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LEGAL NOTIFICATION:
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PRESERVATION PERMIT REVIEW
111 N. HIGGINS AVE. W. ALTERATIONS TO WEST ELEVATION WINDOWS – NOV 29, 2017
ALPS Corporation – The Florence
Missoula, LLC
111 N. Higgins Ave, Suite 200
P.O. Box 9169
Missoula, MT 59807

STAFF DETERMINATION
APPROVE the application with conditions

I. RECOMMENDED ACTION
THAT the Historic Preservation Permit (HPP) for Alterations to West Elevation Windows project be APPROVED with conditions
by the Missoula Historic Preservation Commission, based on the findings of fact in the staff report, and pending the fifteenday review period per section 20.85.085.
II. INTRODUCTION
An application for an HPP was received by the City of Missoula on November 8th, 2017, for the proposed alteration to eight
window openings on the sixth and seventh floors of the west elevation of the historic Florence Hotel Building, also known
simply as, “the Florence,” located at 111 N. Higgins Ave, Missoula, Montana. Alterations include enlarging the 16 window
openings to allow for better daylighting and use of the building’s contemporary function. The design calls for the alteration
of existing windows measuring 4’-5” wide by 5’-6” tall, into 4’-5” wide by 8’-10” tall, which will be infilled with matching mill
finish aluminum frames with salvaged terracotta sills and detailing.
Alterations, by ordinance, must be in accordance with The Secretary of the Interior’s Standards for Rehabilitation of Historic
Properties. The building located at 111 N. Higgins Ave is located within the Missoula Downtown Historic District, is
individually listed in the National Register of Historic Places, and is subject to the Missoula historic preservation ordinance
requirements of Title 20 of the Missoula Municipal Code. The site is a primary element within the Historic District, which was
individually accepted by the Keeper of the National Register in 1992.
The building currently houses office and retail space. The applicant requests approval of the HPP in order to modify the inside of
the sixth and seventh floors to better accommodate the ALPS corporate headquarters (owner of the building). Their current
14,000 square foot office space is located on the second floor. Following the vacation of the sixth and seventh floors, ALPS will
proceed with renovation of these two floors, a total of 16,000 square feet into their new headquarters. This modification would
provide additional space for the company and would aid in further adapting the space into an open office setting.
The applicant’s representative has consulted with the HPO for best practices, and has consulted with the HPC during a special
presentation at the 11/2/17 Historic Preservation Commission meeting. The proposed plan has been established with respect to
the historic significance of the building and in an effort to minimize any adverse effect.
The proposed work includes (See Appendix A, Plans, and Appendix B, Supplemental Information):
-Enlarging one row of eight window openings on the sixth floor from the existing 4’-5” wide by 5’-6” tall, to 4’-5” wide by
8’-10” tall
- Enlarging one row of eight window openings on the seventh floor from the existing 4’-5” wide by 5’-6” tall, to 4’-5”
wide by 8’-10” tall
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-Infill all new window openings with fixed glaze, insulated glass and mill finish aluminum framing, matching the historic
windows on the third, fourth and fifth floors.
-Removal and reapplication of portions of the horizontal terracotta bands above and below the new window openings.
Terracotta headers atop the windows on the seventh floor will be reduced from 4’-0” to 3’-0,” with a reconfiguration of
approx. 8” of terracotta between the new sixth and seventh floor windows, from what was 4’-0.” Terracotta sills beneath
the new windows on the sixth floor will be reconfigured from 4’-0” to 1’-6”, a loss of approx. 2’-3”.
*Note that pedestrian view and interaction with the windows on this elevation (west) are limited given setback off the street, the
two-story wing extending west along Front Street, and the extended stair tower.
SITE HISTORY & DESCRIPTION
The current Florence Hotel building represents the third in a series of large hotels which have occupied the site. The first
Florence Hotel, constructed in 1888, burned in 1913. A second hotel was constructed at the same location after the 1913 fire
and gained recognition for being the largest Montana hotel west of Butte and Helena. This hotel, which contained one
hundred and six guest rooms, was, like her predecessor, destroyed by a fire in October of 1936. Built between 1940 and 1941
by Spokane architect Gustave Albin Pehrson, the current Florence is an awesome example of the Art Moderne style. The
building was constructed of reinforced concrete with the main component extending seven stories above street level, with a
one story wing which extends westward along Front Street.
