mainstream popularity in the decades following the
Second World War as Europe was rebuilt and North America experienced a population broom. Modernist
design elements of the broadcast facility include the simple cubist design with a lack of ornamentation,
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flat roof, and the smooth brick exterior with small windows. International design elements of the north
facade include the vertical emphasis created by the repeating use of prominent U-shaped columns that
are illuminated at night and the use of multi-pane steel sash windows on a horizontal axis. The north
facade and breezeway of the broadcast facility used green glazed brick to give the structure a distinct
appearance without relying on traditional design.

The property demonstrates historical and associative value through its connection to CKLW and CBET.
The television station CKLW-TV was the first Canadian television station available to viewers in Windsor.
While CKLW-TV emphasized its connection to Detroit, it also provided the citizens of Windsor with local
programming. During the 1960s, CKLW-AM became one of the most popular radio stations in North
America and pioneered a broadcasting technique that emphasized a small playlist of popular songs.
CKLW also directly demonstrates the interconnected relationship between Detroit and Windsor, a theme
that has made a strong and notable contribution to the development of Windsor. The ground-breaking
and opening ceremony for the television station was attended by Canadian and American dignitaries, the
station was variously owned by Canadian and American parent companies, and CKLW aired both
Canadian and American programming intended for both a Canadian and American audience. Following
the acquisition of CKLW-TV by CBC, the station continued to produce content for a Windsor audience
and was used as a “window to the United States” to test the appeal of Canadian content with American
audiences.

6.6.3 Heritage Attributes

e Rare example of a mid-20™ century television and radio station within the City of Windsor, Ontario
o Representative modernist structure with International design influence, including:

o Two storey structure with cubist plan

o Flat roof with concrete and metal flashing

o L-shaped breezeway with concrete columns clad in glazed green brick

o Breezeway reinforced concrete roof with overhead lighting fixtures

o Buff brick exterior with common bond

o Lack of historically inspired ornamentation

o Minimalist use of window openings on west fagade

o North fagade with U-shaped columns with recessed lighting and green glazed brick cladding

o North fagade with steel sash windows with a horizontal emphasis

Note: The broadcast tower is not considered a heritage attribute
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6.7 Heritage Character Description of Old Town Neighbourhood
6.7.1 Design Character

The Old Town Neighbourhood contains a mix of design styles that reflect the various periods of
development and redevelopment of the Old Town Neighbourhood. Structures within the Old Town
Neighbourhood dating to the late 19" century to early 20" century include representative architectural
styles typical to the period in which the structures were built such as Queen Anne Revival, Edwardian,
and Ontario vernacular.

The Old Town Neighbourhood also contains examples of mid-20™" century and late 20" century infill such
as the Study Area, the residence at 264 Crawford Avenue, the Windsor Utilities Commission Hydro
Substation at 191 Bruce Avenue, and the Dieppe Tower at 120 Caron Avenue. With the exception of the
high-rise Dieppe Tower and high-rise Water Park Place Condominiums, the infill within the
neighbourhood generally respects the massing and setback of the late 19" to early 20™" century
residences which preceded them. Except for the Water Park Place Condominiums, these structures
usually have red brick or buff brick exteriors. Many of the properties dating to the late 19" to early 20™"
century are landscaped with mature deciduous street trees.

6.7.2 Historical Character

The Old Town Neighbourhood is an example of a residential area spurred by the development of a
streetcar network. In 1874, present-day University Avenue was laid out to create a streetcar line
(Walkerville Times 2015). University Avenue is the present-day south boundary of the Old Town
Neighbourhood. Residential development spurred by streetcar development typically included rectilinear
plans, generally detached houses on narrow lots, and small front yard setbacks with porches (McAlester
2021: 66-67). Much of the development of the Old Town Neighbourhood occurred between about 1880
and 1910.

6.7.3 Contextual Character

The general character of the Old Town Neighbourhood is mixed, and sections of streetscape are
dominated by surface parking lots and high rise towers. As a result, the Old Town Neighbourhood does
not have a unique or definable streetscape. While concentrations of late 19" to early 20™" century
structures are also present on Chatham Street West, Bruce Avenue, and Crawford Avenue these
sections contain a higher degree of infill and surface parking and do not present a coherent streetscape
from a cultural heritage perspective. The Old Town Neighbourhood contains prominent views of the
Detroit River and Detroit skyline. These views are primarily located along Riverside Drive West.

6.7.4 Summary

Based on the above discussion, the following heritage characteristics were determined for the Old Town
Neighbourhood:

51



Heritage Impact Study—825 Riverside Drive West, Windsor, Ontario
6 Evaluation
May 12, 2023

Rectilinear neighbourhood plan typical to areas developed along former streetcar trackage
Previously identified built heritage resources on the Windsor Heritage Register

Concentrations of late 19™ to early 20" century detached and semi-attached residences on
Janette Street, Chatham Street West, Bruce Avenue, and Crawford Avenue that share a similar
setback, height, materials, and massing. Many of these residences are listed on the Windsor
Heritage Register

Edwardian apartment buildings on Pitt Street West
Mature deciduous street trees

Views of the Detroit River and City of Detroit from Riverside Drive West
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7 Impact Assessment

71 Description of Proposed Development

Crich Holdings is proposing to develop the property at 825 Riverside Drive West with residential infill
consisting of five 16-storey condominium towers with one block of back-to-back townhouses. The
proposed development also contains a naturalized corridor along the eastern portion of the property
(ranging from 12-14 metres wide) and a private road connecting Salter Avenue and Crawford Avenue to
provide vehicular access to all proposed buildings within the site. Sidewalks are proposed along both
sides of the private road. Internal pathways are proposed connecting building entrances, public
sidewalks, and proposed parkettes. The proposed development includes a mix of below ground and
above grade parking (Appendix A). The development concept proposes the removal of the existing
building at 825 Riverside Drive to facilitate the residential infill.

7.2 Assessment of Impacts to 825 Riverside Drive West

An assessment of impacts on the proposed development to the heritage attributes of 825 Riverside Drive
West is provided in Table 2 and

(see Section 6.6.3 for identification of heritage attributes). Impacts are defined by InfoSheet #5 (see
Section 2.4).

Table 2 Evaluation of Potential Direct Impacts
Direct Impact Impact Relevance to 825 Riverside Drive West
Anticipated
Destruction of any, or part Yes The proposed development would result in the demolition of the
of any, significant heritage existing structure at 825 Riverside Drive West and all its heritage
attributes or features. attributes. Therefore, mitigation measures are required.
Alteration that is not N/A As the proposed development would result in the demolition of the
sympathetic, or is existing building, alteration is not applicable as the existing building
incompatible, with the and all heritage attributes would be removed. Therefore, no
historic fabric and mitigation measures are required.
appearance.
Table 3 Evaluation of Potential Indirect Impacts
Indirect Impact Impact Relevance to 825 Riverside Drive West
Anticipated
Shadows created that alter N/A As the proposed development would result in the demolition of the
the appearance of a existing building, shadows are not applicable as the existing building
heritage attribute or change and all heritage attributes would be removed. Therefore, no
the viability of a natural mitigation measures are required.
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Table 3 Evaluation of Potential Indirect Impacts
Indirect Impact Impact Relevance to 825 Riverside Drive West
Anticipated
feature or plantings, such
as a garden
Isolation of a heritage N/A As the proposed development would result in the demolition of the
attribute from its existing building, isolation is not applicable as the existing building
surrounding environment, and all heritage attributes would be removed. Therefore, no
context, or a significant mitigation measures are required.
relationship
Direct or indirect N/A The proposed undertaking will remove the existing building and will
obstruction of significant remove all heritage attributes that represent the CHVI of the property.
views or vistas within, from, No heritage attributes will remain that could be obstruct significant
or of built and natural views. Therefore, no mitigation measures are required.
features
A change in land use N/A The proposed undertaking will remove the existing building and will
such as rezoning a remove all heritage attributes that represent the CHVI of the property.
battlefield from open space No heritage attributes will remain that would be impacted by the
to residential use, allowing change of land use. Therefore, no mitigation measures are
new development or site required.
alteration to fill in the
formerly open spaces
Land disturbances such N/A As the proposed development would result in the demolition of the
as a change in grade that existing building, land disturbance is not applicable as the existing
alters soil, and drainage building and all heritage attributes would be removed. Therefore, no
patterns that adversely mitigation measures are required.
affect an archaeological
resource

7.21 Summary of Impacts to 825 Riverside Drive West

The proposed development results in direct impacts associated with the proposed demolition of the
existing radio and television station. This is a permanent and irreversible impact. Direct impacts from
alteration are not applicable as the proposed development would result in no remaining heritage attributes
that could be altered. Indirect impacts from shadows, isolation, and obstruction, are not anticipated
because all heritage attributes, including the modernist design influences will be removed with the
demolition of the existing building. Indirect impacts of the proposed demolition of the radio station would
be the resulting change in land use of the existing property from commercial to residential.

7.3 Assessment of Impacts to Old Town Neighbourhood
An assessment of impacts on the proposed development to the Old Town Neighbourhood is provided in

Table 4 and Table 5 (see Section 6.7.4 for identification of heritage characteristics). Impacts are defined
by InfoSheet #5 (see Section 2.4).
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Table 4 Evaluation of Potential Direct Impacts
Direct Impact Impact Relevance to Old Town Neighbourhood
Anticipated
Destruction of any, or part Yes The proposed development would result in the demolition of the
of any, significant heritage existing structure at 825 Riverside Drive West, a previously
attributes or features. identified built heritage resource on the Windsor Heritage Register,
and all its heritage attributes. Therefore, mitigation measures are
required.
Alteration that is not Yes The proposed undertaking would result in alteration to the Old Town

sympathetic, or is
incompatible, with the
historic fabric and

Neighbourhood through the introduction of a new development.
Therefore, mitigation measures are required.

appearance.
Table 5 Evaluation of Potential Indirect Impacts
Indirect Impact Impact Relevance to Old Town Neighbourhood
Anticipated
Shadows created that alter No While the proposed undertaking may increase the amount of shade
the appearance of a cast in the area, this is not expected to be enough to change the
heritage attribute or change viability of plantings or permanently alter the appearance of
the viability of a natural structures and their design elements.
feature or plantings, such Therefore, no mitigation measures are required.
as a garden
Isolation of a heritage No The Study Area contains a broadcast facility with no significant
attribute from its relationships with other properties located in the Old Town
surrounding environment, Neighbourhood.
context, or a significant Therefore, no mitigation measures are required.
relationship
Direct or indirect No While views of the Detroit skyline from Crawford Avenue will be
obstruction of significant reduced by the proposed undertaking, the primary views within the
views or vistas within, from, Old Town Neighbourhood of the City of Detroit and Detroit River are
or of built and natural located alongside Riverside Drive West. Views from this roadway to
features the river and Detroit will not be impacted by the proposed
undertaking.
Therefore, no mitigation measures are required.
A change in land use No While a change in land use is anticipated as the Study Area is
such as rezoning a currently a commercial property, the proposed transition to high-rise
battlefield from open space and low-rise residential use is compatible with the Downtown
to residential use, allowing Windsor Enhancement Strategy for the Old Town Neighbourhood
new development or site which envisions the area to be “...an attractive residential
alteration to fill in the neighbourhood with a mix of high and low density residential” (City of
formerly open spaces Windsor 2017).
Therefore, no mitigation measures are required.
Land disturbances such No Aside from the Study Area, no listed or designated heritage

as a change in grade that
alters soil, and drainage
patterns that adversely
affect an archaeological
resource

properties are located within 50 metre vibration buffer of the Study
Area.

Therefore, no mitigation measures are required.
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7.31 Summary of Impacts to the Old Town Neighbourhood

The proposed development results in direct impacts to the Old Town Neighbourhood associated with the
proposed demolition of the existing radio and television station and the subsequent alteration of the Old
Town Neighbourhood through the proposed development. This is a permanent and irreversible impact.
Indirect impacts to the Old Town Neighbourhood from shadows, isolation, and obstruction, are not
anticipated.
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8 Mitigation

8.1 Mitigation Alternatives

The property at 825 Riverside Drive West was determined to have CHVI as it meets two criteria of O. Reg
9/06. Specifically, the CHVI of the property is related to its design value as a rare example of a mid-20™
century radio and television station and is a representative modernist structure with International design
influence. As identified in Tables 2 to 5, the proposed undertaking will have an adverse impact on the
CHVI of the property as it will remove the heritage attributes which define its significance. Accordingly,
four mitigation options are presented, including:

e InfoSheet #5 Mitigation Options (see Section 2.5)
e Retention in situ
e Relocation

e Documentation and Salvage

Consideration for each option is given both for the appropriateness of the mitigation in the context of the
CHVI identified and the feasibility of the mitigation option. Also considered is an understanding of the
surrounding context within which the property is located.

8.1.1 InfoSheet #5 Mitigation Options

Alternative development approaches: The proposed development is required to meet specific targets
for building size, parking allowances, and environmental considerations. Reduced development that
retains the existing building would likely result in a building that is isolated from its settings and
surrounded by development to the point it would not be visible to the public. Adaptive reuse of the
purpose-built radio station would also require considerable alterations that may impact the heritage
attributes of the structure. Therefore, alternative development is not considered preferable or warranted.

Isolating development and site alteration from significant built and natural features and vistas:
Due to the requirements of building size, parking space, access roads, and open space requirements,
isolating development from the heritage resource is not feasible for the property. The possibility of
alternative development approaches and isolating development from the heritage resource was
considered with the project team but was considered not to be feasible due numerous site constraints. As
such, isolating development and site alteration from the heritage resource is not feasible.

Design guidelines that harmonize mass, setback, setting, and materials: The proposed undertaking
will result in the removal of the structure and its associated CHVI from the property. Therefore, design
guidelines are not required to harmonize with the existing structure within the Study Area, but can serve
to mitigate the loss of design value given the proposed demolition. Design guidelines are an appropriate
mitigation measure for anticipated impacts to the Old Town Neighbourhood. The proposed undertaking
has been designed to contain guidelines that harmonize the massing, setback, and setting that aligns with
the Downtown Windsor Enhancement Strategy and Community Improvement Plan for the Old Town
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Neighbourhood. The proposed massing of the structures is consistent with the goal of creating a mix of
high and low density residential development in the Old Town Neighbourhood. The setback of the
proposed structure at the intersection of Riverside Drive West and Crawford Road matches the setback of
adjacent and nearby structures on Crawford Road and Riverside Drive West.

Materials and cladding for the proposed structures have not yet been selected. The proposed structures
could be clad in mid-century modern inspired materials, including the possibility of incorporating materials
salvaged from the existing structure at 825 Riverside Drive. While much of the Old Town Neighbourhood
contains late 19" to early 20" century structures, the selection of materials that evoke a mid-20™" century
aesthetic would be appropriate given the age of the structure at 825 Riverside Drive and the CHVI
identified.

Limiting height and density: Limiting the height and density of the proposed undertaking is not feasible
given the requirements of the project. In addition, the mix of high density and low density residential
structures proposed for the site is consistent with the Downtown Windsor Enhancement Strategy and
Community Improvement Plan for the Old Town Neighbourhood. Therefore, this mitigation measure has
already been implemented in the proposed development.

