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NOTICE OF PUBLIC MEETING

REVISED STATEMENT OF JUSTIFICATION

CONDITIONAL USE PERMIT
Tacoma Waldorf School @ 4301 North Stevens Street, Tacoma, WA
RE: Tacoma Waldorf School @ 4301 North Stevens Street, Tacoma, WA
Tax Parcels #9705000010 & #45000000211

Proposed Project Information
The proposed use is for locating the Tacoma Waldorf School within the existing
Education Building at the Historic Haddaway Hall property (previously the
Weyerhaeuser Mansion). The existing property is developed with several existing
structures: Haddaway Hall (single family residence), a Chapel, an Education
Building (the proposed location of the Tacoma Waldorf School), a Greenhouse
and a Carriage House. See attached exhibits “A” and “B” for additional history
of these buildings and the property via the Tacoma Register of Historic Places
Nomination Form and the National Register of Historic Places Inventory
Nomination Form.
Existing Education Building
The Sisters of Saint Dominic constructed the Chapel and Education Building in
1959. The Education Building was designed as a seminary for 50 students with a
library, classrooms, dining hall and an open dormitory on the second floor. The
existing Education Building is currently configured on the First Floor with
classrooms, meeting spaces, offices, a commercial kitchen, restrooms and a
small caretaker apartment. The Second Floor has a library and meeting spaces.
Waldorf School History
The Tacoma Waldorf School is proposed to occupy the two-floors within the
Education Building.
The Waldorf School education model was originated in 1919 Germany by Rudolf
Steiner.
Today, there are more than 1,000 Waldorf schools in 90 countries. A Waldorf
Education has been available since 1928 in North America with over 250 schools
and 14 teacher training centers currently in some level of development. These
schools exist in large cities, small towns, suburbs and rural enclaves.
Though no two schools are identical, there are commonalities across the globe.
The typical furniture, décor, play structures, supplies in general you will see in a
Waldorf School are only those that are from all natural materials – wood, wool,
cotton, silk, etc. The education stresses regular outdoor play and the children
participate in outdoor activities a minimum of twice a day, every day, no
matter what the weather. Learning about nature and respect for the Earth’s
resources is a large part of the Waldorf School’s curriculum.
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Waldorf Education is extremely conducive to meeting the needs of children with
special sensory sensitivity and learning needs. The typical Waldorf School
classrooms provide a calm atmosphere that feels like a home. They teach to the
whole child, as what they describe as teaching the “heart, head and hands”
and that method is present at every grade level. The educators understand the
individual learning process of each one of their students so that they are sure to
meet the needs of their individual students.
Waldorf education embraces diversity through studies and celebrations of
cultural traditions from every corner of the world. The schools encourage make
believe and creative play through stories and festivals that celebrate Old
Testament traditions as well as mythological creatures and other fictional
characters. The school’s children learn respect for differences through regular
lessons about a wide array of cultures, religions and beliefs. Centuries old
traditions have been largely lost in the institutionalized learning that is the norm of
rest of the schools in the area. Waldorf schools in countries like China revel in the
fact that their old traditions have been made new and exciting again to the
previously uninterested younger generation. The local Waldorf schools have
brought them back into focus and have seen resurgence in interest among their
students. The positive impact is felt on a grand scale on as they carry out the
festivals and traditions from their ancestors among their communities.
Tacoma Waldorf School History and Mission
Tacoma Waldorf School started in 1990 in a daylight basement near Wilson High
School. The school has relocated three times inside the North End Community as
the demand for education and enrollment has grown. The school presently
occupies approximately 4,500 square feet inside the Educational Wing of Mason
United Methodist Church and once again, they are bursting at the seams and
thus needing to locate to a new campus with room to grow. The school will
have ample room to grow within the 16,000 sf Education Building at the
Haddaway Hall property.
The Tacoma Waldorf School is the only Waldorf School in Pierce County. The
next closest is the Olympia Waldorf School (which is Pre-K to 8th grade and
beginning preparation for expanding to 12th grade). Recent intense research
has shown in other North American cities of similar size and median income their
Waldorf Schools are full and many have wait lists. The Tacoma Waldorf School
gives tours and conduct interviews with prospective families weekly. They are
the least expensive private school in the area and offer tuition assistance for
those families that qualify for assistance.