The exterior of the building presents a design of streamlined simplicity, with a futuristic impression. Parallel modern lines and
smooth-faced concrete piers dominate the facade of the building (east elevation). While architectural concrete makes up the
vertical members, the spandrels and horizontal members of the walls are finished with terracotta tiles. A continuous
horizontal banding of terracotta tile wraps the south and east facades, separating the first floor retail space from the upper
stories. These spandrels and the continuous band establish the strong horizontal emphasis which characterizes Art Moderne
structures.
Prominent square window bays form vertical tiers up the east, west and south elevations. The window tier above the primary
lobby entrance in the east elevation is enhanced by projecting glass block balconies, and by a decorative cap that rises above
the parapet of the building. The predominant hard line design of the building is softened by the use of curved glass blocks on
the southeast and northeast corners. This treatment is echoed on the corners of the ornamental balconies. The north
elevation of the building, facing the alley, is devoid of the tile, glass block, and window bays that characterize the rest of the
building.
Storefront entrances and associated display windows are divided vertically by terracotta tiles above polished black granite
bases. The granite covers the concrete piers which support the building. Non-structural carrara black glass faces the bases
under the show windows' plate glass. Satin-finished aluminum and plate glass settings adorn the fronts, awning box cornices
over the storefronts, and the marquees over the entrances into the hotel. The use of minimal joints and a smooth-shiny
surface contributes to the storefronts' streamlined design.
Previous exterior alterations include the replacement of the windows on the third, sixth, and seventh floors. However, these
also are double-paned aluminum-framed windows, specifically chosen to match the Art Moderne style, and do not conflict
with the building's original character. Between 1975 and 1989, the majority of the upper original hotel guest rooms and
corridors were adaptively reused into office space, and continues to be used for this purpose.
The Florence retains a high degree of integrity in design, materials, workmanship, association, setting and is located in the
heart-of-Missoula neighborhood on the northwest block at the corner of Front and Higgins, and is a major contributing
element to the Missoula Downtown National Historic District.
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IV. APPLICABLE ZONING REGULATIONS
Title 20 Zoning Ordinance, Section 20.85.085.H outlines the criteria for review of historic preservation permit applications.
Regarding CBD-4 permitted uses, the proposed use is permitted and requires no additional discretionary approval.
V. REQUEST FOR HISTORIC PRESERVATION OFFICER/COMMISSION APPROVAL
Except as otherwise approved in section 20.30, the characteristics of an historic resource that qualify it for designation shall
be preserved and existing setbacks illustrating historic patterns of development shall be retained. Before issuing an HPP for
alterations or new construction, the Historic Preservation Officer shall consider the cumulative effects on the integrity of the
city’s historic resources resulting from the requested HPP, any other pending HPP applications, and any previously issued
HPPs. The Historic Preservation Officer shall also review the HPP application for compliance with the Secretary of the
Interior’s Standards for Rehabilitation and/or any applicable design guidelines with the following criteria:
REVIEW CRITERIA
The building located at 111 N. Higgins is reviewed pursuant to the criteria for review listed in Title 20 Zoning Ordinance,
Section 20.85.085.H, and the Secretary of the Interior’s Standards for Rehabilitation. (Standard in italics, Staff Findings and Staff
Conclusions follows).
The following demonstrates compliance with the Design Guidelines set forth in Sections 20.85.085H, and the Secretary of the
Interior's Standards for Rehabilitation.
SECTION 20.85.085H:
H-a.) Requirement: “The characteristics of an historic resource that qualify it for designation shall be preserved and existing
setbacks illustrating historic patterns of development shall be retained.”
FINDINGS OF FACT: The applicant has worked with the HPO and members of the HPC in establishing historically
sensitive design solutions which harken to the original design at the time when the building was nominated. The
proposed alterations would have minimal site disturbance, as views/interaction with the windows on this elevation
are limited given setback off the street, the two-story wing extending west along Front Street, and the extended
stair tower. The continued use of terracotta detailing and window materials aid in maintaining the existing character
and patterns of development.
STAFF CONCLUSION: Meets the criterion.