Allowing only compatible infill: Redevelopment of the property is residential in nature and includes low
density residential structures and high density residential structures. This development approach is
consistent with the Downtown Windsor Enhancement Strategy and Community Improvement Plan for the
Old Town Neighbourhood. While the existing built heritage resource at 825 Riverside Drive West will be
removed as part of the proposed undertaking, the Downtown Windsor Enhancement Strategy and
Community Improvement Plan for the Old Town Neighbourhood supports the “new construction of
residential units” (City of Windsor 2017). Therefore, this mitigation measure has already been
implemented in the proposed development.

Reversible alterations: Given the proposed removal of the cultural heritage resource and extent of the
development, reversible alterations are not applicable within the scope of the proposed undertaking.

Buffer zones, site plan control, and other planning mechanisms: The potential for land disturbance to
previously identified built heritage resources have not been identified. Therefore, this mitigation measure
is not applicable given the proposed undertaking.

As per InfoSheet #5, the above mitigation measures are not meant to be exhaustive, and alternative
mitigation measures are discussed in the following sections.

8.1.2 Retention

Generally, retention in situ is the preferred option when addressing any structure where CHVI has been
identified, even if limited. The benefits of retaining a structure, or structures, must be balanced with site-
specific considerations. Not only must the CHVI be considered, so too must the structural condition of the
heritage resource, the site development plan, and the context within which the structure, or structures,
would be retained.
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In the case of 825 Riverside Drive West, the proposed removal of the radio station and change in land
use will negatively impact the CHVI of the property. Retention of the radio station in situ would require
that the proposed undertaking be revised to allow for the existing building to remain. As outlined in
previous sections discussing the InfoSheet #5 mitigation measures, due to the requirements of the
building size, parking space, access roads, and environmental and parkland concerns, revision of the
proposed undertaking is not considered feasible based on the scope of the proposed development.
Therefore, retention in situ is not considered the preferred mitigation option for 825 Riverside Drive West.

8.1.3 Relocation

Where retention in situ is not feasible or preferred, relocation is often the next option considered to
mitigate the loss of a heritage resource. As with retention, relocation of a structure or structures must be
balanced with the CHVI identified. Relocation removes the resource from its contextual setting but allows
for the preservation of noteworthy heritage attributes, particularly those identified to be of design or
physical value. This is a viable option where the CHVI identified merits preservation and the integrity of
the structure is determined to be sound.

The property at 825 Riverside Drive West was not identified to demonstrate contextual value. Typically,
this would mean relocation could be considered as a viable option, if an alternative site were to be
located. However, the size and configuration of the building would not be able to be relocated as a single
entity and would need to be disassembled and reconstructed. As such, relocation is not an appropriate
mitigation measure to consider.

8.1.4 Documentation and Salvage

Detailed documentation and salvage are often the preferred mitigation strategy where retention or
relocation is not feasible or warranted. Documentation creates a public record of the structure, or
structures, which provides researchers and the general public with a land use history, construction
details, and photographic record of the resource. Through the selective salvage of identified heritage
attributes and other materials, the CHVI of the property can be retained, albeit in a different context.
Documentation and salvage of heritage attributes in their current context and where feasible, allows for
reuse. Documentation should be undertaken prior to any changes made to the property.

For 825 Riverside Drive West, documentation and salvage would be an appropriate mitigation measure
for structure. Although documentation and salvage would not lessen the impact of demolition, it would
seek to record the CHVI identified making the building available for future study. Documentation activities
should be carried out through photography, mapping, photogrammetry, and/or LiDAR scan.
Documentation should be carried out in advance of any changes made to the property.

Materials salvaged from the structures should be retained and incorporated into on-site features, such as
new building facades, interior lobbies, parkettes, landscape walls/garden beds, or site furniture. Salvaged
items should include:
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e L-shaped breezeway with concrete columns clad in glazed green brick
e Breezeway reinforced concrete roof with overhead lighting fixtures
e Buff brick exterior with common bond

e Green glazed brick cladding

8.1.5 Commemoration

The CHVI identified for the property includes historical/associative value for its direct association with
CKLW, which operated a radio station and television station from the building between its construction in
1954 and the completion of its acquisition by CBC in 1975. Following this, the property is directly
associated with the CBC television station CBET-TV, which presently broadcasts from 825 Riverside
Drive West. CKLW made a strong and notable contribution to the development of broadcasting in
Windsor and Detroit.

A Commemoration Plan is an appropriate mitigation strategy to recognize the historic/associative CHVI of
the property and provide strategies to guide the integration of the historical value of the property in the
proposed development. Commemoration activities may include the installation of signage, public art,
and/or salvaged materials that interprets the history and significance of CKLW, CBET-TV, and the
general broadcasting history of Windsor. Any commemorative activity should be developed in
consultation with the City of Windsor and follow adherence to crime prevention through environmental
design (CPTD) approaches. Potential locations for commemoration include the parkettes and
greenspaces of the proposed development.

8.2 Summary

Based on the above discussion, it has been determined that design guidelines, documentation and
salvage, and commemoration are appropriate mitigation measures.

Design guidelines that harmonize with the existing character of the Study Area and seek to evoke the
mid-20" century character of this structure within the Old Town Neighbourhood are appropriate. Materials
and cladding for the proposed structures have not yet been selected. The proposed structures could be
clad in mid-century modern inspired materials, including possibly incorporating materials salvaged from
the existing structure at 825 Riverside Drive. While much of the Old Town Neighbourhood contains late
19™ to early 20™ century structures, the selection of materials that evoke a mid-20™" century aesthetic
would be appropriate given the age of the structure at 825 Riverside Drive and the CHVI identified.

A Commemoration Plan is also an appropriate mitigation strategy to recognize the historic/associative
CHVI of the property and provide strategies to guide the integration of the historical value of the property
in the proposed development. Commemoration activities may include the installation of signage, public
art, and/or salvaged materials that interprets the history and significance of CKLW, CBET-TV, and the
general broadcasting history of Windsor.
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For 825 Riverside Drive West, documentation and salvage is also an appropriate mitigation measure.
Although documentation and salvage would not lessen the impact of demolition, it would seek to record
the CHVI identified making the building available for future study. In addition, as discussed in the design
guideline mitigation discussion and commemoration mitigation discussion, materials salvaged from the
structures should be retained and incorporated into on-site features, such as new building facades,
interior lobbies, parkettes, landscape walls/garden beds, site furniture, and/or commemorative and
interpretive displays.
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9 Recommendations

9.1 Design Guidelines

The proposed structures should be clad in mid-century modern inspired materials, including possibly
incorporating materials salvaged from the existing structure at 825 Riverside Drive. While much of the Old
Town Neighbourhood contains late 19'" to early 20" century structures, the selection of materials that
evoke a mid-20™ century aesthetic would be appropriate given the age of the structure at 825 Riverside
Drive, the CHVI identified, and its proposed demolition.

9.2 Commemoration

A Commemoration Plan should be prepared to recognize the historic/associative value of the property
and provide strategies to guide the integration of the historical value of the property in the proposed
development. Commemoration activities may include the installation of signage, public art, and/or
salvaged materials that interprets the history and significance of CKLW, CBET-TV, and the general
broadcasting history of Windsor. Commemorative activity should be developed in consultation with the
City of Windsor and follow adherence to crime prevention through environmental design (CPTD)
approaches. Potential locations for commemoration include the parkettes and greenspaces of the
proposed development. The Commemoration Report may be a standalone document of incorporated into
the documentation and salvage recommendation below.

9.3 Documentation and Salvage

Documentation and salvage is an appropriate mitigation measure for the structure at 825 Riverside Drive
West. Although documentation and salvage would not lessen the impact of demolition, it would seek to
record the CHVI identified making the building available for future study. Documentation activities should
be carried out through photography, mapping, photogrammetry, and/or LiDAR scan. Documentation
should be carried out in advance of any changes made to the property.

Materials salvaged from the structures should be retained and incorporated into on-site features, such as
new building facades, interior lobbies, parkettes, landscape walls/garden beds, or site furniture. Salvaged
items should include:

e L-shaped breezeway with concrete columns clad in glazed green brick

e Breezeway reinforced concrete roof with overhead lighting fixtures

e  Buff brick exterior with common bond

e Green glazed brick cladding

.
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9.4 Deposit Copies

To assist in the retention of historic information, copies of this report should be deposited with local
repositories of historic material as well as with municipal and regional planning staff. Therefore, it is
recommended that this report be deposited at the following location:

Windsor Public Library Local History Branch

3312 Sandwich Street
Windsor, Ontario N9C 1B1

63



Heritage Impact Study—825 Riverside Drive West, Windsor, Ontario
10 References
May 12, 2023

10 References

ACME Directory Company. Windsor City Directory 1953.

Andreae, Christopher. 1997. Lines of Country: An Atlas of Railway and Waterway History in Canada.
Erin: Boston Mills Press.

Archives of Ontario. 2015a. French Ontario in the 17" and 18™ Centuries. Electronic Document:
http://www.archives.gov.on.ca/en/explore/online/franco _ontarian/detroit.aspx. Last Accessed:
December 18, 2019.

Archives of Ontario. 2015b. The Changing Shape of Ontario, Early Districts and Counties 1788-1899.
Electronic Document: http://www.archives.gov.on.ca/en/maps/ontario-districts.aspx. Last
Accessed: December 18, 2019.

Archives of Ontario. 2019a. Finding Municipal Records, 209 Research Guide. Electronic Document:
http://www.archives.gov.on.ca/en/access/documents/research guide 209 municipal records.pdf
. Last Accessed: February 13, 2020.

Archives of Ontario. 2022. Mirror, Mirror... Looking back through the eyes of the CFPL news camera.
Electronic Document: http://www.archives.gov.on.ca/en/explore/online/cfpl/index.aspx. Last
Accessed: December 1, 2022.

Audiovisual Identity Database. RKO Television. Electronic Document:
https://avid.miraheze.org/wiki/RKO Television. Last Accessed: December 2, 2022.

Belden, H. 1881. lllustrated Historical Atlas of Essex and Kent. Toronto: H. Belden & Co.

Biographical Dictionary of Architects in Canada. 2022. Carter, William John. Electronic Document:
http://dictionaryofarchitectsincanada.org/node/893. Last Accessed: December 2, 2022.

Blumenson, John. 1990. Ontario Architecture. Canada: Fitzhenry and Whiteside.
Broadcasting News Weekly. July 4, 1949. Detroit.
Brode, Patrick. 2017. Border Cities Powerhouse. Windsor: Biblioasis.

Burnside, Scott, Cathie Fenchak, Sandra Mulatti, and Mark Skursky. 1983. Maidstone Township: An
Historical Review. Windsor: Windsor Print and Lithography.

Canadian Communications Foundation. 2022. CKLW-AM

CBC. 2022. CBC Tower Locator. Electronic Document: https://cbctransmission.ca/en/map#282. Last
Accessed: December 2, 2022.

\



Heritage Impact Study—825 Riverside Drive West, Windsor, Ontario
10 References
May 12, 2023

Canadian Heritage Rivers System. 1998. Detroit River Canadian Heritage Background Report. Electronic
Document: https://essexregionconservation.ca/wp-content/uploads/2018/03/Detroit-River-
Heritage-Background-Report-w-appx.pdf. Last Accessed: November 30, 2022.

Canadian Heritage Rivers System. 2022. Detroit River. Electronic Document:
https://chrs.ca/en/rivers/detroit-river. Last Accessed: November 30, 2022.

Canadian Museum of History. No Date. Television in Canada—The Early Years. Electronic Document:
https://www.historymuseum.ca/cmc/exhibitions/hist/tv/tv03eng.html. Last Accessed: November
30, 2022.

Canadian Museum of History. 2017. Auto Pact. Electronic Document: Auto Pact | Canadian Museum of
History (historymuseum.ca). Last Accessed: November 30, 2022.

CRTC. 2022. CRTC 50 Years. Electronic Document: https://crtc.gc.ca/eng/acrtc/50.htm. Last Accessed:
December 2, 2022.

Chapman, L.J. and Putnam D.F. 1984. The Physiography of Southern Ontario. Third Edition. Ontario
Geological Survey. Special Volume 2. Ontario: Ministry of Natural Resources.

Chewett, James G. 1831. The Upper Canada Almanac, and Provincial Calendar, for the year of Our Lord
1831. York: R. Stanton.

City of Windsor. 2016. Rediscover our Parks: Parks and Outdoor Recreation Master Plan. Electronic
Document: https://www.citywindsor.ca/residents/parksandforestry/parks-
development/documents/rediscover%200our%20parks%20-%20chapter%201%20-
%20background.pdf. Last Accessed: November 30, 2022.

City of Windsor. 2017. Downtown Windsor Enhancement Strategy and Community Improvement Plan.
Electronic Document: https://www.citywindsor.ca/residents/planning/Plans-and-Community-
Information/Major-
Projects/Documents/Downtown%20Windsor%20Enhancement%20Strategy%20and%20Commun
ity%20Improvement%20Plan%2012042017.pdf. Last Accessed: November 28, 2022.

City of Windsor. 2012. Official Plan, 9 Heritage Conservation. Electronic Document:
https://www.citywindsor.ca/residents/planning/Plans-and-Community-Information/Windsor---
Official-Plan/Documents/July2013-Chapter%209.pdf. Last accessed: June 29, 2022.

City of Windsor. 2022a. Windsor Municipal Heritage Register. Electronic Document:
https://www.citywindsor.ca/residents/planning/Plans-and-Community-Information/Know-Your-
Community/Heritage-Planning/Documents/Municipal%20Register 03-24-2022.pdf. Last
Accessed: November 28, 2022.

City of Windsor. 2022b. Land Use History. Electronic Document:
https://www.citywindsor.ca/residents/planning/Plans-and-Community-Information/About-
Windsor/Pages/Land-Use-History.aspx. Last Accessed: November 30, 2022.

o




Heritage Impact Study—825 Riverside Drive West, Windsor, Ontario
10 References
May 12, 2023

City of Windsor. 2022c. History of Sandwich. Electronic Document:
https://www.citywindsor.ca/residents/historyofwindsor/history-of-sandwich/Pages/default.aspx.
Last Accessed: November 30, 2022.

City of Windsor. 2022d. History of Windsor. Electronic Document:
https://www.citywindsor.ca/residents/historyofwindsor/pages/default.aspx. Last Accessed:
November 30, 2022.

City of Windsor. 2022e. Delivering Results for E.C. Row. Electronic Document:
https://www.citywindsor.ca/Newsroom/Pages/Delivering-Results-for-E-C-Row.aspx. Last
Accessed: November 30, 2022.

CKLW. 1963. CKLW Theater 9 Promo. Electronic Document:
https://archive.org/details/ CKLWPromo1963. Last Accessed: December 2, 2022.

Clarke, John. 1983. Geographical Aspects of Land Speculation in Essex County to 1825: The Strategy of
Particular Individuals. In The Western District, Occasional Papers No. 2. Windsor: Essex County
Historical Society.

County of Essex. 1992. Celebrating 200 Years, the Corporation of the County of Essex. Essex County:
Corporation of the County of Essex.

Craig, Gerald R. 1963. Upper Canada: The Formative Years. Don Mills: University of Toronto Press.