STATEMENT OF JUSTIFICATION - CONDITIONAL USE PERMIT APPLICATION
Tacoma Waldorf School @ 4301 North Stevens Street, Tacoma, WA
02 June 2017 (Revised 27 June 2017); Page 3 of 15

The Tacoma Waldorf School’s Mission Statement reads:
“The Tacoma Waldorf School awakens a lifelong love of
learning, inspires critical thinking, and fosters emotional
intelligence in our students. We educate the whole child
through thinking, feeling, and willing guided by a deep
understanding of human development. Our children are
prepared to meet the world confidently, creatively, and
with respect towards others.”
The Tacoma Waldorf School receives public praise from Tacoma Public Schools
as well as School of the Arts and Science and Math Institute for their students
who have transferred over to these High Schools. They are praised on their
intellectual level, courteous demeanor, exceptional behavior and respect for
their instructors. The Tacoma Waldorf School has served as a “feeder” to many
local high schools (especially those that focus on the creative arts).
For the 2017/2018 school year, there are currently 47 61 enrolled students
Preschool through 5th grade. There are 6 Full-Time Teachers, 3 Administration
Office Staff, 1 After Care Director, 3 Teacher Assistants, and 3 Part-Time Specialty
Teachers.
Tacoma Waldorf School Long-Range Vision
The goal of the Tacoma Waldorf School is to grow by a minimum of one grade
level each year and has plans to grow to 12th grade 8th grade at this property
location (to meet the growing demand).
The school’s Long-Range Vision includes:
• We see a healthy, thriving school enrollment ranging from infants through middle
•
•
•
•

