Historic Assessment and Reuse Opportunities for the former Gates
Rubber Company Manufacturing Site:

“Opportunities are But Difficulties in Work Clothes.” = Charles C. Gates, Sr.
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FEmployees in Front of Unit 4, civea 1922
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Introduction

This report presents the evaluation of the reuse
potential of existing buildings at the former Gates
Rulbilrer Company manufacturing site now owned by
Cherokea Denver, LLC {Cherokee). The study area
is roughly bounded west of South Broadway, east of
santa Fe Drive, south of Kentucky Avenue, and north
of Arizona Avenue. Cherokee contracted Harding
ESE and Semple Brown Design, P.C. ta {1) review
the historical development of tha site and the Gates
Rubker Company and (2) assess the historical value
and potential adaptive reuse of buildings at the site.

A number of factors must be considered in the
development plan for the Cherokee-ovened land at
the former Gates Rubber Company. Some of thesa
factors, such as traffic considerations, environmental
contamination and remediation, cost and
requirements, and density distributions across the
land, atfect or eliminate the potential reuse of historic
buildings at the site. For the mast part, this study
does not take into account the full array of planning
constraints but rather focuses on the historic value
and reuse potential of the properties, independent
of ather factars that might limit their uses. Once all
other planning constraints have been identified,
recommendations for reuse of the buildings at the
site may nead to be revised,

Background and Purpose
Im 1911, Charles Gates purchased the Colorado
Tire and Leather Company (renamed the Gates
Rubber Company in 13189}, The a three-person
company operated out of a small, leased building
at 1320 Acoma Street south of Louisiana
Avenue. Inless than one year, the company had
outgrown its original home, and Gates purchased
land on South Broadway to construct a campus of
new manufacturing, administrative, and retail
buildings. From 1911 to 1995, Gates Rubber
Company continued to grow and build its
campus at its corporate headquarters on
South Broadway. In 1935, the
company dacided to move its Denver
rmanufacturing 1o other national and
intermational locations and vacate
most of its buildings on the west

side of its Broadway campus. In
December 2001, Cherokee
wurchased these mostly vacant
properties from the Gates Rublber
Company with the intention of
developing the sita into a mixed use
residential, commercial, and retail center,
Because the Gates Rubber Company

Page G

Belt Manufacturing in Unit 10, civea 1920, Gares was the
largest mannfacturer of V-Belis and had the favgest FeBelt test
areea th the fndusire

properties had a long histery in the neighborhocd,
Cherokee sought to better understand the
historical importance of the existing buildings on
its newly purchased land and determine if there
wera reasonable reuse opportunities for those
buildings. To that end, Cherokee commissioned
this study to:

*  [Evaluate historical architectural and
geographic significance of Cherokee-
owned buildings at the former Gates
Rubber Company site in accordance with
the Mational Register of Historic Places
and Denver Landmarks criteria for
historical significance evaluations.

*  Agsessoptions for reuse of identified
historic structures that are supported by
market demand.

Tire Manufaeturing, Uit 1, circa 917



Methodology

A building survey was conducted for all structures
in the defined survay area. The survey consisted of
(1} background data collection and review, (2} visual
building assessment, and [3) evaluation of histaric
significance of all structures. Sources of background
data included:

. Denver Public Library Western History
Collection photographic and document
archives

. Sanborn Insurance maps

. Gates Rubber Company public relations,
press, and other company archives

- As-built drawings

. Denver Post newspaper archives

. Other secondary sources

Site wisits consisted of touring the exteriors and
interiors of all buildings. Each building was
phaotographed, and the current conditions of the
buildings were visuslly assessed and compared with
historical information. Structural integrity of the
buildings was not assessed as part of this study;
howawar, other reparts assessing the structural
integrity of the buildings were reviewed.
Architectural data for the Gates Rubber Company
structures were recorded and summarized on
standard Colorado Historical Society data inventory
forms. Historic significance and integrity were
pvaluated against the National Register of Historic
Places criteria.