Crispino, M. and M. D’Apuzzo. 2001. Measurement and Prediction of Traffic-induced Vibrations in a
Heritage Building. Journal of Sound and Vibration 246 (2): 319-335.

Curran, Kevin. 2020. 1970s: How CKLW Radio Dominated American Music—From Canada. Journal of
Radio & Audio Media. 27, 2, pp. 334-350.

Department of National Defence. 1939. Windsor, Ontario.

Detroit Windsor Tunnel. 2022. History. Electronic Document: https://www.dwtunnel.com/history/. Last
Accessed: November 30, 2022.

Dominion Bureau of Statistics. 1953. Census of Canada 1951, Volume 1—Population. Ottawa: Edmond
Cloutier.

Dominion Bureau of Statistics. 1962. 1961 Census of Canada, Series 1.1. Ottawa: Dominion Bureau of
Statistics.

Ellis, Patricia. 1987. Effects of Traffic Vibration on Historic Buildings. The Science of the Total
Environment 59: 37-45.

Gardiner, Herbert F. 1899. Nothing But Names. Toronto: George N. Morang and Company Limited.

Globe and Mail. December 16, 1953. Three New TV Stations On Air in December.

66



Heritage Impact Study—825 Riverside Drive West, Windsor, Ontario
10 References
May 12, 2023

Globe and Mail. March 30, 1956. Limit Sought on U.S. Control of Radio, TV.

Globe and Mail. February 2, 1974a. The strange, costly case of CKLW.

Globe and Mail. February 22, 1974b. Forebodings about CKLW.

Globe and Mail. May 20, 1976. CBC owned station bidding for additional CTV programs.
Globe and Mail. January 9, 1986. CBC plans superstation to crack U.S. market.

Globe and Mail. February 22, 1991. Windsor taking CBC to court.

Globe and Mail. March 16, 1994. CBC-TV Restoring Windsor Newscast.

Government of Ontario. 1990. Planning Act, R.S.0. 1990, CHAPTER P.13. Electronic Document:
https://www.ontario.ca/laws/statute/90p13. Last accessed: November 30, 2022.

Government of Ontario. 2023. Ontario Regulation 9/06 (amended by O. Reg. 569/22), Criteria for
Determining Cultural Heritage Value or Interest, Under the Ontario Heritage Act. Electronic
document: https://www.ontario.ca/laws/regulation/060009. Last accessed: March 16, 2023.

Government of Ontario. 2006. InfoSheet #5 in Heritage Resources in the Land Use Planning Process,
Cultural Heritage and Archaeology Policies of the Ontario Provincial Policy Statement, 2005.
Ministry of Heritage, Sport, Tourism, and Culture Industries Toronto: Queen’s Printer for Ontario.

Government of Ontario. 2020. Provincial Policy Statement, 2020. Electronic Document:
https://files.ontario.ca/mmah-provincial-policy-statement-2020-accessible-final-en-2020-02-
14.pdf. Last Accessed: October 11, 2022.

Hamil, Fred Coyne. 1951. The Valley of the Lower Thames. Toronto: University of Toronto Press.

International Metropolis. 2010. 880 Ouellette Avenue—Corporate House. Electronic Document:
https://internationalmetropolis.com/2010/04/14/880-ouellette-avenue-corporate-house/. Last
Accessed: December 2, 2022.

International Metropolis. 2020. 1045 Parent—William J Carter Residence. Electronic Document:
https://internationalmetropolis.com/2020/05/03/1045-parent-william-j-carter-residence/. Last
Accessed: December 2, 2022.

Kennedy, R.L. 2021. Canadian Pacific Railway London Division. Electronic Document:
http://www.trainweb.org/oldtimetrains/CPR _London/history Main.htm. Last Accessed: November
30, 2022.

Kryger, Rudy.2020. The History of CKLW TV in Windsor. CBC Pensioners National Association.
Electronic Document: https://www.cbcpensioners.ca/the-history-of-cklw-tv-in-windsor-by-rudy-
kryger/. Last Accessed: December 2, 2022.

-



Heritage Impact Study—825 Riverside Drive West, Windsor, Ontario
10 References
May 12, 2023

Kulisek, Larry L. Windsor (Ont). The Canadian Encyclopaedia. Electronic Document:
https://www.thecanadianencyclopedia.ca/en/article/windsor-ont. Last Accessed: November 30,
2022.

Ministry of Indigenous Affairs. Treaties in Ontario. Electronic Document:
https://www.ontario.ca/page/map-ontario-treaties-and-reserves. Last Accessed: October 3, 2022.

Morrison, Neil F. 1954. Garden Gateway to Canada: One Hundred Years of Windsor and Essex County.
Toronto: Ryerson Press.

Neal, Frederick. 1909. The Township of Sandwich, Past and Present. Windsor: The Record Printing Co.
(Reprinted in 1979 by Essex County Historical Association).

New York Times. 1984. A Network of the Past Could Be a Model For the Future.

National Park Service. 2001. Identifying and Avoiding Risks from Adjacent Construction. Electronic
Document: https://www.nps.gov/tps/how-to-preserve/tech-notes/Tech-Notes-Protection03.pdf.
Last Accessed: November 30, 2022.

Ontario Association of Architects. No Date. Pennington, James Carlisle. Electronic Document:
https://oaa.on.ca/Assets/Common/Shared Documents/Awards/Honour%20Roll/PENNINGTON, %
20James%20Carlisle.pdf. Last Accessed: December 2, 2022.

Rainer, J.H. 1982. Effects of Vibrations on Historic Buildings. The Association for Preservation
Technology XIV (1) 2-10.

Statistics Canada. 1971. 1971 Census of Canada, Population. Ottawa: Statistics Canada.

Statistics Canada. 2011. 2001 Census. Electronic Document:
https://www12.statcan.gc.ca/english/Profil01/CP01/Details/Page.cfm?Lang=E&Geo1=CSD&Code
1=3537039&Ge02=PR&Code2=35&Data=Count&SearchText=windsor&SearchType=Begins&Se
archPR=01&B1=All&Custom=. Last Accessed: November 30, 2022.

Statistics Canada. 2021. 2016 Census of Population. Electronic Document:
https://www12.statcan.gc.ca/census-recensement/2016/dp-
pd/prof/details/page.cfm?Lang=E&Geo1=POPC&Code1=1032&Ge02=PR&Code2=35&SearchTe
xt=Windsor&SearchType=Begins&SearchPR=01&B1=All&GeolL evel=PR&GeoCode=1032&TABI
D=1&type=0. Electronic Document: November 30, 2022.

TVO. 2020. Everything About it Rocked: How Windsor's CKLW reckoned with the brand-new CanCon
Rules. Electronic Document: https://www.tvo.org/article/everything-about-it-rocked-how-windsors-
cklw-reckoned-with-the-brand-new-cancon-rules. Last Accessed: December 2, 2022.

Underwriters Survey Bureau Limited. 1924. Windsor, Ontario.

Union Publishing. 1905. Windsor Directory. Ingersoll: Union Publishing Company.

68



Heritage Impact Study—825 Riverside Drive West, Windsor, Ontario
10 References
May 12, 2023

Union Publishing. 1911. Windsor Directory. Ingersoll: Union Publishing Company.

United States Army Survey Establishment. 1962. Windsor Ontario-Michigan. Ottawa: Map Distribution
Office.

University of Windsor. 2013. Library Built on Modern Design Scheme. Electronic Document:
https://www.uwindsor.ca/dailynews/ctl/socialwork/2013-11-13/library-built-modern-design-
scheme. Last Accessed: December 2, 2022.

Vernon Directories Limited. 1928. Vernon’s Windsor, Sandwich, Walkerville, Ford, Riverside, and Qjibway
Street Directory.

Vernon Directories Limited. Vernon’s Windsor, Sandwich, Walkerville, East Windsor, Ojibway and,
Riverside Street Directory. Hamilton: Vernon Directories Limited.

Walkerville Times. 2015. The Junction: Birthplace of Windsor and Area’s Transit System. Electronic
Document: http://www.walkervilletimes.com/junction.htm. Last Accessed: November 30, 2022.

Wiss, J.F. 1981. Construction Vibrations: State-of-the-Art. Journal of Geotechnical Engineering Division
107: 167-181.

Windsor Star. September 15, 1954a. New TV Station Technical Wonder.

Windsor Star. September 15,1954b. CKLW TV’s $1,500,000 Station Has Eye-Taking Outward Design,
Tower.

Windsor Star. September 8, 2014. CBC sells long time home on Riverside Drive.

Yale Law Journal. 1973. A Day in the Life: The Federal Communications Commission. Volume 82.

69



Heritage Impact Study—825 Riverside Drive West, Windsor, Ontario
May 12, 2023

Appendices



Heritage Impact Study—825 Riverside Drive West, Windsor, Ontario
Appendix A Proposed Development
May 12, 2023

Appendix A Proposed Development



VT0'0-VdS

oNoNmMYED

s

P
A8 3D

oy
e nmvia

7001910
310 13104

vSToT
on 1310Md

SOILSILVLS

onmvia

OIMVINO HOSONIM

1S3IM 3AINA IAISYINIY 28

13084

e NoLLi530 3iva

0

womsieewn)
2222-52h 9L ppuouderer
@IFIEWepRUR) UO0JUOIO] PEOY|ILUSST /9
ONISLOSLHONY:EHOSEHAENL

HHHOSHH S NANL
1

286') VLOL
199 € 13A37 ONDINVA
299 L 73A3T ONDAEVA
LLL [RS[eIeRE]
LEL 2 d0014
V101 | J3A30

Q3AINOY¥d ONIMYVYd ¥VINJIHIA

1INN/ G2}
ND| OV
Q3INDIY ONINAV ¥V INDIHIAA

SLINN ONITTIMA S 40 WNIWININ ¥ ONINIVLNOD ONITIIMA FTdILTNN Y04 a3AIND3A LINN ONITIEIMA HOV3 ¥0d S30VdS SZ'L

(1°5°02°72) 0098 MYT AG HOSANIM 4O ALID H3d SY SOILYY ONIMMY Y TNIIHIA «
a3AIAO¥d ? a3AINDIY WNWININ - ONIMAEVd ¥VINJIHIA

i | TV.LOL ONVAO
_|oes'ze zz0't |oes'ee  220'E v101-8NS
zer's 951 ZEl's 95/ €
ZEr's 951 [ 951 Z
Zers 91 Zers 91 v ro0na
Dl ZeL'8 95/ ZeL'e 95/ T3IAITHIMOT
# 2] [ 2] Zu
sunn | (SNOISNToXa ON) N_[  Javaws ¥00T4 0078
- _ V3NV ¥OOT4 VIOL | IVILNZQISTY lemtee o . -
NOILVINO 1V V41 SSNOHNMOL

$73A37 9N 3ANTONI LON S30d NOLLYINDTVO V4L 2
Zwog 40 3ZIS LINN IOVHIAV NV ANV %58 40 AONIIDI443 8VIS/WNIA0d ¥V ONINNSSY A3LYIND VO I8V SINNOD LINN 'L
:S3LON.

16€°LE1 SE9°0F £80'€C rL'C 88€ 0V 695°LE 9v0'L L6 £/8'8 ¥8 L1€°02 4 L 9/n E: ONDVd 9/N|

85z ocv'loz__ [esevz [0 0 0 [ 0 [ 9cy'loz__ [88C%C \Ze'zez_ |sv9'0z __ [ske'ee  [evo'e V101-8NS
oz Jivere_ |vel6l Iivere_ |vel6h ¥S508) __|viL ok £98'1E __ [096¢ 3151 el Slv[ __ uamoL SATHOLS 91
08926 [9e0€ 089 [980°€ QITLE 1852 2067, (53 (T z X4 ¥ ONIGTING 3NO
0vE0L 85T 0vE'oL 8IST 688°EL 062 1 15T (23 G5 v L Sone £ ONIaTINg
1L6'8VL 185'69 LES'E 62¢ [zzzz 690°L9 1£2'9 29'009 66.'SS Zv9'6ES VEL'0S 286'09 599'S TvioLrans|
067'9¢ 197'C 06v'92 T97C 09C¥C  |vsee (43 102 TECT z 9151
T86'EL 6621 T86°C) 6627 598°Ch A ST ol 662 T T [ oz
986771 |eviel 886Zv) |8Vl el €569EL  [8992h GEgIL 1807 SIET o1 €y
€5ECal_ |0ce Lt €5EGal |02 AT 558011 _|e/8'Sh 16571 UEL el el iy 4 SAFHOLS 9L 1V
c059z __ [¢ove G059z [dove GiTve — |ssec (44 /02 ezt z 91-Gl HOV3 SONIGTING
9207L S0E'L 8207k E0E'L A 002’1 SILL voL €01 [ [ vz EENTTY
252270 |089E) ZZZvL  |089'EL 0009l |vp9eh ZarTL 980T G o1 Siv ZoNIaTIng
5659 1209 2679 (8465 190°% 66 0 0 190°) 66 1209 v €
9ve29  [e6LS 1E5E [eze 95b'Th W6'e oLy 2 9/8S) SLVY 0660F 120} 1887 vav T6L'S [ Z EQY
9/9%65 __ |v¥5S 58z'se 8/zE 1082 B3 0602|250 080'LL 5201 090'L1 1201 ¥95'S I L
Z60'6vE__ [bevee [0 0 0 0 0 0 ze0'6ve__ |levce _ |ecL96z __|L95Lc __|voees __ |s98 TvioL-ans|
009'8E 985'E J 009'8€E 985'€ 018'Z€ 810'e 061G 8ES €6L'L z 9l-Gl £ J_
€610z [9/9') €610z [o/8') voL'ZL 565'1 620C 182 9/8'L [ o 1
78072 [696°F 78012 [696F V2611 599'% TOI'E 3 6567 L = It EASHOLS B}
X 1LY ONIGTINE INO
[BErZ6r__|aresr G BEI'Z6l  [S1E8k 795791 |1955) 11562 |viT SE0C Ziy) U L onidie
6916y [695F B 6916y [995F S6Liv__ |ess’T GLEL 589 787 4
_ﬁ Z _Wﬁ 3 50622 |82 597'6) 6087 9ere Ge 2T v 1
# 7y | 7y Zwl 7y Zul 7y | ew 2 Tu 21 [ Zw #
ILvid
S A ALINIAY HOIN/ONINYYd DIHH0 VILNIAISIY T1AVIIVS 318V31VS NON G mﬂwﬂz A % o
001 ¥3d V3V HOO14 TVLOL
NOILVIND VO V4L
SLINN 5921 SLINN
V3NV 3LIS X 087 (v 3LIS SSO¥D / V4L) IS4
Zn £2£°621 V4L 03S0d0¥d TV.LOL
NQ Yoea JO S||em JOLIIIXD 3Y3 JO 3.4 IPISIN0 Y} WOUy painseaw 8 q Aue 40 Jejj2d ayy w 256'92 V3uv 31IS SS0¥O
Suipnjoxa 10 e uo sSuipjin e JO saJjaw aienbs uj eale 100j 2UIqWIOD |B1O] BY] sueaw
- 1PN[oxa 30| q |je 4o sy | I PaUIGUIOD (2303 U3 V34V ¥OOT4 SSO¥D SOILSILVLS
m - - 0098 MV1-A8 YOSANIM 40 ALID ORIVING HOSANIAL

