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101 S Higgins Ave. Historic Preservation Permit

Applicants:
Access Property Management

101 S Higgins Avenue 

Missoula MT, 58907

Proposed Project Area:
The building is located on the corner of Front and 
Higgins, within the Downtown Missoula Historic District. 
S22, T13N, R19W, Block 4, Lot(s) 1-4, & Frac of Lot(s) 5 & 6

Legal Notice:
-Legal Ad placed in Missoulian on 1/19/20 and 1/26/20

-Site Posting 15 days Prior to Hearing

-Letters sent to affected property owners and interested 
parties 15 days prior to hearing.

Zoning: CBD-4
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Action Subject to Review by HPC:

Alteration of individually listed National Register 
historic building

Applicable Missoula Municipal Code:

20.30.030 and 20.85.085 

Background: 
- The Hammond Arcade building was constructed in 1934, when 

the property was owned by the Hammond Building Company, 
Inc., (founded by A. B. Hammond). It was built to replace the 
original five story Hammond building, originally constructed 
around 1890 and was destroyed by fire in the early 1930s.

- The current Hammond Arcade was designed by R. C. Hugenin as 
a fine example of Art Deco architecture; with polychrome 
masonry facades, stepped roofline battlements, and original 
color palette, which accent the interior arcade and stood out 
during this era of building, as it still does today.

- Much like the neighboring Florence, the Hammond Arcade was 
one of the few buildings constructed in Missoula during the 
Depression. Its construction provided much needed 
employment during the Depression and served to stimulate the 
Missoula-area economy and to mitigate the impact of the 
Depression.

Original Hammond Building, ca. 1890 Current Hammond Arcade, b. 1934
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-Removing the wraparound awing on the north and east elevations and replacing with two entrance awnings, approx. 12’x 5’, to be located above the 

Front Street arcade entrance and the Higgins Ave. arcade entrance. 

-Restore transom lites located above the awning to their original condition and in kind with the continued row. Relocate air handling units to the roof. 

-Remove two unoriginal windows on the west side of the lower level of the south (alley side) elevation and replace with an overhead rolling door, 

approx. 7’x 7’-6” with glass lites.  

-Replace the unoriginal entry door on the east side of the lower level of the south (alley side) elevation and replace with a metal door equipt with 

proper emergency exit hardware, new locks, and a single lite glazed panel for additional lighting. Install a sidelite directly to the east of the entrance 

which is currently filled with concrete masonry units for additional lighting. 

-Install a wood framed deck structure along the west elevation (alley side) of the Hammond Annex (not individually listed on the National Register), 

which would abut the south (alley side) elevation of the Hammond Arcade and the north elevation of the Wilma. The deck would meet the Hammond 

Arcade and Hammond Annex at the exposed concrete floor-plates. 

-Modify the window opening located second from the east on the main floor of the south elevation (alley side) on the Hammond Arcade into an 

entrance accessible to the deck. This modification would not change the width of the opening, but would change the length to approx. 6’-8”. The 

existing window fill is original and would be reused to replace non-original window fill in the second window opening from the west.

*Note that the existing awning is historically accurate in footprint, but not original to the building. The location of the two windows to be replaced on the lower 

level was once a coal door entrance, which was later infilled with windows and non-original brick. Three entrances are located on the main level of the west 

elevation (alley side) of the Hammond Annex, and are currently infilled with plywood, which at one time possibly opened to an original deck which was later 

removed. 

Proposed Work: 
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Hammond Arcade, ca. 1935 – wraparound awning footprint is present. 
The current awning is most likely a replacement. 

“The wrap-around metal awning is an 
original part of the building. It is secured 
to the building by iron bolts and long 
iron rods.” – NRHP Nomination

101 S Higgins Ave. Historic Preservation Permit

Awning/Background: 
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*Note, the Hammond Annex is not 
included in the National Register 
Nomination. 

Alley Alterations Hammond Annex, west elevationHammond Arcade, south elevation
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“A large entryway at the lower level at the rear of the 
building, which was originally used for the delivery of 
coal, has been infilled with concrete block.” – NRHP 
Nomination 

Lower level openings: 
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Deck Addition: 

Notice three existing upper level 
entries which have been infilled. 

