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1.0

STATEMENT OF PROJECT

The Greater Essex County School Board retained Letourneau Heritage Consulting Inc. (“LHC”) to prepare an Ontario
Heritage Act Application for Alteration as well as material in support of the Site Plan Approval for the proposed
Mercer Street Public School, located at 1123 Mercer Street, Windsor, Ontario.
LHC used the following to prepare this document:
•

Province of Ontario, Ontario Heritage Act;

•

Province of Ontario, Planning Act;

•

Provincial Policy Statement (2014)

•

City of Windsor: Community Strategic Plan (2007)

•

City of Windsor Official Plan (2013)
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2.0
2.1

APPROACH
Definitions and Abbreviations

Definitions are based upon those provided within City of Windsor Official Plan (2013) where applicable, as well as the
Provincial Policy Statement (2014) and Ontario Heritage Act (1990).
Alter means to change in any manner and includes to restore, renovate, repair or disturb and “alteration” has a
corresponding meaning; (“transformer”, “transformation”) (Ontario Heritage Act, 1990)
Built heritage resource means a building, structure, monument, installation or any manufactured remnant that
contributes to a property’s cultural heritage value or interest as identified by a community, including an Aboriginal
community. Built heritage resources are generally located on property that has been designated under Parts IV or V
of the Ontario Heritage Act, or included on local, provincial and/or federal registers (PPS, 2014).
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
under the Ontario Heritage Act. This may be achieved by the implementation of recommendations set out in a
conservation plan, archaeological assessment, and/or heritage impact assessment. Mitigative measures and/or
alternative development approaches can be included in these plans and assessments (PPS, 2014).
Cultural heritage landscape means a defined geographical area that may have been modified by human activity
and is identified as having cultural heritage value or interest by a community, including an Aboriginal community. The
area may involve features such as structures, spaces, archaeological sites or natural elements that are valued
together for their interrelationship, meaning or association (PPS, 2014).
Development means the creation of a new lot, a change in land use, or the construction of buildings and structures
requiring approval under the Planning Act (PPS, 2014).
Heritage resources include buildings, structures, archaeological and historic sites, landscapes and landmarks,
either individually or in groups, which are considered by Council to be of architectural and/or historical significance
(City of Windsor, 2013).
MTCS refers to the Ministry of Tourism, Culture and Sport.
MTO refers to the Ministry of Transportation.
OHA refers to the Ontario Heritage Act.
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2.2

Framework

As noted above, the purpose of this document is to provide supplemental information for both the Application for
Alteration under Section 33 (2) of the Ontario Heritage Act and the Site Plan Application (under the Planning Act).
This document is intended to clearly articulate the cultural heritage values of the property and any adjacent
properties, respond to a proposed intervention from a heritage planning perspective, outline steps to mitigate impact,
and provide recommendations to conserve the identified heritage attributes of the property or any adjacent property.
It looks at a project not only in terms of its heritage conservation principles and to guide a heritage resource through
the process of change, but also examines it from a planning and regulatory perspective. As the City of Windsor does
not have its own HIA guidelines, the recommended structure identified by MTCS was used for this report.

2.2.1

Detailed Study Approach

In order to identify any potential issues, two steps must be undertaken:
•

The scope, scale, and nature of the cultural heritage resource(s) must be adequately understood; and

•

Planning must take into consideration the larger cultural heritage context while being flexible enough to
allow for the unexpected.

As discussed, this report examines the proposed project to ensure that any cultural heritage resource(s), and adjacent
resources, are adequately understood. The following information will be included as part this report.

2.2.2

Introduction to Development Site

A basic overview of the property is provided in Section 3. The physical context of the property, including its
immediate neighbourhood, adjacent properties, adjacent heritage interests, and physical features is described.

2.2.3

Planning, Legal and Regulatory Framework

Section 5 of this report provides a review of applicable legislation and policy with consideration to provincial
legislation/policy and relevant policies/bylaws. This review does not address all policies/legislation, but instead
focuses on the applicable policies/legislation as applied to heritage conservation. The review included the Ontario
Heritage Act, the PPS, the Planning Act, and relevant City of Windsor policies. This was done to make certain that the
heritage planning and policy requirements are made clear, to determine if any of these documents specifically identifies
any cultural heritage resources, and to ensure that the project will not violate any heritage planning requirements.

2.2.4

Background Research and Analysis

The brief history of 1123 Mercer Street, Windsor, Ontario will be included in this report. Analysis and research
provided in this section will be extracted from previous reports, archival research, the Condition Assessment Report
prepared by Tacoma Engineers in 2017, and based upon work completed by J P Thomson Architects.

2.2.5

Description of Project Proposal

The overall project, including any physical site alteration proposed, is provided within this report.

2.2.6

Identification of Cultural Heritage Value

Any cultural heritage resources (either on the property or adjacent to the property) will be identified.
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2.2.7

Impact of Project Proposal

As defined by MTCS policies, impacts of the proposed alterations of the property and any adjacent heritage
properties are described.

2.2.8

Considered Alternatives and Mitigation Strategies

Where there is to be a significant impact that will affect the cultural heritage value(s) of the property, the report has
provided a detailed discussion and description of alternative conservation options that have been considered for the
property as well as which option is preferred and why.

2.2.9

Conservation Strategy

Where there is to be a significant impact that will affect the cultural heritage value(s) of the property a recommended
conservation strategy is identified.

2.2.10

Recommendations and Next Steps

The report will provide the client with some recommendations and next steps for work on the property.
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3.0

DEVELOPMENT SITE
Site Information

ADDRESS

1123-1167 Mercer Street, Windsor, Ontario

Name (if applicable)

Mercer Street Public School, also known as the International Playing
Card Company Building

Legal Description

(PIN) Plan 125 PT PARK LOTS 4 & 6;PLAN 106 PARK PT LOT 5;RP
12R7169 PT OF PART 22;FORM 3 ON FILE 100% SEPARATE; 011750380 (LT)

Location

Located on the east side of Mercer Street between Erie Street E and
Giles Blvd E

Owner

Greater Essex County School Board

Current Observed Use

Presently vacant, formerly office, commercial, and warehouse

Heritage Status

Property is designated under Section 29 Part VI of the Ontario Heritage
Act as of 2017.

3.1

Site Description

The subject property at 1123 Mercer Street, shown in Figure 1, is located in a neighbourhood of mixed commercial,
institutional, light-industrial and residential uses. The 1.4 ha property contains a one-storey brick factory building
erected in 1927-8 by the International Playing Card Company. The building is set back about 20 m from Mercer
Street. Its rear yard contained a rail siding until the 1970s or early 1980s. Surrounding the property area are
residential properties to the east and west, with adjoining Wigel Park to the north, and additional residential
properties as well as the United Way/Centraide Windsor-Essex County to the south.
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Figure 1: Map showing the site (outlined in red) and the general surrounding area. (Source: Adapted from Google Maps, 2017).