AMYNINITZNd
| IAINA FAISHININ 528 - ¥SL'9L




TO'T-VdS

ON Simvea

o0y T
s

[
A8 3D

7001910
310 13104

vSToT
“ON 1310M4

NV1d 1X3LNOD

onmvia

OIMVINO HOSONIM

1S3IM 3AINA JAISYINIY 28

13084

I oL T

womyosieewn)
2222-52h 9L ppuoudrer
@IFIEWepRUR) UO0JUOIO] PEOY|ILUSST /9
‘ONISLOSLHONY:EHOSEHAENL

HFHOSHH S NANL

B il

g

'Q‘hh‘i P S

!
B
|, ¥
5 )
7
{1
1 21
€}
1
Al
/ol
M\
/
&
v
[~
|
| <%}
[
|
|4

i 5 &
y 4l L N
4
P ¥ 7 S )
oo an S £ ~ T
~ -
—
~ »
- X [y
5 <
. {" ' 4 of
o INNIOd[AIYOLS €
NO ONIQTINg AJHOLS 9T
L T ONIaTNg
& N
K /4
- 3y !
s W b A
4 & QvOY a350d0Yd i R,
; . @,
- e
: . 2 /)
G@ /
: @ £
¥, & 5 d
& ~
2
NICOd A¥OLS E | > 84
5 NO ONIQ1INE AJYOLS 9Tz /3
€ ONIQ1INE 3 = S
o3
By S
4 4 2 /
4 /
% i 3
7 y 1
. 4 .
i
@,
. T &
o
2 uranA. .
> : 85 ; .
HE a ’z voy Q350doyg v »
o (4
2
A
o’
INNIA0d AFHOLS € 4
INNIOd A3YOLS € INNIOd AJ¥OLS € NO \ w.
NO SNIQ1INg AJYOLS 9T NO SN|a1ing AJ¥OLS 9T 8 ONIQINg AFHOLS 9T S
@
m 2z ONITINg gz oNIang 5 vz oNialing m :
H
g i
. ozEer
5 4
oL o508 to5e ores 0c 608 S -
|
> < 4
iy b 2y f A o x
] oy * = K1
L35 y 4 &
», & 1071 ONDIYVd W e s
I oy
- - - Ly & & k v -
. [ o4 AT - @




¢0'T-VdS

ON Simvea

00T
s

P
A8 3D

oy
8 nmvia

7001910
310 13104

vSToT
“ON 1310M4

NV1d 4004

onmvia

OIMVINO HOSONIM

1S3IM AINA IAISYINIY 28

13084

e NoLLi530

g

e et o e o o e

womyosieewn)
2222-52h 9L ppuoudrer
@IFIEWepRUR) UO0JUOIO] PEOY|ILUSST /9
ONISLORLIHONY2EHOS T 2N

HFHOSHH S NANL

g

oty RS

et

A DA i

oy

A A A o P .
¥

oy

~

sreasetil At

L1HSIFH NS6'6Y

INNIAOd A3YOLS € NO DNIATING AFJHOLS 9T
T ONIaling

we9ze

WogvL

W 09'99

1HDIIH NS6'67

INNIAOd AIYOLS € NO ONIATING AFHOLS 9T
€ ONIalIng

INENRVZANE

SIEEE]

LHOBH NS'TT
740014 @ 3ovHN3L

Woe

LHOH WI'TT

TS o't
¥OO1 @ 3IvaHIL __

— 74001 @ DVHkaL

wogd]

LHODIIH INS6'6Y

INNIQOd AFYOLS €
NO SNIQTING A3Y4OLS 9T

JZ9NIaling

ST500% @ DVERL

LHOBH WS'TT
740014 @ BoVHaL

LHOIIH INS6'67 LHOIIH NS6'61

woLez

IANIQOd AFYOLS €
NO SNIQTING A3Y40LS 9T

€4z ONIa1Ing

§ INNIAOd AJ¥OLS €
LHOH ST
V40014 © VML NO SNIQTING AFYOLS 9T

VZ ONIaling

woszz

w09zt
9T %001 @ PVHIL
ST¥007 @ TVHL




T0°C-VdS

N

00T
s

P
A8 3D

oy
8 nmvia

7001910
310 13104

vSToT
oN 19310Md

T 9N ¥YILSYN

onmvia

OIMVINO HOSONIM

1S3IM 3IAINA IAISYINIY T8

13084

e NoLLi530 o [#

W0g6E

_— = — —

wgLoy

TDAIE/SYIN0T

= Jwood

=3

TIAI/SHI0T
= s

| |
=3
P TIDAIG/S¥INO0T
=3
=3
=g
=3
=3
=3 bl il Aedind Redied indied indied Aud ]
-3 Viviviviv el vlviviv|v
=5 Afaf | afn]afiafapafnfaln

JAY A (VRYTY (VRYRY| FRY VY Y FAY VRV IR
n( iyl
/ L ONIaTINg

w09'€9

FDANG/S¥INI0T

1

AfAfafagafafa A
JY Y P Y Y Py g )y g

womyosieewn)

2222-52h 9L ppuoudar

BIZIEWepEUEY UOOJUOIO] PEOY|IWSST /9
‘ONISLOSLHONY:EHOSEHAENL

HHHOSHH S NANL




Documentation and Commemoration Report -
825 Riverside Drive West, Windsor, Ontario

Final Report

October 2025

Prepared for:
Clayland Developments Limited
700 Richmond Street
London, Ontario N6A 5C7

Prepared by:
Stantec Consulting Ltd.
400-1305 Riverbend Road
London, Ontario N6K 9J5

Project/File:
160941147



Documentation and Commemoration Report — 825 Riverside Drive West, Windsor, Ontario
Table of Contents
October 2025

Limitations and Sign-off

The conclusions in the Report titled Documentation and Commemoration Report — 825 Riverside Drive
West, Windsor, Ontario are Stantec’s professional opinion, as of the time of the Report, and concerning
the scope described in the Report. The opinions in the document are based on conditions and information
existing at the time the scope of work was conducted and do not take into account any subsequent
changes. The Report relates solely to the specific project for which Stantec was retained and the stated
purpose for which the Report was prepared. The Report is not to be used or relied on for any variation or
extension of the project, or for any other project or purpose, and any unauthorized use or reliance is at
the recipient’s own risk.

Stantec has assumed all information received from Clayland Developments Limited (the “Client”) and third
parties in the preparation of the Report to be correct. While Stantec has exercised a customary level of
judgment or due diligence in the use of such information, Stantec assumes no responsibility for the
consequences of any error or omission contained therein.

This Report is intended solely for use by the Client in accordance with Stantec’s contract with the Client.
While the Report may be provided to applicable authorities having jurisdiction and others for whom the
Client is responsible, Stantec does not warrant the services to any third party. The report may not be
relied upon by any other party without the express written consent of Stantec, which may be withheld at
Stantec’s discretion.

Digitally signed

by Smith, Frank
%!Z/ Date:

2025.10.27

Prepared by 16:31:52 -04'00'

Frank Smith, MA, CAHP, Cultural
Heritage Specialist

Digitally signed

Digitally signed .
%ﬁg by Jones, Lashia o w ,,__ﬁ)_xr/a%;rmlchael,

Date: 2025.10.27 (e [ Somihae

16:29:58 -04'00' Date: 2025.10.27

Reviewed by: Approved by: 16:44:38 -04'00'

Tracie Carmichael, BA, B.Ed.,
Lashia Jones, MA, CAHP, Senior Managing Principal, Environmental
Cultural Heritage Specialist Services




Documentation and Commemoration Report — 825 Riverside Drive West, Windsor, Ontario
Table of Contents
October 2025

Executive Summary

Clayland Developments (the Client) retained Stantec Consulting Ltd. (Stantec) to prepare a
Documentation and Commemoration Report for 825 Riverside Drive West in the City of Windsor, Ontario.
A Heritage Impact Assessment (HIA) prepared by Stantec in 2023 determined that 825 Riverside Drive
contained cultural heritage value or interest (CHVI). The heritage values identified for 825 Riverside Drive
include:

e Design value as a representative example of a mid-20t" century television and radio station within
the City of Windsor, Ontario

e Design value as a representative modernist structure with International design influence

e Historical and associative value through its connection to radio and television stations CKLW and
CBET

The client is proposing to redevelop the site. As of February 2025, the Client is proposing to develop the
property at 825 Riverside Drive West with residential infill consisting of five 16 to 22-storey apartment
towers with one block of back-to-back townhouses. This will result in the demolition of the existing
structures on the property. The HIA recommended documentation, salvage, and commemoration of the
structure at 825 Riverside Drive as an appropriate mitigation measure. This report is intended to fulfill the
mitigation recommendation of the HIA and provide guidance for incorporating commemoration into the
planning process for the proposed redevelopment.

The preferred approach is a blended commemoration approach that combines documentation,
commemoration, and salvage to mitigate the impacts arising from the potential removal of the structure at
825 Riverside Drive. Therefore, the following recommendations are made:

Documentation: The documentation report and the accompanying photo log and Flash Drive should be
retained on file with the City and a copy should be deposited at a local archive. This will create a public
record of 825 Riverside Drive that will be accessible to the public

Salvage: The selective salvage of identified heritage attributes and other materials should be undertaken.
The salvaging of materials can result in the retention of the design/physical heritage attributes and CHVI
of the property, albeit in a different context. These salvaged materials can provide a tangible and physical
link to the former structure at 825 Riverside Drive West and be used to facilitate interpretation and
commemoration of the property.

Commemoration: Commemoration should be undertaken on this site. A variety of commemoration
options can be undertaken and could include: interpretive signs, a walking tour, an oral history project,
digital resource, and internal interpretation.

A timeframe for demolition has not been determined but is not anticipated to occur until development of
the site begins. To incorporate the recommendations of the HIA and this report into the future
development process, it is recommended that a holding provision be established as part of approval of
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the Zoning Bylaw Amendment. With approval of the holding provision, it is recommended that the
property be removed from the City’s Heritage Register. The holding provision will require finalization of
the Documentation and Commemoration Report with the Site Plan Approval process. The holding
provision will preclude demolition until the appropriate mitigation, documentation, and commemoration
measures are integrated into the Site Plan Approval process and can be tailored to the specifics of the
final design with respect to location and form of the commemorative, interpretive, and salvage materials.

The Executive Summary highlights key points from the report only; for complete information and findings,
the reader should examine the complete report.
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1 Introduction

1.1 Study Purpose

Clayland Developments Limited (the Client) retained Stantec Consulting Ltd. (Stantec) to prepare a
Documentation and Commemoration Report for 825 Riverside Drive in the City of Windsor, Ontario
(Figure 1 and Figure 2). A Heritage Impact Assessment (HIA) prepared by Stantec (2023) determined that
825 Riverside Drive contained cultural heritage value or interest (CHVI). The heritage values identified for
825 Riverside Drive include:

e Design value as a representative example of a mid-20t" century television and radio station within
the City of Windsor, Ontario

e Design value as a representative modernist structure with International design influence

e Historical and associative value through its connection to CKLW and CBET

The Client is proposing to develop the property at 825 Riverside Drive West with residential infill
consisting of five 16 to 22-storey apartment towers with one block of back-to-back townhouses (Appendix
A). The site’s proposed density has been planned to make best use of developable land in response to
the provincial housing crisis while balancing a series of site constraints. The primary constraint as it
relates to heritage is the required construction of two storeys of below ground parking to accommodate
the intended density, as per the City’s guidance to reduce surface parking. This will result in the
demolition of the existing structures on the property. Retention of the existing building is not considered
feasible due to its position in the centre of the lot as discussed in Section 8 of the Stantec HIA.

Given the associated impacts with demolition of the existing building, the HIA recommended
documentation, potential salvage, and commemoration of the structure at 825 Riverside Drive as an
appropriate mitigation measure. This report is intended to fulfill the mitigation recommendation of the HIA
and make recommendations regarding how commemoration can be incorporated into the planning
process for the proposed redevelopment. Specifically, this report addresses City staff's comments on the
HIA related to details of how design values of the existing site can be incorporated into the future
development and provide further details on how the cultural heritage value of the site’s historical
associations with broadcasting history in the City can be commemorated and interpreted on the site.

A timeframe for demolition has not been determined but is not anticipated to occur until development of
the site begins. To incorporate the recommendations of the HIA and this report into the future
development process, it is recommended that a holding provision be established as part of approval of
the Zoning Bylaw Amendment. With approval of the holding provision, it is recommended that the
property be removed from the City’s Heritage Register. The holding provision will require finalization of
the Documentation and Commemoration Report with the Site Plan Approval process. The holding
provision will preclude demolition until the appropriate mitigation, documentation, and commemoration
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measures are integrated into the Site Plan Approval process and can be tailored to the specifics of the
final design with respect to location and form of the commemorative, interpretive, and salvage materials.

1.2 Methods

At present, there are no regulatory frameworks in Ontario that guide the preparation of documentation
reports. Further, the City does not currently have Terms of Reference for heritage reports. As best
practice, this report adheres generally to the National Park Service’s (NPS) Historic American Buildings
Survey (HABS) photography guidelines (NPS 2015). As such, the documentation component of the report
comprises:

e A general description of the history of the site and its development.
e Representative photographs of the properties, with a photographic key plan.

e A Flash Drive of photographs and corresponding photograph log (see Appendix B).

A site assessment was undertaken on December 1st, 2022, by Frank Smith, Cultural Heritage Specialist.
The weather conditions were seasonably cold and sunny. The site visit consisted of a visual inspection of
the exterior and interior of the property as well as the surrounding area of the Old Town Neighbourhood.

The preparation of commemorative text follows best practices for interpretive writing, including clarity,
simplicity of style, and brevity. In general, interpretive panels should be limited to around 150 words to
avoid fatiguing the reader (British Columbia Museum Association 2019; NPS 1960).
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2 Historical Background

2.1 Introduction

The Study Area is located at 825 Riverside Drive West, at the southeast corner of Riverside Drive and
Crawford Avenue. Historically, the property is located on part of Lots 75 and 76 of Concession 1, Petite
Cote in the former Township of Sandwich, Essex County. To understand the historical context of the
property, resources such as primary and secondary sources, archival resources, and digital databases
were consulted. The following sections are contained in the HIA and have been updated based on
feedback from City of Windsor staff, including updating the historical background to include a discussion
of Rosalie Trombley.

2.2 825 Riverside Drive History

The Study Area is located at the municipal address 825 Riverside Drive West, Windsor, Ontario. Prior to
1955, Riverside Drive was known as Sandwich Street West. The Study Area is located within the Old
Town Neighbourhood. This neighbourhood grew around a streetcar line built along University Avenue in
1874. In 1887, the ownership of the streetcar railway was assumed by the Sandwich, Windsor and
Ambherstburg Railway. In 1891, the company built a powerhouse for the railway in the Study Area. The
Powerhouse also sold surplus electricity to the surrounding area. The Study Area was also occupied by
the Canadian Salt Company Limited as early as 1905 (Union Publishing 1905). This company is presently
known as Windsor Salt. Immediately east of the Study Area was the terminus of the Canadian Pacific
Railway London Division, which was completed in phases from Toronto to Windsor between 1874 and
1890 (Kennedy 2021).