Roofiap Garden, Unit 4, circa 1925
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Artist Sketeh, Gares Rubber Company Mastar Plan, 1917
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Crases Site Plan - 2002
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Suwe Plow Courtesy af Gates Rubber Compory

Crates Site Plam - 1952
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Gates pravided exceptional emplavee benefits. Employee satisfaction with the wark envirenment of Gafes was evidenced by the
longevity of employment — in 1960, mare than 60 percent af employees had beer with the company 3 years or longen, and 40
percent had beea with the company more than 15 vears,



Lhies 1,2, and 4, cirea [916-19240

[Il.  Historical Background and Context
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Against All Odds: 1911-1919

*Nad visited the office and found the awner surrounded by
heaps of paper, appearently busy wiiting up orders. It looked
good fo Dad, and he scraped up $3.500 - alf he could beg
and borrow — and bought the business., It soon became
apparent that the erders the former owner had been
shuffliog around were the acoumulation of several manths,
designed o help unload the business on a gullible sucker.
Hardly any orders werg coming ™ =Charles Gates, Jr. on
his {ather's purchase of the erginal Colorado Tire and Loather
Company

“ir*s half way up the mountain, Manufacturing has been
tricd thara = and it faffed. It just won't pay off.” —Charles
Gates, S, on advica he received about starting his company
In Danver

First Employecs of Gates Rubber Campany, 1912

Charles Gates, Sr. and his wife, Hazel, pooled their
life savings and purchased the Colorado Tire and
Leather Company on Qctaber 1, 1911 for $3,500.
Despite the previous owner's claims, the business,
which made “tire cavers,” had no backlog of orders
and no loyal customers. Charles Gates, Sr. accepted
this problem with his trademark optimism:
“Opportunities are but difficulties in wark clothes.”
The company had one product called the Durable
Tread, o steal-studded band of leather that fastened
to existing tires to axtend their mileage, While the
Durable Troad was a decent product, the company
was thousands of miles from its largest potential
market. Automobiles were first developed in the
Eastern U.S., and this region continued to have the
largest concentration of automobiles, and
consaguently, tires in need of repair,

In 1911, there were 500,000 cars in the U.5., but
anly 5,000 in all of Denver. Charles and his brother,
Johin, whom he persuaded to join the company shortly
after Charles purchased it, developed aggrassive
advertising and promotional campaigns to reach their
ecustamers in the East. Gradually their efforts paid
off, and the business grew to 18 employees. Despite
inauspicious beginnings, the company posted a slight
profit during its first year.

Perhaps one of the company's most successful
marketing efforts cccurred in 1912 with the
introduction of a new product — a leather horse halter

1911

1912
Bill Cody.
1911-1914

1914 World War I begins,

1916-1917
1917
US enters World War I
boom.

1918
1919

Charles Gates buys the Colorado Tire and Leather Company for 33,500,

The company manufactures one product, the Durable Tread, a steel-studded band of leather
that fastened to tires o extend mileage.

John Gates, brother of Charles, joins the company. Total employees were three.

Celorado Tire and Leather Company develops leather horse halters advertised by Buffalo

Company headquartered at 1320 Acoma.

Colarado Tire and Leather Company makes first retreads of rubber and fabric, the Half-5ole.
Gates brothers purchase six lots at 999 South Breadway and spend $15,000 to construct the
first building, Unit 1, 2 two-story administration building.

Roofiop garden opens on roof of Unit 4 serving food at non-profit prices to employees

and hosting company special events,

Company name changed to International Rubber Company.

Tohn Gates invents the first rubber and fabric V-belt,

The Half-Sole becomes a national prierity product becouse it helped conserve rubber, Sales

Worldwide influcnza epidemic. Maore than 20 million people die,

Treaty of Versailles signed. Waorld War I ends.

Rubber costs decrease from $1.25 to $0.15 per pound, and tire covers no longer needed,
Intemational Rubber Company begins manufacturing balloon tires,

Company renamed Gates Rubber Company,
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made from scrap leather from tha Durable Treads.
Confident of their durahility and superiority to the
other horse halters on the market, Charles Gates
persuaded Buffalo Bill Cody to try the new product.
Buffala Bill, impressed with the quality of the horse
halters, said the Colorada Tire and Leather Company
{later Gates) halters “never break.” This statement
spanned the product name and marketing campaign,
The Never Break Halters were sent to prospective
buyers with Buffalo Bill's testimonial. The products
quickly became a success, The product and
marketing caompaign helped Gates becomae tha largest
supplier of horse halters in the west, Success of the
Durable Tread and MNever Brezak horse halters
accelerated growth in the new company, and its
ariginal location became too small to keep up with
demand.

In 1912, the Gates brothers purchased six lots at
999 Sauth Broadway and spent $15,000 to construct
the company’s first permanent building, At that time,
this portion of the Broadway corridor was largely
vacant. Ford Motar Company was constructing an
assembly plant across the street, which opened in
1913 and operated until 1947, Some residential
homes, located within access of the Broadway trollay
line, were present east of Broadway.

The first new building, Unit 1, was a twa-story
administration and manufacturing building. The
bottem floor contained the administrative offices and
manufacturing area for the Durable Treads. The
second floor was devoted to manufacturing horse
halters.