3.2

Adjacent Heritage Properties

There are a number of different heritage property types upon which a project could have an impact. The City of
Windsor has no definition of adjacent for heritage properties. As such, the PPS definition of adjacent would apply.
The PPS definition is as follows:
Adjacent lands: means (d) for the purposes of policy 2.6.3, those lands contiguous to a protected heritage
property or as otherwise defined in the municipal official plan. (38)
Potential heritage property types include the following.
Federal Heritage Buildings Review Office (FHBRO)
An online search was carried out using the Parks Canada Directory of Federal Heritage Designations to determine if
any FHBRO designations existed in the surrounding area. The search yielded that there are no buildings within the
area that have been either recognized or classified by the FHBRO.
National Historic Sites
An online search of the Canadian Register was carried out using Canada’s Historic Places online database. There
are no properties directly within the study and site area that are recognized by the Historic Sites and Monuments
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Board of Canada as a National Historic Site of Canada. The closest National Historic Site of Canada is the William T.
Westgate House, located at 225 Giles Blvd West, approximately 800 meters from the property.
Provincial Heritage Value
Neither 1123 Mercer Street or any adjacent properties have been identified as being of provincial heritage value.
Ontario Heritage Trust
There are no Ontario Heritage Trust Easement Properties within this area.
Ontario Heritage Act designations / easements and properties listed on a Register of Heritage Properties.
This property known municipally as 397 Erie Street East, also known as Wigle Park, is contiguous, and is recognized
under Section 27, Part IV of the Ontario Heritage Act as a “Listed Property.”
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4.0

SITE VISITS

Several site visits were carried out by Dr. Marcus Letourneau in 2017. During these site visits, photographs were
taken, and a review of the contextual setting was completed.

Figure 2: Oblique aerial view of the former International Playing Card Company building c. 2016, oriented towards the west.
Source: Google.com.
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5.0

POLICY AND LEGISLATION CONTEXT

In Ontario, cultural heritage is considered a matter of provincial interest and cultural heritage resources are managed
under Provincial legislation, policy, regulations and guidelines. For example, while the OHA addresses cultural
heritage, the Planning Act and the Provincial Policy Statement (PPS) 2014 also addresses cultural heritage as an
area of provincial interest. Other provincial legislation deals with cultural heritage indirectly or in specific cases. These
various acts and policies under these acts indicate broad support for the protection of cultural heritage by the
Province. They also provide the framework that must be considered for any recommendations.

5.1
5.1.1

Provincial Acts, Regulations, Plans, and Guidelines
Planning Act

The Planning Act is the primary document for municipal and provincial land use planning in Ontario. This Act sets
the context for provincial interest in heritage. It states under Part I (2, d) “The Minister, the council of a municipality, a
local board, a planning board and the Municipal Board, in carrying out their responsibilities under this Act, shall have
regard to, among other matters, matters of provincial interest such as, the conservation of features of significant
architectural, cultural, historical, archaeological or scientific interest”. Details about provincial interest as it relates to
land use planning and development in the province are outlined in the Provincial Policy Statement.

5.1.2

Provincial Policy Statement (PPS, 2014)

As the PPS indicates, Ontario’s long-term prosperity, environmental health, and social well-being depend on
conserving biodiversity, protecting the health of the Great Lakes, and protecting natural heritage, water, agricultural,
mineral and cultural heritage and archaeological resources. All planning decisions as well as any revised/new Official
Plans within Ontario must be consistent with the PPS. As a result, provincial heritage policies and legislation must be
appropriately considered and integrated as part of any project that may impact cultural heritage resources. While it
should be noted that the PPS must be considered in its entirety, which involves balancing of other matters of
provincial interest such as transportation and intensification, this review is focused on heritage matters, and therefore
will highlight applicable heritage policies accordingly. The PPS addresses cultural heritage in Sections 1.7.1d and
2.6.
Section 1.7 of the PPS on long-term economic prosperity encourages cultural heritage as a tool for economic
prosperity by “encouraging a sense of place, by promoting well-designed built form and cultural planning, and by
conserving features that help define character, including built heritage resources and cultural heritage landscapes”
As defined within the PPS, a Built heritage resource refers to a building, structure, monument, installation or any
manufactured remnant that contributes to a property’s cultural heritage value or interest as identified by a community,
including an Aboriginal community. Built heritage resources are generally located on property designated under Parts
IV or V of the Ontario Heritage Act or included on local, provincial and/or federal registers.
Section 2.6 of the PPS articulates provincial policy regarding cultural heritage and archaeology.
2.6.1 Significant built heritage resources and significant cultural heritage landscapes shall be conserved.
2.6.2 Development and site alteration shall not be permitted on lands containing archaeological resources or
areas of archaeological potential unless significant archaeological resources have been conserved.
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2.6.3 Planning authorities shall not permit development and site alteration on adjacent lands to protected
heritage property except where the proposed development and site alteration has been evaluated and it has
been demonstrated that the heritage attributes of the protected heritage property will be conserved.
2.6.4 Planning authorities should consider and promote archaeological management plans and cultural plans in
conserving cultural heritage and archaeological resources.
2.6.5 Planning authorities shall consider the interests of Aboriginal communities in conserving cultural heritage
and archaeological resources.
The PPS considers cultural heritage equal to all other considerations in relation to planning and development within
the province. In addition, the PPS is clear that work on properties adjacent to any cultural heritage resources will
need to be evaluated to ensure that the heritage attributes of the cultural heritage resource will be protected through
the process of changes. This is reflected in Section 2.6.3 of the PPS, noted above.
In accordance with Section 3 of the Planning Act, a decision of the Council of a municipality, a local board, a planning
board, a Minister of the Crown and a ministry, board, commission or agency of the government, including the
Municipal Board, in respect of the exercise of any authority that affects a planning matter, “shall be consistent with”
this Provincial Policy Statement.

5.1.3

Ontario Heritage Act

The Ontario Heritage Act is directly concerned with heritage conservation within Ontario and serves to give
municipalities and the provincial government powers to conserve Ontario’s heritage. The Act has provisions for
conservation of heritage at the individual property level, as a heritage district, and/or through easements. Regarding
provincial matters, the Act is administered by the Ministry of Tourism, Culture, and Sport; the Act also empowers
municipalities to regulate locally designated properties under Section 29, Part IV, and Part V of the Act.
Section 33 of the Act provides details and guidance for the alteration of property. As per the definition provided within
the OHA, “alter” means to change in any manner and includes to restore, renovate, repair or disturb and “alteration”
has a corresponding meaning; (“transformer”, “transformation”).
Section 33 (1) of the Act states that ‘No owner of property designated under section 29 shall alter the property or
permit the alteration of the property if the alteration is likely to affect the property’s heritage attributes, as set out in
the description of the property’s heritage attributes that was required to be served and registered under subsection
29 (6) or (14), as the case may be, unless the owner applies to the council of the municipality in which the property is
situate and receives consent in writing to the alteration’.
The process for the application to alter a designated property is provided in Section 33 (2), which states that an
application under subsection (1) shall be accompanied by a detailed plan and shall set out such information as the
council may require. Further, Section 33 (3) states that council, upon receipt of an application under subsection (1)
together with such information as it may require under subsection (2), shall cause a notice of receipt to be served on
the applicant. Section 33 of the OHA also outlines the process for Council approval, appeal processes for a Council
approval, and the authority for delegated staff approval.
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5.2
5.2.1

City of Windsor Policies
City of Windsor Strategic Plan (2007)

Windsor’s Strategic Plan (SP) produced in 2007 provides the vision statement for the City of Windsor. It states that
Windsor is a full of history and potential, with a diverse culture, a durable economy, and a healthy environment where
citizens share a strong sense of belonging and a collective pride of place. Regarding heritage resources and
conservation, the SP states that Windsor is to Celebrate Diversity through recognizing and celebrating diverse culture
and heritage. Additionally, the SP states the Windsor is to Honour Heritage through preserving heritage structures
that tell stories of the past. The SP does not provide specific guidance for the processes and practices of heritage
preservation of conservation in Windsor, though acknowledges the importance of heritage for the community.