During the early 20th century, the riverfront was predominantly industrial in character and had a
reputation as a grimy area that emitted thick smog from the various trains, ferries, and factories that were
clustered along the waterfront (Brode 2017: 16). By 1911, the Canadian Salt Company operated
storehouses and a laboratory within the Study Area and the Sandwich, Windsor & Amherstburg Railway
Powerhouse continued to operate (Union Publishing 1911). Fire insurance mapping from 1924 shows the
layout of the Study Area during the 1920s (Figure 3). Between 1928 and 1929, the Powerhouse was
closed (Vernon Directories 1928). The Canadian Salt Company remained only a short while afterwards
and ended operation in the Study Area by 1930 (Vernon Directories 1930). Based on city directories, the
Study Area remained vacant through 1952 (Acme Directory Company 1953). Topographic mapping from
1939 shows no structures present in the Study Area (Figure 4).

In 1953, the television and radio station CKLW began construction of a new broadcast facility at 825
Riverside Drive. The history of CKLW began in 1932 when a group of Windsor businessmen founded
Western Ontario Broadcasting Company Limited. The company began operation of an amplitude
modulation (AM) radio station with the callsign CKOK. The next year, the name of the radio station was
changed to CKLW when the London Free Press entered a business partnership with the radio station.
The radio station call sign contains CK, which is a standard prefix assigned to some Canadian radio
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stations, and LW for London and Windsor. The radio station was originally part of the Columbia
Broadcasting System (CBS). In 1934, the London Free Press ended its affiliation with CKLW. However,
the station retained the callsign CKLW. In 1935, CKLW ended its affiliation with CBS and became part of
the Mutual Broadcast System (MBS). In 1936, CKLW also joined the new Canadian Broadcasting
Corporation (CBC) and was affiliated with both organizations (Canadian Communications Foundation
2022). CKLW was part of the broader Detroit-Windsor radio market and by 1948 Detroit and Windsor
were served by eight AM stations. During the 1940s, CKLW operated offices in both Detroit and Windsor,
carried both American and Canadian content and was described as “truly an international affair”
(Broadcasting Newsweekly 1949).

In 1949, Western Ontario Broadcasting applied to CBC for a license to operate a television station. The
application was supported by the Windsor Chamber of Commerce, but final approval would need to be
granted by the CBC Board of Governors. The board reviewed the application in 1953 and initially had
concerns that content on the new station would be dominated by American programming. The Board of
Governors noted that CKLW-AM was found to contain 85% American programming. General Manager of
CKLW J.E. Campeau assured the board that CKLW-TV would contain a significant amount of Canadian
content (Canadian Communications Foundation 2022). The CBC Board of Governors approved the
application and ground was broken on the new facility at 825 Riverside Drive West on December 16,
1953. The ground-breaking ceremony included dignitaries from Detroit and Windsor to stress the unique
position of Windsor as a cross-border city. J.E. Campeau anticipated CKLW-TV would be on the air by
July 1954 and would be the first Canadian TV station to operate at full power, with a broadcasting range
of 65 miles (104 kilometres) (Globe and Mail 1953) (Figure 5). The location along the Detroit Riverfront
was chosen as part of the City’s plan to improve and beautify the waterfront area (Windsor Star 1954a).
The television industry was expanding rapidly in Canada and the United States during the early 1950s.
Prior to 1952, Canada contained no television stations and watchers in border regions tuned their sets to
American stations. Between 1952 and 1953, television stations were opened in Toronto, Montreal,
Ottawa, Sudbury, London, and Vancouver. By 1954, Canadians owned one million television sets
(Archives of Ontario 2022).

Construction of the CKLW facility took slightly longer than anticipated and the television station was
completed in September 1954 (Plate 1). The total cost of the CKLW facility was $1.5 million. At the time of
completion, the equipment used at CKLW-TV was considered cutting edge. One of the most important
pieces of equipment was a Houston-Fearles film processor, which allowed film to be processed and made
ready for television in minutes. This type of rapid processing was essential for reporting time sensitive
local news (Windsor Star 1954a). The completed CKLW facility included a 650-foot-tall broadcast tower
(also known as a wave stack), which was the tallest such tower in the United States and Canada upon
completion. The tower was designed and completed by the Canadian Bridge Company Limited of
Windsor. The electrical equipment powering the broadcast tower was designed by R.C.A. Canada
(Windsor Star 1954b). Topographic mapping from 1962 notes the location and height of the tower (Figure
6). With a signal strength of 325,000 watts, the television station signal was designed to be the most
powerful in Canada or the United States. A staff of 50 people was required to operate the television
station. The facility was also designed to house CKLW-AM. The building architect was William J. Carter,
who also served as the station’s director of engineering. The contractors retained for general construction
were Woodall Construction Limited of Windsor. Tile work was completed by Colautti Brothers Limited of
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Windsor, plumbing work was completed by Windsor Plumbing and Heating, landscaping by Scott
Nurseries of Kingsville, and electrical engineering was completed by Johnson-Turner of Windsor (Windsor
Star 1954a).

l i
o ey i b

Plate 1 CKLW upon completion, 1954 (Windsor Star 1954b)

William J. Carter was born in Windsor in 1897. He studied engineering and architecture in Detroit and
articled and worked at the firm of Pennington and Boyde in Windsor. Carter also became involved with
the new field of radio in the 1920s and served as a radio inspector for the Dominion government. In 1932,
he ended his architecture career and became the chief engineer of CKLW (International Metropolis 2020;
Ontario Association of Architects n.d.). In 1957, he left CKLW and partnered with his former colleague
J.C. Pennington to form the architecture firm Pennington-Carter. After the death of Pennington in 1963,
Carter formed a partnership with William Fraser and the two designed civic structures in Windsor,
including buildings on the University of Windsor campus and health care facilities. Carter died in 1971
(Biographical Dictionary of Architects in Canada 2022). Within Windsor, Carter is recognized for his
modernist design of the University of Windsor Library. The library was designed by Pennington and
Carter in 1957 and opened in 1959 (University of Windsor 2013).

CKLW-TV began broadcasting on September 16, 1954. The opening ceremony was presided over by
local dignitaries from Windsor and Detroit as well as other Canadian and American officials. The first
broadcast of CKLW-TV was a dedication prayer by M.C. Davies, an Anglican reverend and provincial
Member of Parliament. Following the dedication, the television station began its regularly scheduled
programming, which included shows from the DuMont Network and 12 hours a week of CBC
programming (Windsor Star 1954b). The DuMont Network was a short-lived network that produced
thousands of hours of early television programming that was distributed to 150 network affiliates. The
network pioneered the development of children’s programming, television soap opera, and the telecast of
sporting events. Today, the most widely recognized DuMont program is “The Honeymooners.” In 1956,
DuMont folded when sales of their DuMont television sets waned (New York Times 1984). CKLW-TV also
had inhouse studios that produced Windsor’s first local television programming. Sets produced for local
programs included a living room, fireside, kitchen, and news set (Windsor Star 1954a).

In 1956, Western Ontario Broadcasting proposed the sale of one third of its shares to Radio-Keith-
Orpheum (RKO), an American entertainment company. The CBC Board of Governors had to approve any
deal and was initially skeptical. However, the board approved it on the condition that no further shares of
Western Ontario Broadcasting be transferred out of Canadian control. In addition, the Board called for
policies that limited foreign ownership shares of broadcasters to 20%. The board pointedly noted that the
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United States maintained a similar law (Globe and Mail 1956). RKO operated numerous television
stations in the United States, including in New York City and Los Angeles. RKO Stations operated as
independent stations and were not affiliated with the main American broadcasters ABC, NBC, and CBS
(Yale Law Journal 1973; Audio Visual Identity Database 2022). By the early 1960s, RKO had acquired a
100% stake in CKLW (Canadian Communications Foundation 2022).

Under RKO ownership, CKLW-TV catered to the larger Detroit market. In addition, many Windsor
television viewers preferred American television stations. During the 1960s, about 80% of Windsor
residents watched an American television station (Globe and Mail 1974a). Therefore, RKO had little
commercial interest in airing CBC programming and only aired the required minimum. In 1963, CKLW-TV
aired a mix of sports, feature films, and mid-evening programming from CBC, including “CBC Playhouse.”
The channel had several prominent advertisers including Mr. Clean, Clorox, Viceroy Cigarettes, General
Mills, and Phillip Morris (CKLW 1963).

During the 1960s, CKLW-AM grew to become one of the most popular radio stations in the United States.
In 1959, CKLW-AM switched to a rock and roll format and pioneered the use of short playlists of popular
music. In addition, CKLW-AM benefitted from its proximity to Detroit’s Motown scene. The fast pace of the
disc jockeys and limited commercial blocks allowed the station to play up to 18 songs per hour, in
contrast to other Detroit stations which averaged 13 songs per hour. By 1970, the audience of CKLW-AM
was only surpassed by WABC-AM in New York City. Like CKLW-TV, the radio station catered to the
Detroit market and reported Detroit news and advertised American products (TVO 2020; Curran 2020).

Between 1964 and 1967, the north and south facades of 825 Riverside Drive were modified to their
present appearance, including the used of green coloured glazed brick and construction of the breezeway
(Plate 2). These additions were designed by the architect William J. Hilliker of Windsor (Windsor Public
Library 1964; Kryger 2020). He designed numerous mid-century structures in Windsor including an office
building at 880 Ouellette Avenue, buildings at St. Clair College, and the provincial health lab on Huron
Church (International Metropolis 2010).

Plate 2 CKLW following completion of Hilliker’s addition (Kryger 2020)

By the late 1960s, the Canadian government was increasingly concerned with the cultural and
commercial influence of the United States. In 1969, legislation was passed that barred the ownership of
radio and television stations by foreign companies. The legislation also required the repatriation of
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currently owned assets. As a result, RKO was forced to sell CKLW. Local politicians, citizens groups, and
the Windsor Star advocated for CKLW to be purchased by CBC. The Canadian Radio-Television and
Telecommunications Commission (CRTC) asked CBC to purchase CKLW. However, CBC lacked the
funds to purchase the operation. CBC also lacked the ability to raise money to purchase CKLW because
its budget remained frozen by the federal government. To complete the deal, CBC entered into a
partnership with Baton Broadcasting to purchase CKLW. Baton was owned by John Bassett, a well-
known Toronto businessman. The CRTC placed a condition that CKLW would be fully acquired by CBC
within five years of the deal. During this interim period, CKLW-TV would air content from both CBC and
CTV (Globe and Mail 1974a).

In 1968 CKLW hired Rosalie Trombley as a receptionist and switchboard operator (Windsor Star 2023).
After starting in this position, she rose to become the station’s music librarian and director and eventually
one of the station’s top executives (Windsor Star 2023). During her time at CKLW, Trombley became an
important individual within the world of radio and was known as “the Hitmaker” and “the Girl with the
Golden Ears” (Honouring Rosalie Trombley 2023a). Her nicknames emerged from her ability to discover
songs which frequently grew into smash hits (Honouring Rosalie Trombley 2023a). She is credited for
jumpstarting the careers of artists like Bob Seger, Alice Cooper, Gordon Lightfoot, and The Guess Who
and helped make songs like The Wreck of Edmund Fitzgerald by Gordon Lightfoot, Superstition by Stevie
Wonder, Sweet Sweet Baby (Since You Been Gone) by Aretha Franklin, and a Crazy Little Thing Called
Love by Queen famous (Windsor Star 2023; Honouring Rosalie Trombley 2023b). She retired from her
position at CKLW in 1984 when the station was struggling with Canadian content regulation (Litster
2023). In the years before, and after her death in 2021, Trombley was the recipient of many music
industry awards — including being the first Canadian inducted into the Radio Hall of Fame in 2022
(Windsor Star 2023).

In 1971, the CRTC adopted rules that required television stations to air at least 60% Canadian content
and radio stations were required to air at least 25% Canadian content (CRTC 2022). In 1972, CKLW'’s
radio operations departed from 825 Riverside Drive West and relocated to 1640 Ouellette Avenue
(Canadian Communications Foundation 2022). Under the joint ownership of CBC and Baton
Broadcasting, CKLW-TV switched to an entirely Canadian primetime lineup of CBC and CTV
programming. However, some critics believed that the station still catered to American viewers. Many ads
even contained the disclaimer “Not available in Ontario”. By the fall of 1973, CKLW-TV was ranked
behind ABC, NBC, and CBS Detroit affiliates in viewership. While promoters of Canadian content had
hoped that CKLW-TV would be a window into the world of Canadian programming for American viewers,
the ratings proved otherwise. The most popular program on CKLW-TV with Detroit viewers during this
time were re-runs of Tarzan movies (Globe and Mail 1974b). In 1975, CBC completed the acquisition of
CKLW-TV and changed the callsign and branding of the station to CBET-TV. In addition, changes to
CRTC content requirements curtailed American advertising on the station (Canadian Communications
Foundation 2022).

While most CBC network stations usually aired some American content, CBET-TV encountered difficulty
because of the overlap with the Detroit market. Therefore, many American shows could not be shown by
CBET-TV. As aresult, CBET-TV had a higher percentage of Canadian content than other CBC stations

(Globe and Mail 1986). Instead of showing American programming, prime-time CTV shows were aired on
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CBET-TV (Globe and Mail 1976). This predominantly Canadian programming also attracted an American
audience. During the 1980s, television shows on CBET-TV such as “The Nature of Things” and “The Fifth
Estate” attracted about one million American viewers (Globe and Mail 1986).

During the 1980s, CBET-TV was also mandated to provide 11 hours of local programming a week, mostly
in the form of local news. This newscast was popular in Windsor and considerable controversy arose in
1990 when CBC laid off 87 employees at CBET-TV and reduced the newscast to a Toronto based
operation. This reduction was part of a wider budget cut at CBC that slashed over $100 million in
spending and reduced the overall workforce by 1,100. In response, the City of Windsor sued CBC to
resume local news production. The City of Windsor maintained that CBC was in breach of their license
agreement to provide local coverage (Globe and Mail 1991). In 1994, CBC agreed to restore a local
newscast in Windsor and spend $1.5 million to launch a new nightly show (Globe and Mail 1994).

In 2014, CBC sold 825 Riverside Drive and signed a 10-year lease with the new property owner. CBC
stated the sale of the property was in line with its new business strategy and a spokesperson for CBC
noted “We are not in the real estate business... we want to transfer the risk of being an owner to the
advantages of being scalable when you'’re a tenant” (Windsor Star 2014). The present broadcast tower
was modified by CBC in the late 20" or early 21st century. Current CBC records indicate that the tower is
360 feet in height (CBC 2022).
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3 Documentation

3.1 Photographs

A full property description and updated existing conditions description are contained within the 2023 HIA
and is repeated in the following sections of this Documentation and Commemoration Report to provide a
narrative and visual summary of the site and support mitigation measures recommended in the HIA. The
photographs are contained in Appendix B.