Hammond Annex

Exposed concrete floor-
plate.
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Arcade Deck Entrance: 
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Historic Preservation Permit

Review Criteria: 20.85.085 (H): Criteria for Review of Alterations and New Construction

1.   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; Parcel coverage; Massing; Proportion; 
Architectural style; Orientation; Surface textures 
and patterns; Details and embellishments;  
Relation of these elements to one another.

2.  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.

3. Alternative materials may be substituted for original materials 
when they have the same dimensions and form as original 
materials.

4. Photovoltaic and solar hot water equipment are permitted 
and are not subject to this ordinance.

Staff Findings and Conclusions: 

The historical architectural features that distinguish 101 S. Higgins 

will be minimally effected. The proposed alterations serve to 

improve working conditions for the building’s continued 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 and in effort to restore, appropriately 

update and maintain the building in a sensitive manner. 

CONCLUSION: Project SUBSTANTIALLY MEETS CRITERIA 
established in Section 20.85.085H. 

101 S Higgins Ave. Historic Preservation Permit
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#14 (new exterior additions), #44 & Tech Notes #6 (use of awnings/metal canopies on historic buildings)

 Check
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Standard #1: 

A property shall be used for its historic 

purpose or placed in new use that requires minimal 
change…..

Standard #2: 

The historic character of a property shall be retained ….. 

The removal of historic materials …. shall be avoided. 

Standard #3: 

Each property shall be recognized as a physical record of 

its time….

Standard #4: 

…changes that have acquired historic significance in their 
own right shall be retained…

Standard #5: 

Distinctive features… that characterize a historic property 
shall be preserved. 

Standard #6: 

Deteriorated historic features shall be repaired rather than 
replaced. ….

Standard #7: 

Chemical or physical treatments, such as sandblasting, …. 
shall not be used. …

Standard #8: 

Significant archeological resources ….. 

Standard #9: 

New additions, exterior alterations, … shall not destroy 
historic materials that characterize the property. ….new work 
shall be differentiated…..

Standard #10: 

New additions ….shall be reversible.

Secretary of the Interior’s Standards

101 S Higgins Ave. Historic Preservation Permit
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Cumulative Effect: 

INTENT: Alteration to individually listed NRHP building in accordance with the Secretary of the Interior’s Standards for the 
Rehabilitation of Historic Properties. 

SCOPE OF WORK: The restoration and renovation of exterior elevations for the building located at 101 S. Higgins Ave. The 

design calls for proposed alterations to the wraparound awning located on the north and east elevations, restoring the 

transom windows located above the awning, and alterations to the west elevation of the alley portion of the building. Alley 

alterations on the lower level of the south facing elevation include the removal of two non-original windows and 

replacement of a rolling overhead door with glass lites, replacing the non-original door to the rear entrance, and the 

installation of a side window next to that entrance, all to allow for additional light and accessibility. A wood deck is proposed 

which will span the length of the Hammond Annex (not included in the National Register listing), and will abut a portion of 

the main level on the south elevation of the Hammond Arcade. Alterations for the main level include the conversion of one 

window opening into an entry to provide deck access.   

INTENDED USE: Office, retail and residential space.  

FINDINGS OF FACT: There are no cumulative adverse effects on historic preservation permit sites with this proposal. 

STAFF CONCLUSION:  Project SUBSTANTIALLY MEETS the Secretary of the Interior’s Standards for Rehabilitation. 

VII.   STAFF CONCLUSIONS AND RECOMMENDATIONS 

CONCLUSION: 

The major historical architectural features that distinguish 101 S. Higgins 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, and utilize sensitive building materials and design in order to define the distinct 

historic character of the primary building. Proposed changes would increase pedestrian view, accessibility, and interaction 

with the building, and would restore certain historic elements which have been lost over time. The removal of the 

wraparound awning will be mitigated by the restoration of the transom lites and reopening of the alley coal entrance. The 

updated openings would provide necessary daylighting, would serve to enhance current working conditions, and reference 

the continued use and contemporary need as office and retail space. 

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 101 S. Higgins or the Downtown Historic District as a 

whole. 
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Recommended Motion/Action: 

That the Historic Preservation Permit for the 
proposed alterations to 101 S Higgins Ave. be 
Approved with Conditions.

Conditions:

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

2. Additional mitigation efforts shall include restoration and maintenance the brick parapet on the north and east 

elevations. 

3. New additions, such as the rear deck, 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.

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

material.

101 S Higgins Ave. Historic Preservation Permit
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