5.2.2

City of Windsor Official Plan

The City of Windsor Official Plan (OP) provides the policy framework to guide future development and growth.
Chapter 9 of the OP, Heritage Conservation, provides a series of goals and objectives for the identification,
recognition, protection, conservation, enhancement and proper management of heritage resources.
Section 9.2.1 of the OP states the objective to conserve Windsor’s heritage resources for the benefit of the
community and posterity in a manner which respects their architectural, historical and contextual significance and
ensures their future viability as functional components of Windsor’s urban environment.
Section 9.3 of the OP provides the specific policies for Heritage Conservation. Relevant policies for our assessment
include Section 9.3.4, Protection of Heritage Resources, which states that any person who proposes to demolish or
alter a designated heritage property must submit plans to Council for approval under the Ontario Heritage Act;
In Section 9.3.4 it states that prior to approval of any alteration, partial demolition, removal or change in use of a
designated heritage property, the applicant demonstrates that the proposal will not adversely impact the heritage
significance of the property and/or its Heritage Conservation District.
Regarding the adaptive reuse of a building, Section 9.3.4 states that the adaptive reuse of architectural and/or
historically significant buildings and structures is encouraged by the municipality.
Section 9.3.7 of the OP, Heritage Resources and Planning Initiatives, states that planning studies are to identify
heritage resources which may exist in areas under study and propose means to protect and enhance those heritage
resources.
Section 10.2.15, states that the purpose of a Built Heritage Impact Study is to determine if any listed or designated
heritage resources are impacted by development proposals and the potential need for mitigation measures. The
study components are to include:
(a) An analysis of the proposed development or site alteration that affects listed or designated heritage
resources on adjacent lands;
(b) A demonstration that the heritage attributes of the listed or designated heritage resource will be
conserved as part of the proposed development and site alteration; and,
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(c) A commitment to mitigation measures and/or alternative development approaches in order to conserve
the attributes of the listed or designated heritage resource affected by the adjacent development or site
alteration.
For the purpose of this report, all relevant policies, definitions, and sections of the OP where reviewed and
considered

5.2.3

City of Windsor Heritage Alteration Permit Application

The City of Windsor has developed a heritage alteration permit application. This application requires that additional
information be provided in support of proposed projects that will alter the heritage attributes of a designated heritage
property. This report has been developed in support and in compliance with this requirement for supplemental
information.
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6.0

PROPERTY HISTORY

The history presented here is drawn primarily from the City of Windsor Report to Council by John R. Calhoun,
Heritage Planner and Kristina Tang, Planner, dated 18 May 2016, a history of the International Playing Card
Company compiled by the firm in 1983 that was appended to the Council Report, and primary research undertaken
by Letourneau Heritage Consulting Inc.
The legal record of land ownership for 1123-1167 Mercer Street begins with its patent by the Crown to Joseph
Langlois in 1808. The next record of ownership occurs in 1916, with a quick succession of owners before being
purchased by the U.S. Playing Card Company in 1927 (whose Canadian. subsidiary was renamed the International
Playing Card Company Limited in 1933). Prior to the construction of the playing card factory, the block contained
residential lots on the south side, Wigle Park on the north, the Hupp Motor Car factory to the rear on the other side of
the rail spur (Figure 3).

Figure 3: Fire Insurance Plan, 1913, prior to the construction of the International Playing Card Company building. Source:
Western University Archives.

The U.S. Playing Card Company Limited of Cincinnati, Ohio, was founded as a printer in 1867; it created a separate
playing card company in 1894 to produce its Bicycle brand. The firm initially moved into Canada in 1914 to cut and
finish material in Toronto to help avoid tariffs on its products. When trade rules became more onerous, the firm
established a full factory in 1915 to print, cut, and distribute playing cards for the Canadian and Empire markets. At
the end of the war, the company made the decision to invest more heavily in Canada to address new customs
requirements and chose to move its Canadian operations to Windsor. A leased building – the Ferry Building on
Riverside Drive – was used from 1918 until 1928. In late 1927, construction began on a new building on property
owned by the company on Mercer Street (Figure 4). The plant printed, cut, packed and packaged playing cards sold
across Canada and in former British colonies, such as Jamaica and New Zealand. Its most popular brands were Bee
and Bicycle cards. Following the firm’s acquisition of Montreal competitors – the Canadian Playing Card Company
and its subsidiary the Dominion Playing Card Company – in 1939, the firm likely accounted for over 50% of the retail
playing card market in Canada. At its busiest, the plant in Windsor produced about 22,000 decks of cards each year.
Printing was discontinued at the plant in the early 1960s, but cutting, waxing and packaging operations were
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sustained until 1989 when it shut down. The building was sold to Nick Vitale & Sons Company in 1989 which
renovated the building for produce packaging and distribution and rented other parts of the building to tenants.

Figure 4: Early image of the factory at 1123 Mercer Street. Source: City of Windsor Files.

From the perspective of Windsor's industrial and economic history, the International Playing Card Company sits
firmly within the standard narrative of Windsor serving as a preferred home for Canadian branch plants of American
companies in factories where low or unskilled labour was required. Canadian branch plants allowed American
companies to access protected Canadian and Empire markets for goods designed and partially sourced from US
manufacturing centres in Detroit, Cincinnati, Chicago and other major US cities. The low cost of labour in Windsor
offset higher transportation costs to move finished products to key markets in Toronto and Montreal. In the year that
the new International Playing Card facility opened in Windsor, US companies employed 13,359 workers in Windsor in
1928; Ford represented 8,000 of these. Only 2000 people were working for Canadian companies.
In 1951, a study conducted for Dominion Bureau of Statistics listed dozens of American firms in Windsor assembling,
manufacturing, processing and distributing foods and beverages, textile products, tools, furniture, etc., with the
largest employers being Hiram Walker & Sons, more automotive suppliers, Chrysler and Ford. The International
Playing Card Company Ltd. at 1123 Mercer Street is recorded as having 50-99 employees. A nearby business listed
by Statistics Canada was Burroughs Machine Ltd. at 804 McDougall Avenue. In sum, the International Playing Card
Company is representative of the types of industries that led to Windsor’s strong growth in the early 20th century.
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7.0

STATEMENT OF CULTURAL HERITAGE VALUE OR INTEREST
(SCHVI)

1123 Mercer Street is designated under Section 29, Part IV of the Ontario Heritage Act. The following Statement of
Cultural Heritage Value or Interest is reproduced verbatim from City of Windsor By-law 96-2017, hereto attached as
Appendix A.

Cultural Heritage Value and Heritage Attributes
The former International Playing Card Company property located at 1123 Mercer Street, Windsor, Ontario,
has cultural heritage value or interest for the following reasons:
7.1

Physical / Design Value
The former industrial plant (constructed 1928) was designed in an Art Deco style that was more commonly
used in commercial and institutional architecture of the 1920s and 1930s. The setback of the building on the
property contributes to both the aesthetic value of the property itself and reduces its visual impact on the
adjacent Wigle Park.
Windsor was the home of dozens of small industrial buildings but most have either been demolished or
substantially modified through additions and other exterior changes. The International Playing Card Company
is an exception in this regard while also serving as a representative example of a property planned for a single
purpose – assembly-line production, finishing and packaging.

7.2

Historical or Associative Value
The Historical / Associative value of the property rests on its long-standing use by the International Playing
Card Company, one of hundreds of smaller American companies that set up Canadian branch plants in
Windsor to sell to the Canadian and Empire markets. International Playing Card accounted for half or more
of Canadian card sales during the 20th century, producing brands such as Bee and Bicycle.
The architects of the building, J.C. Pennington and John R. Boyde, designed many buildings in Windsor in
the early 20th century, including several buildings that are designated or listed on the municipal heritage
register. The International Playing Card Company building is a rare example of their firm’s industrial
commissions and helped demonstrate the firm’s versatility.

7.3

Context
The property is of contextual value due to its location and as a reminder that industrial, transportation,
recreational and residential functions often co-existed in early 20th-century cities and in this location in
Windsor.
The property is organized with a substantial setback that was more typical of institutional buildings, such as
the schools and churches that the architectural firm was known for, than industrial buildings. Its immediate
landscape allowed it to blend in more easily with the residential streets and the adjacent park.