Shortly after Unit 1 opened in 1914, the Calorado
Tire and Leather Company began to manufactura
its tire covers from fabric and rubber. The now
product, the Half Sole Tire, proved to be more
durable, and sales of tire covers increased
significantly. Life expeclancy of tires at the time
was only nine months, so tha retread tires had a
welcome market in extending the life of these early
tires,

In 1917, John Gates invented the V-Belt, Although
the original product was somewhat crude {grocery
store twine dipped in rubber cemeant, coated in fabric,
and vulcanized treated with heat and sulfurina V-
shaped mold}, its design was a vast improvement
owver the standard automobile belts of the day, The
same year, the company was ranamed the
International Rubber Company. Inwhat turned out
to be a brilliant marketing move, Gates claarly
labeled each belt with the make and mode! of the

car it fit and published a catalogue identifying which
belts fit which cars; althaugh commaonplace now,
the catalogue was a new concept that significantly
boosted sales,

In 1917, with sales of the Half Scle and V-Belt
booming, the U.5. entered Warld War [, Because it
helped conserve rubber, the government classified
the Half Sole as a priority product, The military
became a major customer, and retail sales also
coentinued to increase. Business was flourishing.

In 1213, World War | ended, and rubber prices fell
more than 800 percent. The drop in rubber prices
meant that new tires could be manufactured as
cheaply as tire covers, and in 1919, Gates phased
oul its Half Sole tire and began development and
manufacturing of new rubber products, including the
halloon tire (first introduced in the industry in 1922].
The same year, the company was renamed Gates
Rubber Comparry.

Between 1914 and 1919, in addition to Unit 1, the
company constructed six buildings, including an
employes cafeteria and garden (lecated on the roof
of Unit 4} and a modern manufacturing facility (Unit
10-1).

SN

»
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Broadway corvidor, 1915, south of Alameda was largely
undeveloped land when Charles Gates, Se acquired the
properiies that became the comparny ¥ corporate headquarters,
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World War | and Beyond: 1920-1939

“Syccess has a simple explanation. [i's the obtaining of an
aiyoctive by planned and progressive accomplishment. A
targe majority of peaple today are confent fo state thefr
inteations, but fack the decision and action necessary ra

make teug progress.” -Cherles C. Gates, Sr.

On the strengths of low rubber prices and increasing
automobile sales, tire manufacturers increased tire
manufacturing and significantly increased supplies.
As the econamy started to wane at the start of the
Great Depression, manufacturers slashed tire prices
to get rid of excess inventary.

The Gates Rubber Company, which had seen steady
increases in its balloan tire sales, was on tha verge
of introducing another new product, the Super-Tread
tire. The Super-Tread had wider, thicker treads
and promised extended mileage. Although the
market was not promising, Gates Rubber Company
moved ahead with the introduction and aggressive
marketing of its new product, The company’s tire
sales increased 40 percent at a time when the
industry saw a drop of 35 percent in tire sales. The
invention of the autamotive generator also helped
salas of the V-Belt.

During the 1920s, Gates Rubber Company begana
number of expansions, It added molded rubber goods,
built a hose plant, and began to make garden hosas
and radiator hoses, Following on the success of the
balt catalogue, the company expanded its catalogue
of automotive parts, which helped its suppliers
identify the proper make and size of product for each

car requiring repair. Gates Rubber Company
continued to invest heavily in research and
development; it hired more chemists to bettar
understand rubber compounds, which were the
foundation of its new preducts.

Throughout the Great Depression, Gates Rubber
Company bucked the national trends and continued
to set recards for growth each year, By 1934, the
company had annual sales of $13 million, employed
2,500 people, and was the nation’s sixth largest
rubber company,

In 1939, General Motors introduced the first power
transmission, Gates Rubber Company’s V-Belts
cantinued to be the industry standard, and sales
remained steady. The company customized its belts
{or all automobiles produced in the U5,

Puncrure Proof®
Tire Service
GCuaranreed

Ad Deely LA The Coxd

SO AL AR TACT T Arauned ool

W:W"'"/
GATES %2 TIRES

The ad campaign for the Half~Sole tive covers (eircal 314)
drew o the familiar concept af resoling shoes,

1920s  Company adds molded rubber goods such as hydraulic seals and hog paddles.

1920 Women granted right to vote in the United States,
Gates Rubber Company introduces the Super-Tread tire,

1921 Gates Rubber Company tire sales increase 40 percent. Nationally, tire sales drop 35 percent.
The automobile generator is introduced,
Gates Rublier Company increases production of V-belts and developes 20 differcat belt sizes,
Company becomes world's largest manufacturer of V-belts.