H-b.) Before issuing an HPP for alterations or new construction, the Historic Preservation Commission shall consider the
cumulative effects on the integrity of the city’s historic resources resulting from the requested HPP, any other pending HPP
applications, and any previously issued HPPs.
FINDINGS OF FACT: The proposed alterations fit within the purpose of the rehabilitated use and aid in the
continued appreciation of the overall site’s designation of architectural significance through that use. Alterations are
planned for minimal disturbance to the pedestrian view-scape. The current owner, ALPS Corporation, is a steward in
historic preservation, has worked closely with the HPC in prior alterations, and has won two Historic Preservation
Awards for a compatible addition and the restoration of the grand lobby. The cumulative effect of this HPP is
balanced by previous restoration efforts and sensitive design solutions as submitted in this HPP.
STAFF CONCLUSION: Meets the criterion.

H1.) Alterations shall be compatible with the relevant characteristics or character defining features that qualify the Historic
resource for designation and shall not diminish, eliminate, or adversely affect the historic character of the Historic resource.
Consideration shall include, but not be limited to, elements of: Size, Scale, Lot coverage, Massing, Proportion, Architectural
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style, Orientation, Surface textures and patterns, Details and embellishments, Relationship of these elements to one another.
Size/ Scale: Proposed alterations change fenestration size on the northern portion of the sixth and seventh floors of
the west elevation and affects 16 openings. Proposed changes do not affect the width of the existing openings, and
lengthens openings from 5’6” to 8’-10”.
Lot Coverage: The proposed alteration will not increase nor decrease the lot coverage.
Massing/ Proportion: The massing of the proposed alterations were designed to be compatible with the character
defining features and aesthetically reflect the original materials used. The openings will be filled with mill finish
aluminum frames matching all other fixed glazed, insulated glass replacement windows of the Florence Building.
Portions of the existing horizontal terracotta bands above and below the openings will remain and continue to be a
character defining feature.
Architectural Style: The architectural style and integrity of the existing building will not be altered from its current
and historic style and state. The proposed alterations utilize distinctive elements to differentiate the old from the
new through layout and utilizing minimized terracotta detailing, while being sensitive to contemporary use and
demand.
Orientation: The orientation of the building will not be altered. The proposed alterations have been designed to fit
within the existing structure and footprint, and will not alter the orientation of the original east facing facade. The
proposed alterations retain 111 N. Higgins as the primary element on the site.
Surface Textures and Patterns/ Details: The updated openings will reflect similarities to the original patterns and
details through the maintenance of decorative terracotta sills and aluminum fixed pane lites. To preserve the Art
Moderne aesthetic, new windows will not alter the vertical emphasis of the upper floors and will be patterned to
align and continue the horizontal terracotta rhythm.
Details and Embellishments: The proposed details and embellishments are sensitive to the existing character
defining traits, and cohesively tie into the proposed updates of the west elevation. Embellishments have been
designed to match the original, while distinguishable as altered. No additional details or embellishments outside of
the original materials are planned.
Relation of these elements to one another: The proposed alterations do not alter major architectural features and
reflects change over time through cohesive design, feel and aesthetic. Pedestrian views and interaction are limited given
setback off the street, the two-story wing extending west along Front Street, and the extended stair tower.
FINDINGS OF FACT: The inter-relationship of Size, Scale, Lot Coverage, Massing, Proportion, Architectural Style,
Orientation, Surface Textures and Patterns, Details and Embellishments in the design proposal, serves to minimize
adverse impact on the historic character of 111 N. Higgins in general, does not alter patterning, retains elements of
character-defining detailing, differentiates the old from the new, and aids in the adaptive reuse of the building.
STAFF CONCLUSION: Meets the criterion.
H2.) New construction in historic overlay districts is not required to conform to specific architectural styles. Design of new
construction shall be compatible with the character of historic resources in the immediate area, but shall distinguish itself
from historic resources and not create a false sense of history.
FINDINGS OF FACT: No new construction is proposed.
STAFF CONCLUSION: Meets the criterion.
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H3.) Alternative materials may be substituted for original materials when they have the same dimensions and form as
original materials.
FINDINGS OF FACT: Materials match the existing with mill finish aluminum frames and fixed glass, and include the
reuse of existing terracotta detailing.
STAFF CONCLUSION: Meets the criterion.