Heritage Attributes
Based upon the foregoing analysis, the following heritage attributes have been identified as illustrating the
property’s cultural heritage values.
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•
•

•
•
•
•

Setback from Mercer Street;
The structure’s appearance as a one storey consolidated industrial building with an integrated office
portion and with 21 bays and decorative brick and concrete work on the main façade, with an
uninterrupted view from the street;
The design of the bays on the façade, each of which is predominantly articulated by a large industrial
window opening (currently infilled) and a pilaster (excepting the entrance bays);
The appearance of the north and south elevations;
The appearance of the last three bays on either end of the façade which include an entrance,
pediment gabled parapet, articulated pilasters, brick and concrete details; and,
Existing materials used in the building, notably the use of brick and concrete.
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8.0

ASSESSMENT OF EXISTING BUILDING

As noted within the Condition Assessment report, produced by Tacoma Engineers, the existing building is a
candidate for adaptive reuse from an industrial building to a future use as a school. This report has been hereto
attached as Appendix B. The following information is adapted from this report.
The existing building was constructed with an interior steel frame, complete with steel beams and columns,
and a wood framed roof deck. The exterior is constructed with multi-wythe brick supported on concrete
foundation walls and footings. The building is primarily built in one major phase, with two minor additions
constructed at some point after the original construction.
The wood roof deck and beams are generally in good condition, with isolated areas showing signs of water
ingress and staining. The interior steel structure was found to be in good condition, with localized areas
beginning to show signs of water staining.
Exterior masonry walls are generally in poor condition. Substantial portions of the exterior masonry have
been replaced with newer material, and, where the original material remains, the masonry is showing signs
of advanced freeze-thaw damage. Large areas of mortar are failing, leaving open head and bedding joints
open to water ingress, particularly at the north and south parapets on the east elevation. The west (rear)
elevation has undergone fewer repair interventions; however, it should be noted that the existing masonry in
these areas is in poor condition and is showing evidence of bulging and distortion that likely precipitated the
replacement of other sections of wall on the front and side elevations (Figures 5 and 6).

Figure 5: Deterioration of the Masonry Source: J P Thomson Architects.
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Figure 6: Failure of joints and cracking. Source: J P Thomson Architects.

Further investigation was completed by J.P. Thomson Architects Ltd through numerous and multiple visits to the site.
With the proposal for the adaptive reuse from its current use as an industrial building to a future use as a school, it
should be noted that the increased requirements for factors of safety that result from the increase in Building
Importance are expected to impact the existing framing of the building. In addition to this, the poor condition of the
masonry may require that the exterior walls are reconstructed not only to reinstate their structural capacity, but also
to address the ongoing water shedding and freeze-thaw failures that have led to much of the observed deterioration.
It should be noted that this adaptive re-use proposal will result in a change in occupancy classification of the existing
building. In general, the new occupancy (Assembly Occupancy) will be considered more stringent under the Ontario
Building Code.
The existing walls are made of multiple wythes (rows) of brick. The building has no insulation, no air/vapour barrier
and no ability to control moisture moving from inside to outside or from outside to inside. This means that the
existing building relies on the integrity of its outer brick layer (brick units plus mortar joints) to slow or prevent

18

Letourneau Heritage Consulting Inc. Project # LHC0049

moisture infiltration. Inevitably, moisture penetrates the building and, through the freeze thaw cycle, the damage
progressively worsens year after year.
In the following exemplary pictures of the condition of the existing building, one can see the complete and total
deterioration of the upper wall areas of the east and west facades. In most cases / locations, this deterioration has
caused the parapets to lean inward or outward; effectively dislodging from the lower portion of the walls (Figures 7, 8,
and 9). The current state of these locations witnesses a wall which is significantly out-of-plumb. These sections
range in height from approximately 4’-0” to 7’-0” and vary depending on the location. The same upper sections on
the north and south facade have already been replaced with new brick. The new brick appears to be supplied from
different makes and manufacturing runs and each new brick type does not match the original polychromatic brick
type. The different colours allude to the fact that remedial brickwork was executed at different times (years) or
phases.

Figure 7: Image from behind the parapet. Source: J P Thomson Architects.
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Figure 8: Image showing damage to the parapet. Source: J P Thomson Architects.

Figure 9: Image showing damage to the parapet. Source: J P Thomson Architects.
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The upper walls are riddled with loose mortar or no mortar, shifted brickwork, open joints and distorted planar geometry
(walls out of plumb, bowing, bulging or twisting) (Figure 10). This deterioration brings into question what bricks have
been over-stressed, what bricks have reduced life due to water infiltration (freeze-thaw) and what bricks will be
damaged upon removal (deconstruction) due to weakness. Included in Part D, Technical Diagrams in J.P. Thomson
Architects Ltd’s Design Approach Supplemental Information Package, dated October 16, 2017 and appended herein
as Appendix C, is a technical diagram of original versus replaced brick on the entire building (Figure 11 and 12).Please
refer to the “Original Brick Locator Elevations- Colour-Coded“ diagram which denotes the locations of original brick,
new brick (from previous remedial efforts) and original brick which may unsalvagable based on the aforementioned
distorted geomtery and open mortar work.

Figure 10: Bowing wall. Source: J P Thomson Architects.
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Figure 11: Original Brick Remaining. Source: J P Thomson Architects.

Figure 12: Original Brick Remaining. Source: J P Thomson Architects
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The existing original steel lintels which would have supported the original large industrial windows have now
delaminated and corroded to the point of failure (Figure 13). Therefore, the new infilled brick at the large openings is
now the only support for the deteriorated upper brick walls and parapets.

Figure 13: Image showing damage to the steel lintels. Source: J P Thomson Architects.

Additionally, the main pilasters (understood to be four wythe of brick) which support the main steel beams of the roof
system are cracking and/or bowing (Figure 14). The pilaster caps of precast stone have allowed for the penetration of
water which has migrated into the steel bearing points and caused not only minor interior damage but also has put into
question the stability of the actual pilaster as a bearing system (capable of meeting the structural needs for the future
use as a school). In its current state, the infilled brick large openings are acting as a diaphragm for the lateral stability
of the existing wall. Removal of the infilled brick will create large openings in the wall which will leave only the pilaster
(now weakened) to support the entire building roof system. (See also Figures 15 and 16.)
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Figure 14: Image showing cracking to the pilasters. Source: J P Thomson Architects.
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Figure 15: Image showing foundation cracking. Source: J P Thomson Architects.

Figure 16: Image showing exposed steel reinforcing. Source: J P Thomson Architects.
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9.0