3.2 Site Description

3.2.1 Introduction

A site visit of the Study Area was undertaken on December 1, 2022, by Frank Smith, Cultural Heritage
Specialist. The weather conditions were seasonably cold and sunny. The site visit consisted of a visual
inspection of the interior of the building and exterior of the property. Stantec staff were accompanied on
premises by Robert Ducharme of BGIS Facility Management. Photographs were taken on a Nikon D5300
at a resolution of 300 dots per inch and 6000 by 4000 pixels. The property contains a two-storey
structure, broadcast tower, and landscaped grounds.

3.2.2 Landscape Setting

The Study Area is located at the southeast corner of Riverside Drive West and Crawford Avenue.
Riverside Drive is a two-lane roadway paved in asphalt with concrete curbs, no shoulders, and no on
street parking. Within and adjacent to the Study Area, Riverside Drive contains a concrete sidewalk with
no dividing median on the south side of the roadway and a concrete sidewalk which ends at the
intersection of Crawford Avenue and Riverside Drive West on the north side of the roadway. The roadway
is lined with freestanding streetlighting with LED luminaires (Photo 1 and Photo 2). Within and adjacent to
the Study Area, Riverside Drive West offers unimpeded views of the Detroit River and downtown Detroit
(Photo 3). The Ambassador Bridge is also visible when looking west along Riverside Drive West (Photo
4). Along the south side of Riverside Drive, the streetscape is primarily medium to high density residential.
The streetscape of the south side of Riverside Avenue also includes a broadcast tower located to the east
of the Study Area (Photo 5).

Crawford Avenue is a two-lane roadway paved in asphalt with no shoulders and on street parking along
the west side of the roadway. Both sides of Crawford Avenue contain concrete curbs and sidewalks with
no dividing median. The west side of Crawford Avenue is lined with freestanding streetlighting with LED
luminaires (Photo 6). The streetscape along Crawford Avenue is generally residential and includes
medium density residential buildings adjacent to the Study Area. South of the Study Area, Crawford
Avenue primarily contains detached late 19" to mid-20t" century residences (Photo 7).
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The Study Area is also adjacent to Salter Avenue and contains part of the former Canadian Pacific
Railway right-of-way. This area contains an area of naturalized vegetation and slopes downwards
towards the former trackage. The railway trackage has since been removed (Photo 8). A railway
underpass remains and brings traffic on Riverside Drive West over the former trackage (Photo 9). Salter
Avenue is a two-lane asphalt paved roadway that terminates near a parking lot within the Study Area.
However, the Study Area is not accessible via Salter Avenue. The west side of the roadway is lined with
late 19t to early 20t century residences and surface parking and the east side is adjacent to the
Canadian Pacific Railway right-of-way (Photo 10).

The Study Area is accessed via a horseshoe shaped driveway located off Crawford Avenue (Photo 11
and Photo 12). The north driveway passes under a breezeway which connects to the front (west) facade
of the structure (Photo 13). The driveway leads to employee and visitor asphalt parking lots to the west
and south of the structure (Photo 14 and Photo 15). Located between the south parking lot and the
structure is a broadcast tower and broadcast equipment. The broadcast tower is anchored in a concrete
pad and is tethered to the ground by cables anchored in concrete pads (Photo 16 to Photo 18).

To the north and northwest of the structure is a large expanse of lawn along Riverside Drive West and
Crawford Avenue. The lawn contains intermediate deciduous and coniferous tree plantings (Photo 19 and
Photo 20). A metal fence separates the lawn from Riverside Drive West (Photo 21). To the south of the
fence are three flagpoles surrounded by small shrubs (Photo 22). The north fagade of the structure, part
of the west fagade, and the breezeway are landscaped with foundation plantings. These foundation
plantings are a mix of coniferous shrubs including yew, cedar, juniper, and pine (Photo 23). Between the
breezeway and west fagade is a circular shaped garden bed landscaped with a small deciduous tree and
various coniferous shrubs including yew, pine, and juniper (Photo 24).

Photo 1: Riverside Drive West, looking Photo 2: Riverside Drive West, looking
east west
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Photo 3: Detroit skyline, looking north Photo 4: Ambassador Bridge, looking
west

Photo 5: High density residential and base Photo 6: Crawford Avenue, looking south
of broadcast tower, looking east

Photo 7: Crawford Avenue, looking south Photo 8: Former Canadian Pacific Railway
at residences right-of-way, looking south
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Photo 9: Canadian Pacific Railway Photo 10:  Salter Avenue, looking south
Underpass, looking east

Photo 11:  North driveway, looking east Photo 12:  South driveway, looking east

Photo 13:  Driveway as it passes under Photo 14:  South parking lot, looking east
breezeway, looking east

18



Documentation and Commemoration Report — 825 Riverside Drive West, Windsor, Ontario
Appendix A Development Plans
October 2025

Photo 17:  Tower base and equipment, Photo 18:  Representative tether anchored
looking west in concrete, looking east

Photo 19: Lawn, looking east Photo 20: Lawn and trees, looking north
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Photo 22:  Flag poles, looking east

Photo 23:  North fagade foundation Photo 24:  Garden area, looking north
plantings, looking west

3.2.3 Exterior

The structure at 825 Riverside Drive West is a two-storey structure with a flat roof with a buff brick
chimney. With the exception of the northwest corner, the exterior of the west fagade is buff brick laid in a
common bond (Photo 25 and Photo 26). The main entrance is located at the northwest corner of the
facade and is connected to an L-shaped breezeway that leads to the parking lot and north part of the
driveway (Photo 27 and Photo 28). The breezeway is supported by concrete block columns with a veneer
of green coloured glazed bricks (Photo 29). The breezeway ceiling is poured concrete and contains
recessed lighting (Photo 30). The glazed brick continues to the north edge of the main entrance. The
main entrance is located just south of the breezeway and consists of a single glass and metal door (Photo
31). It is possible that the doorway has been moved, and the original entrance has been replaced by the
present-day fixed window with metal sashes (Photo 32). To the south of the main entrance is the main
part of the west fagade, which contains a buff brick section with metal roof flashing (Photo 33). This
section contains three secondary entrances. The northerly entrance may have been a former loading bay
and is flanked by stucco and concrete. This entrance contains three metal doors, including two metal
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doors which are exit only. To the south of these doors are a fixed window with a concrete sill, secondary
entrance with a metal door, and two pane fixed window with a concrete sill (Photo 34). Views of the
second storey of the west fagcade are partially obscured, but the facade contains two window openings
and a door to the roof.

The north fagade is clad in green coloured glazed brick. The north fagade consists of 11 bays (Photo 35).
The bays are delineated by U-shaped glazed brick exterior walls with recessed lighting (Photo 36 and
Photo 37). Between the glazed brick walls are fixed windows with metal sashes and concrete sills. The
centre windows are three panes and the windows at the east and west edges are single pane. Above the
brick wall and windows is a horizontal band of metal flashing (Photo 38). A CBC/Radio Canada logo is
located at the southwest corner (Photo 39). The second storey of the north fagade is obscured by HVAC
ducts.

The east fagade consists of a northeast corner clad in glazed brick and a buff brick main section. The
northeast corner consists of five bays delineated by U-shaped glazed brick walls. Bays with no windows
contain recessed lighting fixtures. Two bays contain single pane fixed glass windows with metal sashes
and concrete sills. The most southerly bay contains a metal exit only door and concrete stoop (Photo 40).
The main section of the east facade has a buff brick exterior, concrete roof flashing, and twelve fixed
windows with concrete sills (Photo 41). The second storey of the east fagade contains two window
openings with fixed windows and concrete sills and has concrete roof flashing (Photo 42).

The south fagade has a buff brick exterior and concrete and metal roof flashing (Photo 43). The second
storey contains five window openings with fixed windows with concrete sills and two metal grates (Photo
44). The first storey contains four secondary entrances with metal doors, three metal grates, and four
fixed windows with concrete sills. Various duct work and conduits are connected to the south facade and
run to various electrical equipment, satellites, and the broadcast tower (Photo 45 and Photo 46).

Photo 25:  Front (west) facade, looking east Photo 26:  Brick details of west fagade,
looking east
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Photo 27:  Breezeway south entrance, Photo 28:  Breezeway, looking east towards
looking north main entrance

Photo 29: Breezeway column details,
looking east

Photo 31: Main entrance, looking east Photo 32: Fixed metal window, looking east
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Photo 33:  South section of west facade, Photo 34:  Secondary entrance and
looking east windows looking east

Photo 35:  North fagade, looking south Photo 36: Representative details of bay on
north fagade, looking south

_ " :
Photo 37: Recessed lighting fixture, looking Photo 38: Window details and metal
south flashing, looking south

23



Documentation and Commemoration Report — 825 Riverside Drive West, Windsor, Ontario
Appendix A Development Plans
October 2025

Photo 39: CBC Logo, looking east Photo 40: Northeast corner of east fagcade,
looking north

East fagade second storey,
looking north

Photo 43:  South fagade, looking north Photo 44:  Second story of south fagade,
looking north
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Photo 45: West side of south fagade, Photo 46: East side of south fagade,

looking north looking north
3.2.4 Interior

The interior of 825 Riverside Drive West consists of a first storey, second storey, and basement. Only part
of the first storey is currently occupied, and the second storey is unoccupied. The basement is used for
storage and contains utilities.

The first storey contains a lobby, studios, control rooms, editing rooms, utility rooms, loading dock,
security room, and office space. The main entrance leads to a lobby area that is partially screened from
the studio by a wood partition. The lobby area contains an exposed metal ceiling that is supported by
metal trusses. This area is illuminated by track lighting and two large circular light fixtures. The walls are
drywall, and the flooring is carpet squares (Photo 47 and Photo 48). To the east of the lobby is the studio
office spaces. The studio office spaces consist of English language and French language areas and
contain drop tile ceilings with fluorescent lighting, drywall walls, and carpet squares (Photo 49 and Photo
50). To the south of the office space is a kitchenette. The kitchenette contains a drop tile ceiling with
fluorescent lighting, drywall wall, and laminate floor. The kitchen counters, cabinets, and appliances are
modern (Photo 51). East of the office space is the local newscast studio. The newscast studio contains an
exposed metal ceiling with fluorescent lighting and professional grade studio lighting. The walls are
drywall, and the floors are laminate (Photo 52).

To the south of the studio offices and newscast studio is a series of interconnected hallways that connect
to the remaining rooms on the first storey. The hallways contain drop tile ceilings, a mix of concrete block
and drywall walls, and vinyl tile flooring (Photo 53 and Photo 54). Studio B is accessed along this hallway
and contains a drop tile ceiling, drywall wall, glass partitions between the hallway and studio B control
room, and laminate flooring. Studio B is used for radio broadcasting (Photo 55). The Studio B control
room is located just south of Studio B and contains a drop tile ceiling, drywall wall, glass partitions
between the hallway and studio B control room, and laminate flooring (Photo 56). To the southwest of
Studio B is the loading dock and security office. The loading dock contains a set of metal doors leading
the parking lot along the west fagade. The room has an exposed ceiling with fluorescent lighting, drywall
wall, and concrete floor (Photo 57). The security office is located adjacent to the loading dock. This room
contains a drop tile ceiling, drywall wall, and vinyl tile floor (Photo 58).
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To the south of the loading dock is a studio which is not currently in use. This room has a drop tile ceiling,
drywall wall, and carpeted floor (Photo 59). South of this studio is a series of editing rooms and storage
rooms. These rooms have drop tile ceiling with fluorescent lighting and track lighting, drywall walls, and
carpeted floors (Photo 60 and Photo 61). To the east of the loading dock is the server room, IT work
room, and transmission room. The server room contains a drywall and exposed ceiling, concrete block
wall, and vinyl tile floor (Photo 62). The IT work room contains a drop tile ceiling, drywall wall, and vinyl
tile floor (Photo 63). The transmission room contains an exposed ceiling, drywall and concrete block wall,
and vinyl tile floor (Photo 64). To the east of the server room are a series of storage rooms, including two
tape storage rooms. These rooms contain drop tile ceiling, a mix of concrete block and drywall walls, and
a mix of carpeted flooring and vinyl tile flooring (Photo 65 and Photo 66).

East of these rooms, the remainder of the first storey is unoccupied. The unoccupied area contains a
hallway with a drop tile ceiling and fluorescent lighting, drywall wall, and carpeted floor (Photo 67).
Unused washrooms in this area contain terrazzo flooring (Photo 68). The hallway terminates at a large
office space with a drop tile ceiling with fluorescent lighting, drywall walls, and carpeted floor (Photo 69).
This room is connected to a smaller office. The north side of the hallway is adjacent to an unused studio
and control room. This unused studio is the largest studio space in the building and contains a ceiling with
acoustic panels, recessed lighting, fluorescent lighting, drywall walls, and a glass partition between the
studio and control room. The flooring is carpet and parquet (Photo 70 and Photo 71). The control room is
located just west of the studio. All equipment has been removed from the control room (Photo 72). An
incandescent On Air/Off Air light remains adjacent to the control room door (Photo 73).

The second floor is accessed by two staircases. The stairs are coated in non-slip rubber and contain
metal bannisters and railings (Photo 74). The second floor consists of a washroom, janitorial closet, and
office space. The entire floor is unoccupied. The washroom contains terrazzo flooring (Photo 75). The
second storey offices contain drop tile ceilings, a mix of wallpapered and drywall walls, and carpeting
(Photo 76 and Photo 77).

The basement is accessed by three staircases. The basement contains utility rooms, storage rooms, a
break room, and a maintenance room. The rooms are connected by a hallway with a concrete ceiling,
concrete block walls, and vinyl tile flooring (Photo 78 and Photo 79). The boiler room contains a fire door
that was manufactured by Richards-Wilcox of Winnipeg, London, and Montreal (Photo 80). The break
room contains a drop tile ceiling, concrete block walls, a mid-20t"" century stove and oven top, and modern
counters and cabinets. The flooring is vinyl tile (Photo 81). The maintenance room contains an exposed
ceiling, drywall and concrete block wall, and work benches and storage. Hanging on the walls of this room
are several circa 1970s to 1980s signs for CBC Radio (Photo 82).
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Photo 47:  Lobby area, looking east Photo 48:  Lobby ceiling, looking east

Photo 49:  Studio office space, looking east Photo 50: Studio office space, looking
south

Photo 51: Kitchenette, looking southeast Photo 52: Newscast studio, looking east
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Photo 53:  Hallway, looking south Photo 54:  Hallway, looking east

Photo 55:  Studio B, looking west Photo 56:  Studio B control room, looking
north

4 "

Photo 57:  Loading dock, looking west Photo 58:  Security office, looking west
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Photo 59:  Studio not in service, looking Photo 60:  Editing room, looking east
north

Photo 61:  Storage room, looking east Photo 62:  Server room, looking east

Photo 63: IT work room, looking south Photo 64: Transmission room, looking east

29



Documentation and Commemoration Report — 825 Riverside Drive West, Windsor, Ontario
Appendix A Development Plans
October 2025

Photo 65:  Storage room, representative Photo 66: Tape storage room, looking east
photo

Photo 67:  Hallway towards unoccupied Photo 68:  Terrazzo washroom flooring,
area, looking east representative photo

Photo 69: Unused office area, looking east Photo 70:  Ceiling with acoustic panels,
looking west
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Photo 71:  Studio, looking west Photo 72:  Control room, looking east

Photo 73:  On Air/Off Air light, looking west  Photo 74:  Representative staircase photo

Photo 75:  Terrazzo flooring in second Photo 76:  Representative second storey
storey washroom, looking south office, looking west
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Photo 77:  Representative second storey Photo 78:  Basement hallway, looking east
office, looking east

Photo 79:  Representative basement storage Photo 80: Richards-Wilcox door, looking
room south

Photo 81: Breakroom, looking west Photo 82: Maintenance room, looking east
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4 Cultural Heritage Value or Interest (CHVI)

The following Statement of Cultural Heritage Value or Interest for the property is included below verbatim
from the 2023 Heritage Impact Assessment (Stantec 2023).