H4.) Photovoltaic and solar hot water equipment are permitted and are not subject to this ordinance.
FINDINGS OF FACT: No photovoltaic and solar hot water equipment are proposed.
STAFF CONCLUSION: N/A
FINDINGS AND CONCLUSIONS:
Missoula Zoning Ordinance Section 20.85.085H
The historical architectural features that distinguish 111 N. Higgins will be minimally effected. The proposed alterations serve
to improve working conditions for the building’s contemporary use, yet will be differentiated as to preserve the overall
historicity of the site. The proposed alterations will not substantially diminish, eliminate, or adversely effect the historic
integrity of the original building, and have been designed with sensitivity to individual character defining traits.
STAFF CONCLUSION: Project SUBSTANTIALLY MEETS CRITERIA established in Section 20.85.085H.
THE SECRETARY OF THE INTERIOR'S STANDARDS FOR REHABILITATION OF HISTORIC PROPERTIES:
The Secretary of the Interior's Standards for Rehabilitation are ten basic principles created to help preserve the distinctive
character of a historic building and its site.
The Standards (36 CFR PART 67) apply to historic buildings of all periods, styles, types, materials, and sizes, and to both the
exterior and the interior of historic buildings. The Standards also encompass related landscape features and the building's site and
environment as well as attached, adjacent, or related new construction.
The Standards are applied to projects in a reasonable manner, taking into consideration economic and technical feasibility.
Standard #1) A property shall be used for its historic purpose or be placed in a new use that requires minimal change to the
defining characteristics of the building and its site and environment.
FINDINGS OF FACT: Between 1975 and 1989, the majority of the upper original hotel guest rooms and corridors
were adaptively reused into office space. Restoration efforts in the early part of the 21st Century focused on
rehabilitation and reproduction of architectural elements and Art Moderne features previously removed during the
1970s and 80s. The proposed alterations will be used for this adapted purpose and requires minimal change to
character-defining features to accommodate the adapted use.
STAFF CONCLUSION: Meets the standard.
Standard #2) The historic character of a property shall be retained and preserved. The removal of historic materials or
alteration of features and spaces that characterize a property shall be avoided.
FINDINGS OF FACT: Portions of the horizontal terracotta detailing will be removed for the lengthening of the
window openings and will be reconfigured within the new design. Although the width of terracotta will remain the
same, the height will be reduced. Atop the seventh floor, existing terracotta will be reduced from a height of approx.
4’ to approx. 3’. Between the sixth and seventh floors, existing terracotta will be reduced from a height of approx. 4’
to approx. 8”. Below the sixth floor, existing terra cotta will be reduced from a height of approx. 4’ to 3’-9”.
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STAFF CONCLUSION: Meets the standard to the extent possible and in considering existing conditions and the intended
purpose of proposed alterations. The alterations serve to sensitively enhance the contemporary rehabilitated function.
Standard #3) Each property shall be recognized as a physical record of its time, place, and use. Changes that create a false
sense of historical development, such as adding conjectural features or architectural elements from other buildings, shall not
be undertaken.
FINDINGS OF FACT: Conjectural features of false history will not be added. The new infill is designed in regards to
details described in the National Register Nomination and existing conditions, but are differentiated through the
adjacent original southern portion of the west elevation and lower floors. Alterations, materials and use do not
project a false sense of historical development and instead speak to change-over-time.
STAFF CONCLUSION: Alterations will be minimally visible to the public and will be clearly distinguishable as a later
addition in an effort to dissuade false interpretation. Meets the standard to the extent possible.
Standard #4) Most properties change over time; those changes that have acquired historic significance in their own right
shall be retained and preserved.
FINDINGS OF FACT: The proposed project will be an alteration for the rehabilitated use which has been in existence
for nearly 30 years.
STAFF CONCLUSION: The project will not adversely affect acquired significance. Meets the standard.
Standard #5) Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize a
historic property shall be preserved.
FINDINGS OF FACT: Distinctive features and finishes will be unaffected, and special care and awareness of historic
significance will be honored by the contractors.
STAFF CONCLUSION: The applicant has stated their awareness of the building’s historic significance and characterdefining features. Meets the standard.
Standard #6) Deteriorated historic features shall be repaired rather than replaced. Where the severity of deterioration
requires replacement of a distinctive feature, the new feature shall match the old in design, color, texture, and other visual