PROJECT PROPOSAL

The architectural firm of J.P. Thomson Architects Ltd is currently working on the adaptive re-use overall design for
both the property and the building at 1123 Mercer Street. The proposed project site is approximately 4.21 acres.
The new architectural program for the K-8 elementary school will include the re-use of the 35,000sf existing building
and will necessitate the construction of a new two-storey addition of approximately 37,500sf. The new and old
buildings will be supplemented with new outdoor play areas, on-site traffic lanes and a two-level parking structure.
The property and building planning effort for the new school has been primarily developed to integrate two major
aspects of the property. These aspects are:
1. To maximize the use of the existing building including its spectacular naturally-lit interior whilst showcasing a
new 21st century learning environment for students and staff;
2. To optimize the remaining property as a self-contained site incorporating an addition, outdoor play areas,
traffic circulation zones and parking.
Understanding that the requirements of the K-8 school architectural program are nearly twice the available area of
the existing building, the design team will endeavor to utilize every square foot of the existing building to take
advantage of its unique heritage and spatial opportunities. The school program includes primary, intermediate
grades as well as a child care and Ontario Early Years program. The latter two components will be located in the
lower level of the existing building and will comprise nearly 8,000sf of the total program. The main level of the
existing building will be used for an administration area, a library and regular classrooms – all taking advantage,
where possible, of the building’s abundant natural light. The addition, located on the west side of the existing building
and comprised of classrooms and a large gymnasium, will not impede the street view of the building’s facade. It has
been situated on the property to maximize the use of the northwest corner of the lot for outdoor play and to minimize
the effects of additional snow loading on the existing roof system.
With respect to vehicular design, the property will house, autonomously, a ten-bus (10) drop zone, parking for 10
visitor car spaces, staff parking, and an internal kiss-and ride function.
With respect to the existing building, and after careful analysis of the existing building condition, the design approach
will incorporate a deconstruction and reconstruction program which will conserve the identified heritage attributes of
the property while providing a high-performance building envelope suitable for the next 50 years. In particular, the
rehabilitation program is summarized from the Design Approach Supplemental Information Package and will be
executed as follows:
1. The existing steel frame will be strengthened by adding new footings and foundation for new lateral force
cross-bracing and perimeter steel columns to support the ends of the existing main beams;
2. The existing wood roof joist/purlins will be doubled to meet current loading requirements and properly
support the existing wood roof deck;
3. The façade’s original brick, precast concrete detailing and dimensions will be meticulously documented and
stored;
4. The four exterior walls will be carefully deconstructed with an effort to save as many existing bricks as
possible for reuse;
5. The exterior walls will be reconstructed utilizing an insulated rainscreen system. What original brick is
salvaged, will be reused, starting with the pilasters. New brick carefully selected to match the existing brick
will be used to complete the exterior walls;
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6. The bricked-in/closed windows will be re-opened and replaced with new large windows complete with
operable units similar in look and character to the original steel sashed system.
Overall, the design will represent a sensitive rehabilitation and adaptive re-use of the property. A careful review of
J.P. Thomson Architects Ltd’s Design Approach Supplemental Information Package, dated October 16, 2017 and
appended herein, visually walks the reader through this design approach and rehabilitation strategy. The approach
will lead to the successful reinstatement of the heritage attributes of the existing building and will simultaneously fulfil
the needs of the new school community.
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10.0 HERITAGE PLANNING ANALYSIS OF PROPOSED PROJECT
While the proposed project will require a significant intervention to the existing building located at 1123 Mercer Street,
it nonetheless will ensure that its heritage values and attributes will be conserved. It is consistent with Section 2.6 of
the PPS as it will ensure the conservation of built heritage resources, and it was determined (as per the below), there
are no impacts on any adjacent cultural heritage resources (PPS Section 2.6.3) As discussed below, there will only
be minimal impacts on the identified heritage attributes, and this project will ensure that the industrial heritage
character of the property continues to be legible. This project is also consistent with the required process for an
Application for Alteration under the Ontario Heritage Act as it ensures the required supplemental material and
planning rationale for the project are provided. As well, it is consistent with the requirement for a heritage permit
under Section 9.3.4 (Protection of Heritage Resources) of the City of Windsor’s Official Plan.
The project is consistent with the City’s Strategic Plan by ensuring a storied cultural heritage resource that illustrates
the City’s industrial past is conserved.
The project meets the heritage requirements of the City’s Official Plan. By conserving this former factory as a school,
it will ensure that a cultural heritage resources will provide benefit for the community and in a manner that respects its
architectural, historical and contextual significance. It also ensures its future viability as functional component of
Windsor’s urban environment. As an adaptive reuse, it is consistent with Section 9.3.4. This policy states that “the
adaptive reuse of architectural and/or historically significant buildings and structures is encouraged by the
municipality.” This report has also been developed to meet the requirements under Section 9.3 and Section 10.2.15
for the development of studies to confirm cultural heritage value, identify key heritage attributes, assess the condition
of an existing cultural heritage resource, evaluate a potential project, and discuss mitigation measures.
Among this analysis was a careful consideration of how to conserve the existing façade of 1123 Mercer Street, and
the most appropriate means to undertake this conservation. There are generally five primary treatments for façades
that require significant intervention; these include retention in situ, removal in 1 piece, removal in several pieces,
deconstruction/ reconstruction, and complete replication. In this case, the recommended approach is deconstruction/
reconstruction based upon the existing condition of the façade. The following provides an analysis of each of options
and the methodology informing this analysis.

10.1

Façade Retention and Conservation Strategy

In general, one of the first tasks is an inspection of the cultural heritage resource. The inspection of a façade must be
informed by an understanding of a building’s construction and evolution. This information informs the inspection and
can be used to identify potential issues. Onsite, the façade must be visually inspected from several different
perspectives. These include:
•
•

Overview: This should be undertaken from a distance to see the whole façade and to identify
major movements, failures, patterns of wear, and patterns of waterflow. The major elements of
the façade – as well as their current condition -- should be identified; and,
Close up: As much as the façade should be inspected closely to provide a detailed knowledge of
the façade’s surface. Probing can be done at this level of examination (NYLC 1997, 20-23).

The assessment of a building should include the following:
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•
•
•
•
•
•

Age of the building;
The form and materials of construction, including the foundations;
The stability system and load paths;
The condition of the structure and the fabric;
An outline of any previous alterations; and,
The quality of previous repairs.

For the property, this analysis was informed by the Condition Assessment prepared by Tacoma and the
Supplemental Assessment completed by J. P. Thomson Architects.
Once these tasks have been undertaken, it is then possible to consider the appropriate conservation strategy. As the
New York Landmarks Commission makes clear, the overall consideration for the conservation of façades is public
safety:
Façades must be safe for the present – there should be no loose pieces of elements that fall off – and they
must also be safe for the future – there should be no openings or deteriorated sections that will allow water
to infiltrate and damage materials or corrode anchors (NYLC 1997, 31).
Generally, reversible solutions are preferable to non-reversible solutions; however, there are circumstances when
this is not possible. These include:
•
•
•

The condition of the façade;
The lack of available solutions; and,
Other factors, such as economics (NYLC 1997, 33).

Further, as many original materials as possible should be retained; for those façades that are more important as
contributors to a streetscape, the maintenance of the exterior form is generally the key consideration in conservation
planning (Ibid.).
In general, factors that should be considered when developing a recommended conservation strategy include:
•
•
•
•
•
•
•

Environmental conditions;
Materials;
Labour;
Scale;
Quality of original details;
Compatibility of materials; and,
Cost (NYLC, 1997, 34-36)

Based upon the foregoing, the recommended approach is DECONSTRUCTION/RECONTRUCTION. The rationale
for this approach is outlined below, as are other considered options.

10.1.1

Considered Alternatives

A façade retention scheme is not suited to all buildings. It can only be applied to traditionally constructed buildings
with load-bearing external walls, and therefore will not be possible with the thin-walled, frame buildings of today
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(Highfield 1991, 29). Façade retention is unique to each structure, and presents architects and engineers with
technical problems requiring highly specialized solutions and expertise.
The success of a façade retention project is largely attributed to the selected scheme. Apart from in situ retention of
the façade, there are three principal options when considering methods for moving a historic façade: relocation as a
complete unit; deconstruction and reconstruction; and, reconstruction with new materials. The structural form,
construction material, scale or size of construction, structural integrity, surrounding landscape, nuisance, safety, and
removal route, as well as cost, all have a significant impact on the moving technique selected (Hurley & Hobbs 2003;
Paravalos 2005, 61). While moving a façade in one piece is often the preferred option, mitigating factors such as the
physical condition of the façade, will limit appropriate options. Work conducted in the development process should be
carefully monitored by a heritage conservation consultant to ensure that no heritage attributes are damaged.
The entirety of the building should be documented with photographs, identified on a photo-plan of the building.
Photographs should pay particular attention to exterior elements, as well as structural elements, decorative trim,
finishes, mantels, and staircases. In addition to the previous architectural drawings, as built drawings should be
retained as part of the evolution of the building. What follows is a consideration of the five primary approaches, and
why DECONSTRUCTION/RECONSTRUCTION is the recommended option.