1922  Company initiates its annual Christmas Party at which personalized gifts are distributed to all children
of Gates Rubber Company employees.

1927  Gates Rubber Company builds a hose plant and begins to make garden hoses, soon after adding
radiator hoses, These are the company’s first non-automotive products,

1929  Gates Rubber Company increases R&D efforts, hires more chemists,

1934 Gates Rubber Company becomes world's sixth largest rubber company producing more than 4,000
different rubber items.

1936  Gates Rubber Company institutes employee profit sharing distributed annually as a service dividend,
The dividend, calculated on the basis of company profits, averages an extra three weeks salary

1939 World War II begins.
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Supplying World War Il and Invention of
Synthetic Rubber: 1940-1954

World War [l dramatically changed the Gates Rubber
Company and the rubber industry. The company
increased its work{oree and length of its work weeks
IG-day work weeks were instituted) and stepped up
production and delivery of essential rubber products.
By 1242, rubber was again in shortage. \With the
capture of Singapore and the Dutch Indies, the
Japanesa had seized more than 90 parcent of the
world's natural rubber supply. The stockpile of
natural rubber in the U.S, would run out in less than
six months. Recycling of rubber became a major
national endeavor, but it vwas not a long-lterm solution.
The industry would have to develop a new
technology.

Synthetic rubber had been tested in laboratories in
small quantities, but the industry was far from
developing large quantities of synthetic rubber,
Further, there were concerns about the effectiveness
of manufactured rubber. Gates Rubber Company
enterad into a joint venture with other rubber
campanies to produce synthetic rubber, The success
of the new synthatic rubber helped alleviate the panic
of wartime shortages and spawned a new age in
synthetic rubber and fibers.

On August 29, 1943, the US Army and Navy honored
the Gates Rubber Company with an “E" Award for
excellence forits role in the development of synthetic
rubber and its excellent track record of on-time
daliveries of products.

Gates Rubber Company embraced the new synthetic
rubbers and was the first U.S. company to

manufacture a synthetic rubber belt and one of the
first companies ta make a synthetic rubber tire.
Research continued to be a cornerstone of grawth
for the company, and in 1946, Gates Rubber
Caompany constructed a new Research and
Engineering Laboratory (Unit 41) to consalidate its
research ocperations under one roof and house its
many new enginears hired Lo capitalize on synthetic
rubber development.

From 1946 to 1954, sales increased from $59 million
to 582 million.

In 1948, Gates Rubber Company purchased the Ford
Assembly Plant, which had been closed by Ford the
previous year because it was too small and obsolete
to manufacture modern ears, When the company
first acquired the property, the Ford Building
{renamed Unit 31 by Gates Rubber Company} housed
the print shop and hose division. The building was
converted to affice space in 1978 when it becama
the company headquarters for Gates Rubber
Company.

Fxparsicn continued af the Gares Ruliber Company after
World War If. The Research and Engincering Building (Unit
A1), shown in hack along South Broadway was an importa?
addition fo this period. (civea 19305)

United States,

Gates Rubber Company works with others in rubber industry to develop synthetic rubber at a new

Gates Rubber Company wins *E" award for excellence from the Army and Navy for its wartime

Gales Rubber Company's business booms, fueled by econemic growth, new invendiens, and pent

Gates Rubber Company constructs the R&E building for its expanded engineering group. Cost

Materials Warchouse (Unit 25) opens. It is one of the largest warehouses in the West, at 125 ft x

1941 Japanese attack Pearl Harbor,
1941-1942  Gates Rubber Company in war production mode,
1942 World wide rubber shartage
company in Baton Rouge, LA, called Copolymer Corp.
1943
efforts.
1944 3 Day
1945 World War I cnds.
1946-1954
up demand for rubber goods.
1948 Gates Rubber Company employs 7,000 with more than 5,000 employed in Denver,
more than 51 million.
1950
G600 fl. Finished products warchouse (Unit 26) opens (180 frx128 fi),
1951

Gates Rubber Company's Denver operation is one of the 200 larpest manufacturing plants in the
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International Expansion and End of Private
Ownership: 1954-1995

“In some of thase ventures fn the 80s, | started shooting
from the hip, getting into different types of businesses. I'm
sure a let of people thought 1'd really lost my marbles. ™
—Charles Gatas, Jr.