qualities and, where possible, materials. Replacement of missing features shall be substantiated by documentary, physical, or
pictorial evidence.
FINDINGS OF FACT: During the removal process, the openings will be patched and repaired as necessary for new
construction. Terracotta will be reused and will not be altered from its original color, texture or other visual qualities.
For terracotta not being reused in this project, it will be preserved and stored for future use and replacement on the
building. According to the National Register Nomination, windows on the sixth and seventh floor have been
previously replaced and are unoriginal.
STAFF CONCLUSION: (See Condition 2,3). Meets the standard.
Standard #7) Chemical or physical treatments, such as sandblasting, that cause damage to historic materials shall not be
used. The surface cleaning of structures, if appropriate, shall be undertaken using the gentlest means possible.
FINDINGS OF FACT: No chemical or physical treatments are currently planned for the project.
STAFF CONCLUSION: Meets the standard.
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Standard #8) Significant archeological resources affected by a project shall be protected and preserved. If such resources
must be disturbed, mitigation measures shall be undertaken.
FINDINGS OF FACT: The project does not require digging.
STAFF CONCLUSION: Meets the standard.
Standard #9) New additions, exterior alterations, or related new construction shall not destroy historic materials that
characterize the property. The new work shall be differentiated from the old and shall be compatible with the massing, size,
scale, and architectural features to protect the historic integrity of the property and its environment.
FINDINGS OF FACT: The proposed alterations fit within the context of the existing character-defining features, yet
remain distinguishable to preserve the historic integrity of the building in general. The alteration of the proposed
openings will not obstruct the setting, feel, location, or association with the building and honors existing materials to the
extent possible.
STAFF CONCLUSION: Massing, size, scale and architectural features are planned as to minimize adverse effect to the
defining qualities of the building. Meets the standard.
Standard #10) New additions and adjacent or related new construction shall be undertaken in such a manner that if removed
in the future, the essential form and integrity of the historic property and its environment would be unimpaired.
FINDINGS OF FACT: No new additions and adjacent or related new construction is proposed.
STAFF CONCLUSION: Meets the standard.
Cumulative Effect:
INTENT: Alteration to a rehabilitated building in accordance with the Secretary of the Interior’s Standards for the
Rehabilitation of Historic Properties.
SCOPE OF WORK: The adapted reuse of the sixth and seventh floors of the building located at 111 N. Higgins Ave. The
design calls for the alteration of 16 existing window openings measuring 4’-5” wide by 5’-6” tall, into 4’-5” wide by 8’-10” tall,
to be infilled with matching mill finish aluminum frames and salvaged terracotta sills and detailing.
INTENDED USE: Office space.
FINDINGS OF FACT: There are no cumulative adverse effects on historic preservation permit sites with this proposal.
STAFF CONCLUSION: There is one other HPP site in the vicinity (101 S. Higgins Ave.) that would not be adversely
effected by this proposal, and there are other historic sites in the vicinity that would not be adversely effected by this
proposal. Project SUBSTANTIALLY MEETS the Secretary of the Interior’s Standards for Rehabilitation.
VI. STAFF CONCLUSIONS AND RECOMMENDATIONS
CONCLUSION:
The major historical architectural features that distinguish 111 N. Higgins Ave. will not be adversely effected. The proposed
alterations fit within the context of the existing site, yet remain distinguishable to preserve the integrity of the building. The
alterations are similar in scale to the existing openings, and utilize sensitive building materials and design in order to define
the distinct historic character of the primary building. Proposed changes would minimally alter the pedestrian view and
interaction with the building, as they are located on the sixth and seventh floor on the northern portion of the west
elevation. The updated openings would provide necessary daylighting, would serve to enhance current working conditions,
and reference the rehabilitated use and contemporary need as office space. There is one other HPP site in the vicinity (101 S.
Higgins Ave.) that would not be adversely effected by this proposal, and there are other historic sites in the vicinity, but would not
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be adversely affected by this proposal. The proposed project substantially meets the design review criteria set forth in Section V
of this report and will not diminish, eliminate, or adversely effect the historic character and integrity of 111 N. Higgins Ave. or
the Downtown Historic District as a whole.
RECOMMENDED MOTION:
THAT the alterations to west elevation windows of the building located at 111 N. Higgins Ave. be APPROVED with conditions.
CONDITIONS OF APPROVAL:
1.