10.1.2

Conserve Façade in Situ

Conservation of the historic façade of the property, in situ, means the historic façade would remain intact
throughout the adaptive reuse process. The demolition of the rest pf existing building would remove the
main structural and lateral supports from the façade, rendering it unstable. Therefore a temporary support
system would be required to support the historic façade to remain in situ.
A temporary support system can be complex and consume a great deal of space to provide the necessary
support and stabilization of the façade. External support (outside the curtilage of the existing building)
systems have the advantage of not interfering with construction activities but often obstruct sidewalks and
roadways. Internal support (inside the curtilage of the existing building) systems would leave sidewalks and
roadways unobstructed by severely constraining the progress and efficiency of site construction.
Combinations of internal and external supporting systems combine the advantages and disadvantages of
both systems. Should in situ conservation be appropriate, the shoring of the temporary support system
should be designed to resist compression and tension. When the temporary support system is in place and
the historic façade is stabilized, the historic façade would then be cut away from the rest of the building. As
the new structural frame is then constructed, the façade can be tied to it. Scaffolding façade ties can be
taken through window openings to avoid breaking through the façade or drilling into the historic masonry
(Emmitt and Gorse 2010, 45).
The foundation system of the new structure would be created so as to not impair the stability of the historic
façade. Permanent structural ties would be installed to support the retained façade and hold it to the new
structure. Allowances for differential settlement between the new structure and the historic façade are
necessary to avoid subsequent structural damage. Ultimately, due to the poor condition of the structure as
per the Tacoma report, this is not considered a viable option.
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10.1.3

Façade Removal (Intact or In Pieces)

Another option to mitigate the potential damage due to construction activities is to remove the historic
façade of the property as one intact piece or in large pieces. Of the removal options, the removal of the
façade as one intact piece results in the least amount of physical damage to the historic fabric. However,
this option is severely limited by the size and physical condition of the façade, as a façade with structural
integrity issues would not be a suitable candidate for intact or large piece removal.
For this option, a temporary storage location would be required. The temporary storage location should be
a secure facility where the façade will not be damaged and will not be subject to adverse impacts. However,
returning the historic façade to its original location will ensure the continuation of the historic relationship
between building and property.
Unlike timber, which allows for slight flexibility from unanticipated loads, masonry must remain rigid at all
times. Unanticipated loads on masonry walls can result in bending and cracking in mortar joints and bricks.
Additionally, masonry can become brittle with age and difficult to move without proper support. Moving
methods involving banding or steel frame bracing may be required, but are dependent on the existing
condition of the masonry (Paravalos 2006, 75).
For façade retention schemes that require the removal of the historic façade (intact), a structural mover with
heritage qualifications should be retained.
A detailed plan indicating how the façade will be supported for the lifting, moving, and setting-down would
be required. This plan should be prepared by a structural mover with heritage qualifications and reviewed
by a professional engineer. Following the removal of the façade to the temporary storage location, work can
proceed on the site. A new foundation should be prepared in advance of the historic façade returning to the
site; however, the foundation should be constructed up to meet the historic façade. This technique will
accommodate if the façade is out of square or if any settling has occurred.
Necessary repairs would be required in advance of the potential move. Ultimately, due to the poor condition
of the structure as per the Tacoma report, this is not considered a viable option.

10.1.4

Façade Reconstruction (New Materials)

This option would result in the conventional demolition of the cultural heritage resource on the property.
Historic material would not be salvaged, potentially due to the poor condition. Reconstruction is the process
of depicting a historic site through form, features, and detailing of a non-surviving site, landscape, building,
structure, or object for the purpose of replicating its appearance at a specific period of time and in its historic
location (Repovich 2009, 26). The façade would be reconstructed, using all new materials, to replicate the
historic façade. This is the least preferred option. In this case, while significant areas will be reconstructed
in like and kind materials replicating existing design patterns and openings, there will be a conscientious
effort to salvage materials where possible reused these materials the rebuilt façade. Further, the proposed
project, as discussed below, will be a controlled deconstruction. As such, this project would be better
understood as a “Deconstruction/Reconstruction.”
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10.1.5

Deconstruction and Reconstruction

Deconstruction and reconstruction is the recommended conservation approach, for the reasons outlined
below. Deconstruction is the process of carefully dismantling a façade in order to salvage components for
reuse and recycling (Leroux & Seldman 2000, 1). Deconstruction is not demolition. The primary intent in
most deconstruction projects is to salvage materials for the reconstruction of the historic façade. This
approach also diverts the maximum amount of building materials from the waste stream, and is considered
to be a green building practice. Deconstruction is not being used as a rationalization or incentive to end the
life of a building or as vulture-like salvage, but as a means of selective deconstruction to conserve the
heritage attributes of 1123 Mercer Street over the long-term through a necessary reconstruction program.
Additionally, materials obtained through the deconstruction process will facilitate effective restoration of
areas of the historic façade requiring replacement. For example, spalled bricks on the historic façade will
need to be replaced; materials obtained from the deconstruction of the building may allow for the
replacement with like materials.
One advantage of dismantling the façade is the ability to witness the evolution of the structure over its
lifetime. As each layer of the structure is pulled away, a genealogy of the building can be examined and
documented in detail. With an aim to minimize damage and structural integrity to the historic façade, the
façade’s size, its relationship to adjacent structures, and travel route to the temporary storage location
should be considered when determining an appropriate scale of the façade removal.
Deconstruction of the historic façade of the property will require guidelines and project standards to manage
the dismantling of its physical elements. Careful documentation during the deconstruction phase will guide
the reconstruction of the façade using the historic materials. For example, individual bricks should be coded
recorded while still part of the intact structure to map their location, and replaced in the same location during
the reconstruction. The deconstruction process should begin top-to-bottom. However, as noted based upon
the assessment to dates, it must be recognized there only a small percentage of brick salvaged due to
conditions issues. New mortar, of historic lime-based quality, should be utilized in the reconstruction where
original bricks are used. New bricks should be colour matched to the original bricks.
A temporary storage location will be required. The temporary storage location should be a secure facility where
the salvaged materials will not be damaged and will not be subject to adverse impacts.

10.2

Impact on Identified Heritage Attributes

A chart outlining the potential impacts on the identified heritage attributes of 1123 Mercer Street has been hereto
attached as Appendix D. There will be no significant impacts on the identified heritage attributes of the property.
There will be no major impact upon the setback. The existing setback will be maintained. Only a small section of the
new entrance will have a minor encroachment on the proposed entrance. The new materials will be mainly glass and
therefore transparent, and the main brick façade will remain visible (Figures 17 and 18.)
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Figure 17: Image showing new addition on the façade for a new entry. Source: J P Thomson Architects.

Figure 18: Image showing the new entrance. Source: J P Thomson Architects.

The view from the street will be conserved. There will be additions to the structure. However these will be in keeping
with the industrial character of the building and have been designed to allow the existing heritage resource to be the
dominant feature as seen from Mercer Street (Figure 19.)
The façade will be reconstructed to the original dimensions and fenestration. While the façade will be deconstructed
and reconstruction (as a result of conditions issues as discussed within this report) the project will reinstate the
original fenestration pattern and will ensure the decorative detail and bricks are salvaged where possible as outline
within this document.
The north and south elevations will be reconstructed using the existing dimensions and maintaining existing patterns
of fenestrations and openings. The north and south elevations will be reconstructed using brick and concrete in the
same design and pattern as the existing elevations.