4.1 Cultural Heritage Value

The broadcast facility at 825 Riverside Drive West has design value as a rare example of a mid-20t
century television and radio station in the City of Windsor. The broadcast facility also has design value as
a representative modernist structure with International design influence. The International design
elements were added between 1964 and 1967 when the north fagade was modified. While the building
includes two distinct sections with differing architectural elements, both sections are firmly rooted in
modernist design. This style of architecture achieved mainstream popularity in the decades following the
Second World War as Europe was rebuilt and North America experienced a population broom. Modernist
design elements of the broadcast facility include the simple cubist design with a lack of ornamentation,
flat roof, and the smooth brick exterior with small windows. International design elements of the north
fagade include the vertical emphasis created by the repeating use of prominent U-shaped columns that
are illuminated at night and the use of multi-pane steel sash windows on a horizontal axis. The north
fagade and breezeway of the broadcast facility used green glazed brick to give the structure a distinct
appearance without relying on traditional design.

The property demonstrates historical and associative value through its connection to CKLW and CBET.
The television station CKLW-TV was the first Canadian television station available to viewers in Windsor.
While CKLW-TV emphasized its connection to Detroit, it also provided the citizens of Windsor with local
programming. During the 1960s, CKLW-AM became one of the most popular radio stations in North
America and pioneered a broadcasting technique that emphasized a small playlist of popular songs.
CKLW also directly demonstrates the interconnected relationship between Detroit and Windsor, a theme
that has made a strong and notable contribution to the development of Windsor. The ground-breaking
and opening ceremony for the television station was attended by Canadian and American dignitaries, the
station was variously owned by Canadian and American parent companies, and CKLW aired both
Canadian and American programming intended for both a Canadian and American audience. Following
the acquisition of CKLW-TV by CBC, the station continued to produce content for a Windsor audience
and was used as a “window to the United States” to test the appeal of Canadian content with American
audiences.

4.1.1 Heritage Attributes

e Rare example of a mid-20t century television and radio station within the City of Windsor, Ontario
e Representative modernist structure with International design influence, including:

o Two storey structure with cubist plan

o Flat roof with concrete and metal flashing
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o L-shaped breezeway with concrete columns clad in glazed green brick

o Breezeway reinforced concrete roof with overhead lighting fixtures

o Buff brick exterior with common bond

o Lack of historically inspired ornamentation

o Minimalist use of window openings on west facade

o North fagade with U-shaped columns with recessed lighting and green glazed brick cladding

o North fagade with steel sash windows with a horizontal emphasis

Note: The broadcast tower is not considered a heritage attribute
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5 Commemoration Concepts

5.1 Introduction

A commemoration strategy has been prepared to interpret the CHVI identified at 825 Riverside Drive
West. The commemoration concepts outlined below are provided to assist in the planning process
regarding proposed redevelopment of the property.

In addition, the commemoration should be compliant with the Accessibility for Ontarians with Disabilities
Act (AODA) and conform with the Crime Prevention Through Environmental Design (CPTED) principles
and be designed and sited to reduce potential for vandalism and located within area of high surveillance.

5.2 Salvage

The HIA prepared for the proposed development assessed options for the potential retention or
incorporation of 825 Riverside Drive (Stantec 2023). Due to project constraints, it was determined that
retention and or incorporation of the existing structure was not feasible. As a result, salvage was
recommended as an appropriate mitigation measure. Through the selective salvage of identified heritage
attributes and supportive materials, the CHVI of the property can be retained, albeit in a different context.
These salvaged materials can provide a tangible and physical link to the former structure at 825 Riverside
Drive West and be used to facilitate interpretation and commemoration of the property. The following is a
recommended list of identified heritage attributes for salvage, subject to confirmation of feasibility from a
demolition or salvage company:

e L-Shaped Breezeway with Concrete Columns Clad in Glazed Green Brick: A representative
section, or the entirety of this feature (Photo 83).

o Breezeway Reinforced Concrete Roof with Overhang Lighting Fixtures: A representative section,
or the entirety of this feature (Photo 84).Buff Brick Exterior with Common Bond: A representative
section of buff bricks should be salvaged from the structure at 825 Riverside Drive West. Salvage
of the bricks should be based on condition and bricks that appear to be newer, in poor condition,
or repaired should not be included (Photo 85).

e Green Glazed Brick Cladding: A representative section of green glazed bricks should be salvaged
from the structure at 825 Riverside Drive West. Salvage of the bricks should be based on
condition and bricks that appear to be newer, in poor condition, or repaired should not be
included (Photo 86).

35



Documentation and Commemoration Report — 825 Riverside Drive West, Windsor, Ontario
Appendix A Development Plans
October 2025

Photo 83:  Breezeway south entrance, Photo 84:  Breezeway, looking east towards
looking north main entrance
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Photo 85:  Brick details of west fagade, Photo 86:  Green glazed brick cladding,
looking east. looking south.

Prior to the start of demolition activities, the materials identified for salvage should be clearly denoted.
Instructions should be provided to the demolition contractor that these identified materials are to be
retained for future use. If specialists are required to extract any of materials, arrangements should be
made for the removal of these materials prior to the start of demolition.

It is recommended that prior to demolition, a demolition contractor complete an inventory of the
components identified for salvage using a heritage asset tracking form. Each individual element identified
for salvage is to be catalogued and tagged prior to removal from the site. Prior to crating or packing of
salvaged materials, it is recommended that the contractor clean the built components of dust, dirt, or
organic material to reduce the risk of damage during the storage process. Built elements may be stored
on wooden pallets.

The materials identified for salvage should be carefully removed and placed in a location pre-specified for
the salvaged materials. This location should ensure the ongoing protection of the salvaged materials.
While the principal components identified for salvage have been located outside and have been subject to
many different weather conditions, their storage in a controlled environment is beneficial due to their
removal from their original condition. Once deconstructed, the identified components will be subject to
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new environmental conditions which they have not adjusted to since their original installation. Should the
components be stored in an uncontrolled environment, there may be an increased risk of deterioration.
This would have an adverse impact to restoration and reinstatement activities. The salvaged elements
should be stored in a closed and monitored area, or if stored outdoors should be elevated from the
ground and topped with a protective covering. Regular monitoring should be carried out to confirm the
condition of the salvaged elements and to identify risks to the elements before they occur. The storage
area should be kept clean and organized to facilitate regular monitoring.

The salvaged materials should be integrated into on-site features. This could include new building
facades, interior lobbies, parkettes, landscape walls/garden beds, or site furniture.

5.3 Sympathetic Design and Integration of Salvaged
Components

There may be potential to design new development at the site in a style that is reflective of or includes
homage to some of the mid-century modern/international architecture of the broadcast facility.
Sympathetic design could include the construction of new structures that contain some of the following
design elements:

e Cubist plans and linear details
e Flat or low-pitched roofs
e Avoidance of historically-inspired ornamentation (e.g. classical or Victorian)

e Minimalist decorative details including common bond brick patterns, vertical mid-century inspired
brick or concrete details beside window or entrance areas

e Incorporation of the breezeway form into public spaces or entrance areas

There is also opportunity to incorporate materials salvaged from the broadcasting station into the future
development in conjunction with interpretive and commemorative elements identified in Section 5.4. This
could include:

e The use of salvaged glazed or buff bricks as part of entrance features, landscape planters,
landscape decorative elements, or commemorative devices located in a publicly accessible areas
such as outdoor amenity space or parkettes

e The use of salvaged glazed or buff bricks in interior amenity areas such as building lobbies,
common amenity rooms

e The use of the salvaged breezeway, if feasible, or sympathetic breezeway structure(s) in outdoor
amenity or parkette areas

The feasibility of use of salvaged material should be confirmed by a salvage or demolition contractor at
the time of removal. Locations identified above for incorporation of salvaged materials are based on
current plans and should be confirmed and specified at the site plan stage, when development plans have
been finalized. Specific locations should be determined in consultation with City Heritage Planning Staff
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and a qualified Heritage professional through a future site plan approval process. Salvaged elements
should be paired with commemorative/interpretive elements identified below to provide explanation and
context so that the public can understand their presence, history, and CHVI.

5.4 Interpretation

5.4.1 Introduction

The following sections will discuss the physical and nonphysical elements associated with the property
that were used to develop commemoration themes, examples of commemoration, and specific
commemoration concepts.

5.4.2 Commemorative Themes

The commemoration themes below were derived from the site history documented in Stantec’s Heritage
Impact Assessment for 825 Riverside Drive West and additional research conducted for the
Documentation and Commemoration Report — 825 Riverside Drive West. If oral interviews were
completed as part of a commemoration project, an addition theme, Life at a 20t Century Radio
Broadcasting Company, could be developed.

Industrial Development in Windsor

During the latter half of the 19t century, the developing community of Windsor became an important point
in the westward frontier expansion of Canada and in ongoing dynamics with the United States. Following
the arrival of the Great Western Railway in 1854, the area’s industrial endeavours began to increase
(Kulisek 2012). By the 1860s, Windsor had developed into a service centre for the surrounding
agricultural regions as well as a centre for river transportation to the United States (Kulisek 2012). In
1890, Walkerville, a company town developed around Hiram Walker’s distillery was incorporated and in
1904 the Ford Motor Company of Canada established itself just east of the Walker distillery (Kulisek
2012). Windsor would eventually become the “Auto Capital of the British Empire” and was home to many
familiar manufacturers, including Ford, General Motors, and Chrysler (Kulisek 2012).

By the early 20% century, the riverfront was predominately industrial in character and had a reputation as
a grimy area that emitted a thick smog as a result of the various trains, ferries, and factories that were
clustered along the waterfront. By 1911, the Canadian Salt Company operated storehouses and a
laboratory within the Study Area and the Sandwich, Windsor & Amherstburg Railway Powerhouse also
continued to operate in the area. By the 1930s, this industrial character which immediately surrounded
the Study Area had begun to change as the Powerhouse closed in 1928 and 1929 and the Canadian Salt
Company closed by 1930.

The Creation of CKLW Radio

In 1932, a group of Windsor businessmen founded the Western Ontario Broadcasting Company Limited.
This company began operating an AM radio station and in 1933 named their station to CKLW when the
went into their only year-long business relationship with the London Free Press. CKLW was part of the

38



Documentation and Commemoration Report — 825 Riverside Drive West, Windsor, Ontario
Appendix A Development Plans
October 2025

broader Detroit-Windsor radio market and by 1948 Detroit and Windsor were served by eight AM stations.
During the 1940s, CKLW operated offices in both Detroit and Windsor, carried both American and
Canadian content and was described as “truly an international affair.” In 1953, the station CKLW began
construction of a new broadcast facility at 825 Riverside Drive. By the 1960s, CKLW-AM grew to become
one of the most popular radio stations in the United States. In 1959, CKLW-AM switched to a rock and roll
format and pioneered the use of short playlists of popular music. In addition, CKLW-AM benefitted from
its proximity to Detroit’s Motown scene. The fast pace of the disc jockeys and limited commercial blocks
allowed the station to play up to 18 songs per hour, in contrast to other Detroit stations which averaged
13 songs per hour. In the 1960s and 70s, switchboard operator turned CKLW executive, Rosalie
Trombley became an important individual in radio, known as “the Hitmaker” and “the Girl with the Golden
Ears.” By 1970, the audience of CKLW-AM was only surpassed by WABC-AM in New York City. Like
CKLW-TV, the radio station catered to the Detroit market and reported Detroit news and advertised
American products (TVO 2020; Curran 2020).

The Creation of CKLW Television

In 1949, Western Ontario Broadcasting applied to CBC for a license to operate a television station. The
application was supported by the Windsor Chamber of Commerce, but final approval would need to be
granted by the CBC Board of Governors. The board reviewed the application in 1953 and initially had
concerns that content on the new station would be dominated by American programming. The Board of
Governors noted that CKLW-AM was found to contain 85% American programming. General Manager of
CKLW J.E. Campeau assured the board that CKLW-TV would contain a significant amount of Canadian
content. The CBC Board of Governors approved the application and ground was broken on the new
facility at 825 Riverside Drive West on December 16, 1953. J.E. Campeau anticipated CKLW-TV would
be on the air by July 1954 and would be the first Canadian TV station to operate at full power, with a
broadcasting range of 65 miles. At the time of completion, the equipment used at CKLW-TV was
considered cutting edge. One of the most important pieces of equipment was a Houston-Fearles film
processor, which allowed film to be processed and made ready for television in minutes. This type of
rapid processing was essential for reporting time sensitive local news. CKLW-TV began broadcasting on
September 16, 1954.
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Canadian Content

In as early as 1949, CKLW found challenges in navigating its dual broadcasting responsibilities to both
American and Canadian listeners. In 1949, Western Ontario Broadcasting applied to CBC to operate a
television station. This application was reviewed and in 1953 concerns were raised that the content on the
proposed television station would be dominated by American programming. The Board of Governors
noted that CKLW-AM was found to contain 85% American programming. General Manager of CKLW J.E.
Campeau assured the board that CKLW-TV would contain a significant amount of Canadian content. This
issue was raised again in 1956 when Western Ontario Broadcasting proposed the sale of some of its
shares to an American entertainment company. This resulted in the CBC Board of Governors instating a
policy that limited foreign ownership shares of broadcasters to 20%. By 1969, legislation was passed
which barred the ownership of radio stations by foreign companies and in 1971 policy required television
stations to air at least 60% Canadian content and radio stations to air at least 25% Canadian content.
CKLW was central in the ever-evolving history of Canadian content rules in television and radio. By the
late 1960s, the Canadian government was increasingly concerned with the cultural and commercial
influence of the United States. In 1969, legislation was passed that barred the ownership of radio and
television stations by foreign companies. The legislation also required the repatriation of currently owned
assets. As a result, the owners of CKLW were forced to sell the station. Local politicians, citizens groups,
and the Windsor Star advocated for CKLW to be purchased by CBC. CBC lacked the funds to purchase
the operation outright and instead entered a partnership with Baton Broadcasting to purchase CKLW,
under the agreement that CKLW would be fully acquired by CBC within five years. During this time,
CKLW-TV would air content from both CBC and CTV.