The project shall comply with all applicable City of Missoula municipal code and building code requirements.

2.

Terracotta removed and not to be reused in this project shall be preserved and stored for maintenance, repair,
and future restoration projects to the building.

3.

Any patching and repair shall match the old in design, color, texture, other visual qualities and, where possible,
material.

VII. ATTACHEMENTS
A- HISTORIC PRESERVATION PERMIT APPLICATION
B- SUPPLEMENTAL INFORMATION PROVIDED BY APPLICANT
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APPENDIX A
HISTORIC PRESERVATION PERMIT APPLICATION
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Missoula
Historic Preservation Commission
The Florence Building
Exterior Improvements Application
111 North Higgins Avenue
Missoula Montana, 59801
6th & 7th Floor
A&E Project #17019
11.08.2017

A DEEP UNDERSTANDING OF DETAIL
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Historic Preservation Commission
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I S S O U L A

HISTORIC

PRESERVATION COMMISSION
Date: 10/13/2017

Name:

The Florence Building

Address:

111 North Higgins Ave, Suite 200, Missoula MT, 59802

Phone:

728-3113

Agent:

A&E Architects

Address:

222 North Higgins Ave, Missoula MT, 59802

Phone:

721-5643

Request Type:

Exterior modification

Site Address

The Florence Building, 111 North Higgins Ave, Missoula MT, 59802-4401

The following items must be submitted as part of the application:
Legal Description:
Lot(s):

1-3, 4-8, 16-20

Township:

T13 N

COS#:
Zoning:

; Block(s):
; Range:

3

; Subdivision:

19W

; Section:

Missoula Original Townsite

22

; Metes and Bounds Description (Attached Typed Description)

CBD-4

PACKET (One prototype to be certified, once certified make 15 Copies)
Completeness
a.
Application
b.
Cover Letter
c.
Site Plan/Landscaping Plan
d.
Elevation Drawings
e.
Topography Map
f.
Photographs
g.
Other
Building and Property Frontage:
Please note: All materials
shall be collated, bound
Street:
; Building Frontage:
; Property Frontage:
(staple or other binding
method) and folded to
Street:
; Building Frontage:
; Property Frontage:
81/2x11 inches
Street:
; Building Frontage:
; Property Frontage:
Street:

; Building Frontage:

; Property Frontage:
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Missoula Historic Preservation Commission
Application Type
Historic Preservation Permit

Public Meeting:
(Monthly)
1st Thursday

Application
Deadline:
30 Days Prior

APPLICATION FEE: $0.00
I hereby attest that the information on this application form is accurate and complete.
Applicant Signature

; Date:

I
to act as my agent in this application.