33

Letourneau Heritage Consulting Inc. Project # LHC0049

These materials will be salvaged where possible. The existing brick and concrete materials will be used in the
reconstructed where possible and will follow the same design and pattern as the existing features and elevations.

Figure 19: Image showing the relationship of the existing building with the proposed additions. Source: J P Thomson Architects.

A chart outlining the potential impacts on the identified heritage attributes of Wigle Park has also been hereto
attached as Appendix E. There will be no identified impacts on the identified heritage attributes of the property. The
main structure is located at the corner of Erie St. E and McDougall Street away from the existing building. There are
no expected construction impacts on the park as a result of this project.
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11.0 ASSESSMENT OF PROPOSED DEVELOPMENT, SUMMARY,
AND RECOMMENDATIONS
Based upon the foregoing review, the proposed project will ensure the long-term conservation of the identified
heritage values and attributes of 1123 Mercer Street. Although a significant intervention, in the form of a
deconstruction and reconstruction of the primary façade is proposed, it is an appropriate intervention based upon the
exiting condition of the façade materials and based upon the engineering and architectural analysis undertaken as
part of this project. The reconstructed façade will integrate salvaged materials where possible, and will be undertaken
in such a way that the existing dimensions and materiality will be maintained.
Based upon the review of the existing provincial heritage legislation and City of Windsor policies, it is the professional
opinion of LHC that the project represents good heritage planning, and will ensure that the existing cultural heritage
resource is conserved.
As the project proceeds, it is recommended that a Temporary Protection Plan be developed as part of the
construction drawings package for the builder to outline the protection of the salvaged materials and to outline how to
prevent impacts on Wigle Park.
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12.0 CLOSING
If there are any questions or concerns, or if additional information is required, please do not hesitate to contact the
undersigned.
Sincerely,

Marcus Letourneau, PhD, MCIP, RPP, CAHP
Principal I Letourneau Heritage Consulting Inc
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APPENDIX A

Item No. 13.9

BY-LAW NUMBER 96-2017
A BY-LAW TO DESIGNATE THE LANDS AND PREMISES SITUATE WITHIN
THE CITY OF WINDSOR, MUNICIPALLY KNOWN AS 1123 MERCER STREET,
TO BE OF CULTURAL HERITAGE VALUE OR INTEREST UNDER THE
PROVISIONS OF THE ONTARIO HERITAGE ACT, R.S.O. 1990, CHAPTER
O.18, AS AMENDED
Passed the 19th day of June, 2017.
WHEREAS by virtue of the provisions of the Ontario Heritage Act, R.S.O.
1990, Chapter O.18, as amended, the Council of a municipality may, by by-law,
designate a property within the municipality to be of cultural heritage value or
interest.
AND WHEREAS upon consideration of the recommendation of the
Planning, Heritage and Economic Development Standing Committee, The
Corporation of the City of Windsor deems it desirable and expedient to designate
the lands municipally known as 1123 Mercer Street, more particularly described
in Schedule "A" annexed hereto and forming part of this by-law (the subject
lands), to be of cultural heritage value or interest, for the reasons stated in
Schedule “B” annexed hereto and forming part of this by-law.
AND WHEREAS notice of intention to so designate the subject lands, was
served on the owner(s) of the said subject lands and upon the Ontario Heritage
Trust and such notice was published in a newspaper having general circulation in
the municipality, on Saturday, May 6, 2017.
AND WHEREAS no Notice of Objection has been served on the Clerk of
the Municipality within thirty (30) days after the date of publication of the Notice of
Intention in a newspaper having general circulation in the municipality.
THEREFORE the Council of the Corporation of the City of Windsor enacts as
follows:
That the lands municipally known as 1123 Mercer Street, more particularly
1.
described in said Schedule "A" annexed hereto, be and the same is hereby
designated to be of cultural heritage value or interest, for the reasons stated in
said Schedule “B” annexed hereto.
This by-law shall come into force and take effect after the final passing
2.
thereof on the day upon which it is electronically registered in the Land Registry
Office for the County of Essex (No. 12).

DREW DILKENS, MAYOR

CITY CLERK
- June 19, 2017
First Reading
Second Reading - June 19, 2017
Third Reading - June 19, 2017
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SCHEDULE "A" to By-Law 96-2017
PARK LOT 6 PLAN 125 WINDSOR; PT PARK LOT 4 PLAN 125 WINDSOR; PT
PARK LOT 5 PLAN 106 WINDSOR AS IN R1264685; WINDSOR
1123 Mercer Street, Windsor
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SCHEDULE “B” to By-Law 96-2017
REASONS FOR DESIGNATION / STATEMENT OF SIGNIFICANCE
International Playing Card Company
1123 Mercer Street, Windsor
Cultural Heritage Value and Heritage Attributes
The former International Playing Card Company property located at 1123 Mercer
Street, Windsor, Ontario, has cultural heritage value or interest for the following
reasons:

Physical / Design Value
The former industrial plant (constructed 1928) was designed in an Art Deco style
that was more commonly used in commercial and institutional architecture of the
1920s and 1930s. The setback of the building on the property contributes to both
the aesthetic value of the property itself and reduces its visual impact on the
adjacent Wigle Park.
Windsor was the home of dozens of small industrial buildings but most have
either been demolished or substantially modified through additions and other
exterior changes. The International Playing Card Company is an exception in
this regard while also serving as a representative example of a property planned
for a single purpose – assembly-line production, finishing and packaging.

Historical or Associative Value
The Historical / Associative value of the property rests on its long-standing use
by the International Playing Card Company, one of hundreds of smaller American
companies that set up Canadian branch plants in Windsor to sell to the Canadian
and Empire markets. International Playing Card accounted for half or more of
Canadian card sales during the 20th century, producing brands such as Bee and
Bicycle.
The architects of the building, J.C. Pennington and John R. Boyde, designed
many buildings in Windsor in the early 20th century, including several buildings
that are designated or listed on the municipal heritage register. The International
Playing Card Company building is a rare example of their firm’s industrial
commissions and helped demonstrate the firm’s versatility.

Context
The property is of contextual value due to its location and as a reminder that
industrial, transportation, recreational and residential functions often co-existed in
early 20th-century cities and in this location in Windsor.
The property is organized with a substantial setback that was more typical of
institutional buildings, such as the schools and churches that the architectural
firm was known for, than industrial buildings. Its immediate landscape allowed it
to blend in more easily with the residential streets and the adjacent park.
Heritage Attributes
Based upon the foregoing analysis, the following heritage attributes have been
identified as illustrating the property’s cultural heritage values.
 Setback from Mercer Street;
 The structure’s appearance as a one storey consolidated industrial
building with an integrated office portion and with 21 bays and decorative
brick and concrete work on the main façade, with an uninterrupted view
from the street;
 The design of the bays on the façade, each of which is predominantly
articulated by a large industrial window opening (currently infilled) and a
pilaster (excepting the entrance bays);
 The appearance of the north and south elevations;
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The appearance of the last three bays on either end of the façade which
include an entrance, pediment gabled parapet, articulated pilasters, brick
and concrete details; and,
Existing materials used in the building, notably the use of brick and
concrete.
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Table of Contents
The following presentation depicts the Heritage Rehabilitation strategy for the existing
building at 1123 Mercer St, Windsor, Ontario, known as the International Playing Card
Company building. It includes the following Sections which comprise both graphic and
technical drawings as reference material.
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Compact Site / Big Goals

Existing Site

MERCER ST

McDOUGALL ST

Location of the existing
building at 1123 Mercer St.
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1123 Mercer Street