The Development of Radio and Television Broadcasting in Canada

In December 1920, the Marconi Wireless Telegraph Company of Canada started broadcasting Canada’s
first regular schedule of radio transmissions from their Montreal station XWA (now CFCF) (Parks Canada
n.d.; Macmillan 2006). Following this, radio transmission within Canada grew quickly. By 1922, there were
39 stations in the country and by 1932, there were 77 (Parks Canada n.d.; Macmillan 2006). By 1928, the
Canadian Government established a royal commission to advise on the future of broadcasting in Canada
(Peers and Harada 2010). This commission saw the creation of the Canadian Radio Broadcasting
Commission (CRBC) which was outlined to regulate, control, and carry on broadcasting within the country
(Peers and Harada 2010). Eight years later, in November 1936, the CRBC was replaced by the Canadian
Broadcasting Corporation (CBC) (Peers and Harada 2010). Unlike the CRBC, the CBC had more
autonomy and was quickly successful in expanding Canadian broadcasting coverage (Peers and Harada
2010). When television arrived in 1952, CBC-TV attempted to be self-sufficient, as the BBC-TV was in
Britain (Peers and Harada 2010). Instead, private station licensees were granted the auspices to
distribute the national programs provided by the CBC (Peers and Harada 2010). During the 1950s,
disagreements emerged over the conflict of interest presented by CBC being both the regulator of radio
and television broadcasting and the primary operator (Peers and Harada 2010). As a result, the
government established the Board of Broadcast Governors which was responsible for regulating the
activities of public and private broadcasting stations in Canada (Peers and Harada 2010). Even so, the
CBC continued to operate and continued to report directly to Parliament (Peers and Harada 2010).
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A Cross-Border Company

When ground was broken for the construction of CKLW’s new television facility at 825 Riverside Drive
West on December 16, 1953, dignitaries from both Detroit and Windsor attended the ceremony. The goal
of this representation was to stress the unique position of Windsor as a cross-border city. When the
station began broadcasting on September 16, 1954, yet again, the audience included both Canadian and
American officials. Over the following decades, CKLW would remain straddling the line of both Canadian
and American radio and television content. In 1963, CKLW-TV aired a mix of sports, feature films, and
mid-evening programming from CBC, including “CBC Playhouse.” Ultimately, the popularity of the radio
station was significantly in part due to its location near the border, and its resulting cross-border audience,
CKLW became an important jumping off point for Canadian recording artists and television shows to start
or expand their careers into the United States. As Gordon Lightfoot claimed, it was because of CKLW that
Detroit was “the first major American city where you could find yourself.”

CKLW Radio and the CBC

In 1969, legislation was passed that barred the ownership of radio and television stations by foreign
companies. As a result, the owners of CKLW were forced to sell the station. Local politicians, citizens
groups, and the Windsor Star advocated for CKLW to be purchased by CBC. CBC lacked the funds to
purchase the operation outright and instead entered a partnership with Baton Broadcasting to purchase
CKLW, under the agreement that CKLW would be fully acquired by CBC within five years. Under the joint
ownership of CBC and Baton Broadcasting, CKLW-TV switched to an entirely Canadian primetime lineup
of CBC and CTV programming. However, some critics believed that the station still catered to American
viewers. Many ads even contained the disclaimer “Not available in Ontario”. By the fall of 1973, CKLW-TV
was ranked behind ABC, NBC, and CBS Detroit affiliates in viewership. While promoters of Canadian
content had hoped that CKLW-TV would be a window into the world of Canadian programming for
American viewers, the ratings proved otherwise. While most CBC network stations usually aired some
American content, CBET-TV encountered difficulty because of the overlap with the Detroit market.
Therefore, many American shows could not be shown by CBET-TV. As a result, CBET-TV had a higher
percentage of Canadian content than other CBC stations.

5.4.3 Examples of Commemoration

The examples below are approaches to commemoration that have been used as ways to commemorate
cultural heritage resources and/or events, where conservation of heritage resources in-situ is not possible
or warranted. The examples and graphics provided are meant to be representative concepts which can
be modified and refined when a commemoration option is selected and designed.

e Commemorative/dedication plaques

e Interpretive panel(s)

e Historical markers, including property markers

e Historical plantings (i.e., commemorative grove, planting feature, or combination)

e Adaptive reuse of remnant materials of a building
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e Commemorative feature such as sculpture, garden, environmental art
5.4.4 Site Specific Commemoration Options

5.4.4.1 Interpretive Signs

This option includes creating a various number of interpretive panels throughout the property which would
tell the history of the site. These panels would convey the stories of the people and events that shaped
the site and preserve the sites significance indefinitely (Plate 3 and Plate 4). These signs could draw
directly on the themes outlined in Section 5.3.2. Salvaged elements could be located nearby to provide a
tangible link to the station’s building materials.

Plate 4: Eldorado Historic Sites Walk (Visit Wangaratta n.d.).

54.4.1.1 Example Sign Text: The History of CKLW-AM

In the 1960s, the sounds of CKLW-AM radio could be heard blasting from just about every radio in
Windsor. From cars, homes, and businesses, CKLW was the soundtrack of the region.
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Established in 1932 when a group of Windsor businessmen founded Western Ontario Broadcasting
Company Limited, CKLW grew as both a local, and international radio and television station and became
one of the most influential stations in Canada and the United States.

Due to its location near the border, and its resulting cross-border audience, CKLW became an important
jumping off point for Canadian recording artists to start or expand their careers into the United States.
Gordon Lightfoot spoke that it was because of CKLW that Detroit was “the first major American city where
you could find yourself.”

CKLW was not only influential for the music it played and the careers it jumpstarted but also for its
revolutionary approach to broadcasting. In the late 1950s, local radio listeners were tired of long DJ sets,
commercials, and limited time set aside for music broadcasts. In response, CKLW-AM switched to a rock
and roll format and pioneered the use of short playlists of popular music. The fast pace of the DJs and
limited commercial blocks allowed the station to play up to 18 songs per hour, in contrast to other Detroit
stations which averaged 13 songs per hour. By the 1960s, CKLW-AM grew to become one of the most
popular radio stations in the United States. In 2014, CBC sold 825 Riverside Drive West and signed a 10-
year lease with the new property owner. CBC stated that the sale of the property was in line with its new
business strategy.

5.4.4.1.2 Example Sign Text: The History of CKLW-TV

In 1949, Western Ontario Broadcasting, the owners of CKLW-AM, applied to CBC for a license to operate
a television station. While the application was supported by the Windsor Chamber of Commerce, the final
decision needed to be made by the CBC Board of Governors. Four years later, in 1953, the board
reviewed the application and expressed concerns that content on the new station would be dominated by
American programming. In an attempt to calm concerns, General Manager of CKLW, J.E. Campeau,
promised the board that the new television station would contain a significant amount of Canadian
content. With this promise, construction of the television station and CKLW-TV broadcasting began on
September 16, 1954.

The new television broadcasting station, located at 825 Riverside Drive West, would be the first Canadian
TV station to operate at full power — with a broadcasting range of 104 kilometers. With a signal strength of
325,000 watts, the television station signal was designed to be the most powerful in Canada and the
United States. A staff of 50 people was required to operate the television station.

When the new CKLW station was completed, the equipment within the facility was considered cutting
edge. One of the most important pieces of equipment was a Houston-Fearles film processor, which
allowed film to be processed and made ready for television in minutes.

5.4.4.1.3 Example Sign Text: “The Girl with the Golden Ears”

Have you heard of musical artists Gordon Lightfoot, Bob Seger, or Alice Cooper? What about the songs
The Wreck of the Edmund Fitzgerald (Gordon Lightfoot), Superstition (Stevie Wonder), Sweet Sweet
Baby (Since You Been Gone) (Aretha Franklin), or a Crazy Little Thing Called Love (Queen)? If you're
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familiar with any one of these artists or songs, you have radio broadcasting giant Rosalie Trombley, in
part, to thank.

In 1968, CKLW hired single mother of three, Rosalie Trombley as a receptionist and switchboard operator
for their radio station. Trombley quickly rose to become the station’s music librarian and director and
eventually one of the station’s top executives. During her time at CKLW radio, Trombley became one of
the most famous and influential individuals in radio history, known as “the Hitmaker” and “the Girl with the
Golden Ears.” Her nicknames emerged from her ability to discover songs which frequently grew into
smash hits.

In 1984, Trombley retired from her position at CKLW radio, however she continued her broadcasting
career in the United States. In the years before, and after her death in 2021, Trombley was the recipient
of many music industry awards — including being the first Canadian inducted into the Radio Hall of Fame
in 2022 (Plate 5 and Plate 6).

Plate 6: Rosalie Trombley (Windsor Star 2021).

5.4.4.2 Radio History Walking Tour

This option includes the creation of a self-guided heritage walking tour of the Study Area. This tour would
provide brief excerpts of information relevant to the site and integrate important musical history, beyond
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just historical content. This could include jingles from CKLW, interviews with former employees and
musicians, as well as famous songs that were made popular by the station and it's employees.

The walking tour could be disseminated through a pamphlet (which could be found in a central community
location on the property) or through a digital resource such as QR codes located on interpretive panels in
publicly accessible areas.

5.4.4.3 Oral History Project

In order to help preserve the history of the CKLW station as well as the history of radio and television
broadcasting within Canada an oral history project could be undertaken with former employees and
individuals associated with the CKLW station. An oral history project could explore the experiences of
former employees who worked at the CKLW station, the significance of the CKLW station on musicians or
other members of the broadcasting industry, or the technological advances and changes throughout the
lifetime of the station. All oral histories should be deposited in a local archive following completion. Once
these oral histories are completed, other methods of commemoration (a digital resource, any audio
projects (a walking tour, listening booths), interpretive signage) could be augmented with the information
and audio obtained. This oral history project could be initiated by the City as a collaboration opportunity
with local historical organizations, which could include the Department of History at the University of
Windsor or Museum Windsor.

5.4.4.4 Digital Resource

This option includes the creation of a digital resource which would expand upon the historical content
presented through the physical commemoration in the Study Area. Due to their nature, physical methods
of interpretation have varied limits of how much historical content and the types of content that can be
displayed. As such, creating an accompanying digital resource can act as a place where interested
members of the public can go for additional information. A digital resource would compliment and
significantly improve the longevity of the commemoration and preservation being attempted to preserve
the history of the CKLW. The creation of a digital resource could be initiated by the City as a collaboration
opportunity with local historical organizations, which could include the Department of History at the
University of Windsor or Museum Windsor.

5.4.4.5 Internal Interpretation

The creation of internal interpretation could allow for further commemoration of the history of the CKLW
station on the site (Plate 7). Unlike external interpretation, creating internal interpretation widens the
opportunities and options for the dissemination of historical content. Internal interpretation is not
constrained by factors such as weather or vandalism. As such, internal commemoration could include
interpretive panels with exhibit cases for artifacts/salvaged materials, listening stations for audio/visual set
ups to allow members of the public the opportunity to listen or watch historic radio/tv broadcasts,
interpretive art, a replica broadcasting studio or design elements which are an homage to design
elements of the original broadcasting studio. The creation of an internal interpretation display could be
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initiated by the City as a collaboration opportunity with local historical organizations, which could include
the Department of History at the University of Windsor or Museum Windsor.

Plate 7: Internal exhibit at the University of New England (UNE Library Services n.d.).
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6 Conclusion and Recommendations

The property at 825 Riverside Drive was determined to meet two criteria of Ontario Regulation 9/06 for its
design/physical value as a modernist structure and historical association with the radio and television
station CKLW. Given the proposed redevelopment of the site, retention in situ is not feasible, and the
building cannot be incorporated into the proposed development in order to accommodate the required
below ground parking. Therefore, the HIA recommended mitigation measures to conserve the CHVI of
825 Riverside Drive, albeit in a different context. Salvage of physical elements of the building, including
the covered breezeway, if feasible, and representative samples of buff and glazed brick, are
recommended to link physical features of the existing building to commemorative and interpretive
elements that celebrate the building’s history as a broadcasting station in the mid-to-late 20t century.
New development that reflects cubist/linear design with mid-century inspired decorative elements can pay
homage to the site’s architectural past.

The preferred approach is a blended commemoration approach that combines documentation,
commemoration, and salvage to mitigate the impacts arising from the future redevelopment of 825
Riverside Drive. A timeframe for demolition has not been determined and there is presently no timeline for
salvage or storage of materials.

Recommendations in this commemoration plan, based on feasibility to be determined by
demolition/salvage contractors and the property owner, should be included as conditions of site plan
approval to confirm that the CHVI of the property will be conserved in the future development. A
timeframe for demolition has not been determined but is not anticipated to occur until development of the
site begins. To incorporate the recommendations of the HIA and this report into the future development
process, it is recommended that a holding provision be established as part of approval of the Zoning
Bylaw Amendment. With approval of the holding provision, it is recommended that the property be
removed from the City’s Heritage Register. The holding provision will require finalization of the
Documentation and Commemoration Report with the Site Plan Approval process. The holding provision
will preclude demolition until the appropriate mitigation, documentation, and commemoration measures
are integrated into the Site Plan Approval process and can be tailored to the specifics of the final design
with respect to location and form of the commemorative, interpretive, and salvage materials.
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Photo Number | Direction Details

1 East Riverside Drive West

2 West Riverside Drive West

3 North Detroit skyline

4 West Ambassador Bridge

5 East High density residential and base of broadcast tower
6 South Crawford Avenue

7 South Crawford Avenue, looking south at residences
8 South Former Canadian Pacific Railway right-of-way
9 East Canadian Pacific Railway Underpass

10 South Salter Avenue

11 East North driveway

12 East South driveway

13 East Driveway as it passes under breezeway

14 East South parking lot

15 North West parking lot

16 East Broadcast tower

17 West Tower base and equipment

18 East Representative tether anchored in concrete
19 East Lawn

20 North Lawn and trees

21 East Metal fence

22 East Flag poles

23 West North fagade foundation plantings

24 North Garden area

25 East Front (west) fagcade

26 East Brick details of west fagcade

27 North Breezeway south entrance

28 East Breezeway, looking east towards main entrance
29 East Breezeway column details

30 North Breezeway ceiling

31 East Main entrance

32 East Fixed metal window

33 East South section of west fagade
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34 East Secondary entrance and windows
35 South North fagade
36 South Representative details of bay on north fagade
37 South Recessed lighting fixture
38 South Window details and metal flashing
39 East CBC Logo
40 North Northeast corner of east facade
41 North East facade
42 North East facade second storey
43 North South fagade
44 North Second storey of south facade
45 North West side of south fagade
46 North East side of south facade
47 East Lobby area
48 East Lobby ceiling
49 East Studio office space
50 South Studio office space
51 Southeast Kitchenette
52 East Newscast studio
53 South Hallway
54 East Hallway
55 West Studio B
56 North Studio B control room
57 West Loading dock
58 West Security office
59 North Studio not in service
60 East Editing room
61 East Storage room
62 East Server room
63 South IT work room
64 East Transmission room
65 N/A Storage room, representative photo
66 East Tape storage room
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67 East Hallway towards unoccupied area

68 N/A Terrazzo washroom flooring, representative photo
69 East Unused office area

70 West Ceiling with acoustic panels

71 West Studio

72 East Control room

73 West On Air/Off Air light

74 N/A Representative staircase photo

75 South Terrazzo flooring in second storey washroom
76 West Representative second storey office

77 East Representative second storey office

78 East Basement hallway

79 N/A Representative basement storage room

80 South Richards-Wilcox door

81 West Breakroom

82 East Maintenance room
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