, owner of said property authorize

Owner's Signature:
Applicant's Responsibility:
An Historic Preservation Commission (HPC) application must be made to the
Historic Preservation Officer by the property owner, business establishment owner or
a designated agent. The application and all required supporting documentation must
be received and approved by the Preservation Officer at thirty (30) days prior to the
regular scheduled public hearing, which is held on the first Thursday of each month
in the City Council Chambers at 7:00 p.m., unless otherwise scheduled. The owner of
the property is solely responsible for supplying to the Missoula Historic Preservation
Commission, in care of the Missoula Historic Preservation Officer, all information and
documents necessary to evaluate the project. If sufficient information and
documentation is not supplied by the owner for consideration to make an informed
decision, the application will be denied. The applicant or his agent must be present
at the public meeting. Failure to appear at the public meeting is grounds for
denial.
Historic Preservation Officer Responsibility:
The Historic Preservation Officer shall inspect all submitted material for compliance
and submit a report to the HPC and the applicant prior to the Meeting. Once the
Commission has approved a motion, the Preservation Officer shall send written
notification of the motion to the applicant. The Preservation Officer shall keep, on file,
a record of the case.
Missoula Historic Preservation Commission Responsibility:
The Missoula City Council designated the Missoula Historic Preservation Commission
as its local review board and directed said board to establish an application and
review process to certify eligible properties as specified in 20.30 and 20.85.085 of the
Missoula Municipal code (City Zoning). Said process must include, but is not
limited to, the design review criteria based on the Secretary of Interior's
Standards for Rehabilitation or other standards approved by the City Council .
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Narrative
Exterior Improvements to the National Register listed Florence Hotel
The Florence Building
111 North Higgins Avenue,
Missoula Montana 59801
October 13, 2017
The National Register Listed Florence Hotel, now known locally as the Florence Building,
located at 111 North Higgins Avenue was completed in 1941. Architect Gustave Albin
Pehrson (1882-1968) of Spokane, Washington designed the building in the Art Moderne
style. Rectangular in massing, the main building as originally constructed is seven stories
with a single story wing that extends west along Front Street and retains a high degree
of architectural character and integrity. Public entrances and storefronts face Higgins
Avenue and Front Street while a service entrance occurs on the north alley side of the
building. The exterior presents a design of streamlined simplicity with futuristic impression,
characterized by rounded corners, glass block, smooth finishes, and horizontal banding
at street level in contrast to a vertical emphasis broken by fixed windows and horizontal
terra cotta bands of the upper floors.
Between 1975 and 1989, the majority of the upper original hotel guest rooms and
corridors were adaptively reused to office spaces. Restoration efforts in the early
part of the 21st Century focused on restoration, rehabilitation, and reproduction of
architectural elements and Art Moderne features removed in the 1970s and 1980s
from the hotel Lobby, Governor’s Room, and McLeod Room. Elements now evident in
these areas reflect a major restoration and reconstruction effort by ALPS Corporation
(“ALPS”), a major building tenant and ultimate building owner (the property is held by
The Florence Missoula, LLC, which is fully owned by ALPS). In 1990s, the Missoula Historic
Preservation Commission awarded the Florence Building for a compatible addition
that occurs above the single story wing extending west along Front Street elevation. In
2004, the Missoula Historic Preservation Commission again awarded the building for the
interior restoration of the hotel registration desk and grand Lobby, a space ALPS now
has open to the public.
The Florence Building is owned and operated by ALPS/Florence LLC. Their current 14,000
square foot office space is located on the second floor. Following vacation of the 6th
and 7th floors, ALPS will proceed with renovation of these two floors, a total of 16,000
square feet, into their new Corporate Headquarters. The design calls for an open office
floor plan and modification of extant 6th and 7th floor west facing window openings
north of the extended stair tower of the west elevation. The change affects eight
window locations on each floor where existing windows measuring 4’-5” wide by 5’6” tall will be modified to accommodate 4’-5” wide by 8’-10” tall windows in mill finish
aluminum frames matching all other fixed glazed, insulated glass replacement windows
of the Florence Building. Portions of the horizontal terra cotta bands above and below
the new window openings will be removed and new fixed windows frames detailed to
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continue to highlight the alignment of the terra cotta condition.
Alteration of west facing windows north of the extended stair tower affects the exterior
appearance of the building and is thus the topic of this request. As evident in the
attached information, views to the windows of this elevation are limited given setback
off the street, the two-story wing extending west along Front Street, and the extended
stair tower. To preserve the Art Moderne aesthetic, new windows will not alter the
vertical emphasis of the upper floors and will be patterned to align and continue the
rhythm of the terra cotta horizontal bands of the upper floors. In addition the proposed
windows will be located north the extended stair tower of the west elevation.
The proposed improvements have no impact to the building primary elevations and
signature Art Modern style evident along Higgins Avenue and Front Street as seen in the
historic images and postcards included with this application. The alterations will affect
the west elevation; however, given their location in relation to the extended stair tower
and two story wing extending west along Front Street result in no change to the visual
perception of the building.
This alteration allows ALPS, the preservation steward of the Florence Building since
the 1990s, to continue their occupancy in the National Register Listed Florence Hotel
while achieving their corporate goal of creating a state of the art environment with
added interior natural light, a high emphasis feature of the design, for their Corporate
Headquarters.
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History
-National Register of Historic Places Certificate
-Historic Photographs
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Historic Photographs