Existing roof monitors

Existing brick chimney / flue
Existing freight elevator

Exterior façade – Major areas
of deterioration all 4 sides

Mercer St façade
AREA OF FOCUS

Existing Building
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Colour Legend
- Original Brick (Deteriorated)

- Original Brick (Severely Deteriorated)
- Not Original Brick

Original Brick Locator Elevations - Colour-Coded
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Existing Structural Frame - Isolated
Steel and Wood Roof Monitor
Framing

Timber Purlins

Steel Column and Main Beams

Heritage Strategy
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New Structural Upgrade

Additional timber purlins to
support existing roof
New steel columns +
footings to support
existing structure
New steel cross-bracing
for lateral force
resistance

Heritage Strategy
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New Structural Upgrade
Entire structure is reinforced
(Part 11- High-Importance Factor
Not Possible)

Heritage Strategy
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Envelope Deconstruction

Deconstruction and Reconstruction Process
All existing exterior walls are:
1. Documented
2. Carefully deconstructed (with effort to save as
many existing bricks as possible)

Heritage Strategy
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Facade Reconstruction

Result:
Reconstructed Building
Envelope
and
Insulated Roof System

3. Walls are reconstructed:
• Re-Using as much existing brick as
possible – start with pilasters.
• New Building Envelope with Insulated
Cavity Wall System / Rainscreen
System.
4. Large window openings returned to façade
on three sides

Heritage Strategy
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Proposed
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building + site
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Making use of +/- 8,000 sf for Daycare
Existing Lower Level to be repurposed for Childcare/OEY

Childcare/OEY Entry at Lower
level

Existing Concrete Columns

Existing Lower Level / Basement
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Walk-out / Sunken Play Areas
Toddler Sunken Play

Kindergarten Entry at First
Floor / Main Level

Pre-School Sunken Play

Existing Lower Level / Basement
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Kindergarten Suite and Outdoor Play
Kindergarten Suite / Classrooms
Kindergarten Entry
Kindergarten Play
At Grade

Visitor Parking at original
parking area
Drop-Off and Parking

South End
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New Gym and Classroom Wing
Addition

Main Entry +
Gym and Classroom Addition

Minimal Glass BarrierFree Main Entry Vestibule
For Students, Staff and
Visitors
Administration Area to
meet Safe Schools Policy
+ Centrally Located

Expansion/Additions
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Bus Drop Zone

Exterior School Play

Parking & Kiss ‘n’ Ride

Site Vehicular
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Sensitivity of New Entry to Original Facade

Conceptual View of School Entrance
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Conceptual Site Perspective
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Proposed Site Plan
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Mercer Street School

Site Plan
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Technical Diagrams
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Existing Elevations
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Colour Legend
- Original Brick (Deteriorated)

- Original Brick (Severely Deteriorated)
- Not Original Brick

Original Brick Locator Elevations - Colour-Coded
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Proposed Elevations
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Original brick and new brick to
match detailing and
dimensions of original facade
New or Original Stonework
reinstalled
New Window matching
original geometry and
dimensions

RECONSTRUCTED PARTIAL
EAST ELEVATION

End Bay Detail
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Original Brick

New Selected Brick with Stain + Blend Adjusted
Meridian Medium Range Shaletex Ontario Size
2-3/8” x 3-1/2” x 8-3/8”
Made in Burlington, Ontario

Brick Research and Selection
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APPENDIX D

Potential Impacts as defined by MTCS, Ontario Heritage Toolkit, against the Heritage Attributes associated with1123 Mercer Street, Windsor, Ontario

Setback from Mercer Street

The structure’s appearance as a one storey
consolidated industrial building with an integrated
office portion and with 21 bays and decorative
brick and concrete work on the main façade, with
an uninterrupted view from the street

N

N

Y

Y

N

N

N

N

N

N

N

N

Land Disturbances

Change in Land Use

Direct or Indirect
Obstruction

Isolation

Shadows

Alteration

Heritage Attributes

Destruction

Potential Negative Impact (y/n)

Findings

N

There will be no major impact upon the setback. The existing
setback will be maintained. Only a small section of the new
entrance will have a minor encroachment on the proposed
entrance. The new materials will be primarily glass and
therefore transparent, and the main brick façade will remain
visible.

N

The view from the street will be conserved. There will be
additions to the structure. However these will be in keeping
with the industrial character of the building and have been
designed to allow the existing heritage resource to be the
dominant feature as seen from Mercer Street.

The design of the bays on the façade, each of
which is predominantly articulated by a large
industrial window opening (currently infilled) and a
pilaster (excepting the entrance bays);

N

N

N

N

N

N

N

There is no impact because the façade will be reconstructed
to the original dimensions and fenestration. While the façade
will be deconstructed and reconstruction (as a result of
conditions issues as discussed within this report) the project
will reinstate the original fenestration pattern and will ensure
the decorative detail and bricks are salvaged where possible
as outline within this document.

The appearance of the north and south elevations

N

N

N

N

N

N

N

There is no impact. The north and south elevations will be
reconstructed using the existing dimensions and maintaining

Potential Impacts as defined by MTCS, Ontario Heritage Toolkit, against the Heritage Attributes associated with1123 Mercer Street, Windsor, Ontario

Land Disturbances

Change in Land Use

Direct or Indirect
Obstruction

Isolation

Shadows

Alteration

Heritage Attributes

Destruction

Potential Negative Impact (y/n)

Findings

existing patterns of fenestrations and openings. The north
and south elevations will be reconstructed using brick and
concrete in the same design and pattern as the existing
elevations.
The appearance of the last three bays on either end
of the façade which include an entrance, pediment
N
gabled parapet, articulated pilasters, brick and
concrete details;

Existing materials used in the building, notably the
use of brick and concrete

N

N

N

N

N

N

N

N

N

N

N

N

There will be no impact because they will be reconstructed
using the existing dimensions using salvaged materials
where possible. They will be reconstructed using brick and
concrete in the same design and pattern as the existing
features.

N

There is no impact. These materials will be salvaged where
possible. The existing brick and concrete materials will be
used in the reconstructed where possible and will follow the
same design and pattern as the existing features and
elevations.
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APPENDIX E

Potential Impacts as defined by MTCS, Ontario Heritage Toolkit, against the Heritage Attributes associated with Wigle Park, Windsor, Ontario

Land Disturbances

Direct or Indirect
Obstruction

N

N

N

N

N

N

There will be no expected impact upon the site and setting of
the park through the proposed development.

Changing room on corner of Erie Street East and
McDougall Ave

N

Y

N

N

N

N

N

There will be no expected impact on the building located
within the park.

Views to and from the park

N

N

N

N

N

N

N

There will be no impact on the views to and from the park as
a result of the proposed development.

Integrated walking paths within park grounds

N

N

N

N

N

N

N

There is no impact on the existing walking paths connecting
the park grounds, or the existing access points for users on
the east and west boarders of the park grounds.

Mature trees and vegetation

N

N

N

N

N

N

N

There will be no impact on existing trees, vegetation, or
landscaping features currently present within the park.

Playground

N

N

N

N

N

N

N

There will be no impact on the playground located in the
centre of the park grounds.

Shadows

N

Alteration

Site and Setting

Heritage Attributes

Destruction

Isolation

Change in Land Use

Potential Negative Impact (y/n)

Findings

Potential Impacts as defined by MTCS, Ontario Heritage Toolkit, against the Heritage Attributes associated with1123 Mercer Street, Windsor, Ontario

N

N

N

Land Disturbances

N

Change in Land Use

Shadows
N

Direct or Indirect
Obstruction

N

Isolation

Community garden

Alteration

Heritage Attributes

Destruction

Potential Negative Impact (y/n)

N

Findings

There will be no expected impact on the community gardens
located on the west side of the park.