Until 1954, all expansions of the Gates Rubber
Company occurred at the South Broadway campus.,
The 53-acre parcel was built out with 30
interconnected bulldings, and now space was
required. Charles Gates, Sr. began an international
axpansion with newe plants constructed in Canada
and Mexico and new domaestic plants in lowa,
Tennessee, Claveland, Chicago, Wichita, Galesburg,
and Charlotte,

Even with the expansion boyond Denver, Gates
Rubber Company continued to be an important
contributor to the Denver and Colorado economisgs,
In 1960, the Denver Planning Department estimated
that each job at Gates, because it brought money in
fram eutside the community rather than recyeling
rmoney within the community, supported eight other
jobs in the Denver area. This number equated to
about 48,000 jobs supported in the Denver area; at
the time, this number was equivalent to the
population of Boulder.

Charles Gates, Sr. died in 1961 at the age of 83.
Groomed his antire life for the succession, Charles
Gates, Jr, assumed the helm of the company at the
age of 44, Although he inherited a large, growing
company, Gates, Jr. knew the days of expanding
rubber markets were ending, and with assistance
{from his alma mater, the Stanford Research Institute,
he embarked on a new journey of diversification.
During the 1360s, Gates, Jr. purchascd a cattle
ranch, an egq farm, a trucking company, a mutual
funds husiness, a chain of aviation service {acilities,

and his largest acquisition — Learjet. Gates, Jr, also
continued the international axpansion adding new
plants in South Africa, Belgium, Venezuela, and
Brazil, as waeall as new domestic operations in
Kentucky, Texas, and lllincis. Some of the
acquisitions were successiul, and some weren't, but
overall the company’s doubla-digit growth continued
throughout the decade.

Research and develapment remained in the Denver
headquariers when mamyfucturing expanded to other
tocations. Cirea 1970y

1954 Gates Rubber Company employs 5,500 people and was Denver’s largest firm,
First plant outside UL.S, opens in Brantford, Ontario, Canada.

1954-1980 Gates Rubber Company expands to other US and international locations. Charles Gales, Ir.
takes over firm in 1961 with the death of Charles Gates, Sr. Gates Ir. diversifies business
with new ventures in egg farming, dude ranches, excoutive jets, batteries, etc.

19461 Gates Rubber Company constructs modem, state-of-the-art medieal facility for use by
employees and retirces free of charge.

1973 Gates Rubber Compuny produces the first sealed lead-acid rechargeatle battery.

1974 Gates Rubber Company withdraws from the tire business.

1986 Gates Fubber Company launches Ply Chain GT synchronous bells and becomes world's
largest producer of synchronoustiming belts.

1995 Gates Rubber Company announces merger with Tempkins PLC of Londen,
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In the fourth quarter of 1970, the U.S. entered a
recession that lasted almost three years. Energy
prices soared, and manufacturing businesses like
Gates Rublber Company were hit especially hard.
Although the company never lost meney, it was faced
with the first slow down in company histery, which
forced Gates Rubber Company 1o make major
changes in its business. In 1974, Gates Rubber
Company withdrew from its original business -
manufacturing tires. Gates Rubber Company
continued to manufacture belts, hoses, other rubber
products, and its newest invention = a sealed lead-
acid rechargeable battery, By the mid-1870s,
growth was back on track and continued throughout
tha 1980s and 1990s. Many noew products wera
developed, new operations were established, and
acquisitions and sales were completed.  The
company had been transformed from a one-room
storefront to a multinational company with annual
sales of mora than $1.6 billion.

By 1991, Gates Rubber Company had established
manufacturing and warehousing facilities across the
glohe and throughout the United States. In March
1991, the South Broadway manufacturing facility
produced its last belt and ended nearly 80 years of
manufacturing operations in Denver. n 1995, Gates
Rubber Company merged with Tompkins FLC of
London, England, ending the 85-year history of family
ownership.

“f fopk back on my expenence with greatest satisfaction../
fhave had the cpportunity o be creative, the apportunity to
satisfy the demands of the public and the apportunity 1o
provide jobs for ppople. ™ -Charles Gates, Jr.

Period of Significance: 1911-1954

The period of significance for the Cherckee-owned
Gates properties is 1911-1954., The company was
started in the Denver areain 1817, and the oldest
reprasented building on the site (10-1) dates from
1919, Although Gates Rubber Company continued
to ke an important presence in the Denver area after
1954, this date represents expansicn of the company
beyond its Denver home and the dilution of
significance of the Denver manufacturing site.

Advertising and safes siaff at work at the Demver headquarters. Sales and marketing was an fmportant distingwishier for the
Gales Rubber Company, wha relied on clever advertizing ta reach the majority of the company & custemers outside the Rocky

Mewntain repion, Date wfnown,
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