Image 1: A McKay photo looking southwest to the north elevation and Higgins Avenue
elevation of the Florence Hotel.

Image 2: Another McKay photo looking northwest to the south (Front Street) and Higgins
Avenue elevations of the Florence Hotel.
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Historic Photographs

Image 3: A McKay view looking northwest to the south (Front Street) and Higgins Avenue
elevations of the Florence Hotel.

Image 4: A postcard view looking to the south (Front Street) and Higgins Avenue
elevations of the Florence Hotel. The parking garage tower no longer exists and the open
roof deck of the second floor is now infilled to accommodate ALPS office space.
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Proposed Improvements
-Site + View Sheds
-View Shed Photographs
-Floor Plans
-West Elevation
-Rendering
-Sun Study
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Site + View Sheds
The Florence Building
at West Elevation
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Site plan_ The Florence Building
see pg. 20-21 for view sheds referenced above
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View Sheds Photographs
At West Elevation

Image 5: Photo looking to the west elevation from Stockman’s Bar on Front Street.

Image 6: Photo looking to the west elevation from Montgomery Distillery on Front Street.
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View Sheds Photographs
At West Elevation

Image 7: Distant view looking to the west elevation from Grizzly Hackle Fly Shop on Front
Street.

Image 8: Another distant view looking to the west elevation from Tamarack Brewing on
Front Street.
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Floor Plans
area of work

Front S
treet

Higgins Avenue

area of proposed work
EXTENDED STAIR TOWER OF THE
WEST ELEVATION

On the 6th floor, 8 window locations along the West
elevation of the building will be altered.

6th Floor Plan

Front S
treet

Higgins Avenue

area of proposed work
EXTENDED STAIR TOWER OF THE
WEST ELEVATION

On the 7th floor, 8 window locations along the West
elevation of the building will be altered.

7th Floor Plan
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West Elevation
Existing

On the 6th and 7th floors, 8 window locations on
each floor along the West elevation of the building
will be altered.

EXTENDED STAIR TOWER OF THE
WEST ELEVATION

area of proposed work

garage & interior
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West Elevation

Proposed Reconfiguration

This alteration is a change to masonry conditions of the building. The space planning design accounts
for this by placing functions requiring window modifications to the west elevation of the building.
Future building improvement planning includes the restoration of terra cotta and glass block exterior
finishes evident on the Higgins Avenue and Front Street elevations as well as the West elevation.

area of proposed work

garage & interior

The design and alteration of windows on the 6th and 7th floors are on the West elevation.
Removed terra cotta finishes remaining above and below the new window openings will be
salvaged and reinstalled to coordinate and match in-kind to the historic condition.
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West Elevation
Terracotta

Existing

Existing Terracotta

approx. 4’-0”
between each window

Reconfigured Terracotta

lose of approx. 1’-0”
of terracotta at head of window

Proposed

Reconfigured Terracotta
approx. 8” of terracotta
between new 6th and 7th
floor windows

Reconfigured Terracotta

lose of approx. 2’-3”
of terracotta at sill of window
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Rendering
Proposed Reconfiguration

Existing Condition

The proposed new windows will respond
to the existing facades rhythm, color
and material pallet
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Sun Study

Existing Windows
Sun Angles

Proposed Windows
Sun Angles

NW

Window Orientation
North West
evening light, primarily shaded
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aearchitects.com
608 North 29th Street • Billings, MT 59101
428 East Mendenhall • Bozeman, MT 59715
222 North Higgins • Missoula, MT 59802

APPENDIX B
SUPPLEMENTAL INFORMATION PROVIDED BY APPLICANT
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