•
•
•

school and representing the wonderful diversity of our wider community.
We see a connected and supportive collection of graduates who demonstrate our
reputation for excellence.
We see an extended variety of summer and specialty offerings enhancing our
rigorous academic work.
We see Tacoma Waldorf School connecting and partnering with the greater
community through robust seasonal festivals and other events through the year.
We see a cohesive and supportive community for our parents, teachers, staff
members and volunteers to enjoy while supporting the schools mission including
expanded learning opportunities for all audiences.
We see a strong school leadership team that builds our fiscal stability and facilitates
relationships with local schools and regional Waldorf Schools.
We see a permanent campus that is a resource for our community, including
flexible space for our programming needs.
We see abundant opportunities to explore nature, spend time out of doors in age
appropriate play areas, and take care of animals, including partnerships with local
farms.
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Hours of Operation
The typical school day for every weekday except Thursdays:
6:45 AM – Lead “Before Care” person arrives to unlock building.
7:00 AM – Children needing ‘Before Care’ arrive between 7-8:15 AM.
8:15-8:30 AM – Students are dropped off.
8:30 AM – Class Begins.
Classes alternate recesses. The three different grade levels get 2 recesses per
day, no matter what the weather: Preschool, Kindergarten, Grade Classes (1-5).
12:30 PM – End of day for Preschool classes.
1:15 PM – End of Day for First Grade.
3:30 PM – End of Day for Upper Grades.
3:30 PM – 5:30 PM “After Care” continues for the children who need it.
On Thursdays preschool ends at 12:30 PM with all other classes ending at 1:30 PM
to facilitate faculty meetings.
Most often the entire building is vacated by 4 PM (other than the few children
that remain in After Care). On a typical day there are 1-3 children in After Care
between 4 PM – 5:30 PM. The After Care faculty will clean, vacuum, turn off the
lights and close/lock the gates to the property.
“Before Care” and “After Care” is a DEL-licensed childcare service the school
offers to enrolled families who are in need of extended care before and after
school.
There are four all-school parent evenings that are held in early September,
January, March and May. In addition to parent meetings there are a few
additional special events:
Michaelmas – Late September, around 11 am typically outdoors in the
play area. The children perform a Michaelmas play for the families and
the school serves refreshments.
Parent Education Events – two events, one in October and one in March,
typically 6 PM – 7:30 PM.
Parent/Teacher Conferences – October and March during the Weekday
and School hours, with a few early evening appointments.
Class Meetings – Meetings for the parents of each class separate from
other classes, typically 6 PM – 7:30 PM.
Mayfair Celebration – Much like Michaelmas noted above, the first party
of May, around 11 AM – 12:30 PM
There are two larger events that are open to the public:
Winterfaire Celebration – Early December, a fundraising festival with craft
stations, retail sales of Waldorf toys and handmade goods, local specialty
vendors, light entertainment and food. They typically hold this celebration
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at their school as an outreach/open house function to invite local families
and friends to see what the school is all about, but there is also an option
to hold this event off-site.
Annual Fundraising Auction – This is the biggest fundraising event of the
year and is typically held off-site at larger venues to accommodate a
larger capacity.
Parking
There is existing on-site parking for 24 vehicles generally located between
Haddaway Hall and the Education Building and also near the Carriage House
and Greenhouse.
The proposed use will require 10 16 parking spots per City of Tacoma parking
calculations (TMC 13.06.410). There is an estimated 20 children for the Nursery
and Preschool (considered a Daycare Use and thus calculated at 1 stall required
per 5 child = 4 stalls). There is currently proposed 10 Classrooms for Kindergarten
through Fifth Eighth Grade to accommodate full build-out of the existing floor
plates (1.2 stalls required per each classroom = 6 12 stalls).
Tacoma Municipal Code (TMC) 13.06.510.A.1.d states “Historic buildings and
sites. Structures and sites that are individually listed on the Tacoma Register of
Historic Places shall be exempt from all parking quantity requirements.”
Tacoma Municipal Code (TMC) 13.06.510.A.e. states “For buildings in existence
prior to the adoption of the Tacoma Municipal Code on May 18, 1953, no
additional parking shall be required for changes in use. Existing parking that is
above and beyond the current requirements may be removed, provided that
the quantity of parking is not reduced below the current requirements for the use
on the site.”
There are no new parking surfaces or areas proposed to be added as part of this
project. While the proposed use is exempt from the parking quantity
requirements as noted above, the proposed use will meet the minimum City of
Tacoma on-site parking requirement for new construction (using only a portion of
the existing on-site parking).
Traffic
The proposed project has prepared a Traffic Impact Analysis, dated April 2017.
See attached Exhibit “C” for copy of Traffic Impact Assessment.
There is an existing private Fire Lane on site that will be maintained and clear at
all times to provide fire access for the Fire Department through the property.
There are existing gates to the property that will remain unlocked during school
hours and during off-hours events.
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During School Hours, the traffic flow through the property will utilize the existing
gated entrance at North Stevens Street with a one-way circulation to provide a
safe drop-off/pick-up zone at the Education Building (i.e. the passenger side of
vehicles will discharge directly towards the building so children do not have to
walk in front/behind vehicles).
Zoning
The proposed site is located within the R-2 VSD (Single-Family Dwelling with ViewSensitive Overlay) District. The project site and surrounding area were included in
the area-wide rezone in 1989 which established the VS overlay. The Generalized
Land Use Element of the City’s Comprehensive Plan identifies the site as located
within a “Low-Intensity Single-Family Detached Housing Area” and a “Tier I”
Primary Growth Area. Tier I areas are characterized by urban levels of
development where all necessary services and infrastructure to support such
development either exist or are planned for development with a six-year period.
The site is located within the Sherman Subarea of the North End Neighborhood.
Per Tacoma Municipal Code (TMC) 13.06.640, pre-existing uses which were not
required to obtain a Conditional Use Permit at the time they were developed,
but which have subsequently become Conditional Uses, shall be viewed for
zoning purposes in the same manner as if they had an approved Conditional Use
Permit. Historic documents support the assertion that this site has been utilized as
a religious educational facility prior to the adoption of the TMC in 1953.
Proposed Modifications of the Property for Tacoma Waldorf School
The only proposed changes to the existing property will be the incorporation of
new outdoor play areas and a new elevator addition located at the NE Corner
of the existing Education Building.
The proposal is to have two main plan areas – one within the existing enclosed
Atrium on the North side of the Education Building and one utilizing a portion of
the existing tennis court and hillside Northeast of Chapel.
Atrium Play Area: At a preliminary meeting with the neighborhood to discuss the
proposed use of the property by the Tacoma Waldorf School, an issue was raised
about the concern of having a play area unscreened (visually and acoustically)
from North Stevens Street. Taking this into consideration, it was decided to
rework the existing Atrium Walkway area along the North side of the Education
Building into a small outdoor play area for the smallest children (Nursery and
Preschool age). This location is well screened by brick walls from both North
Stevens and the South Entrance to Haddaway Hall. This area also allows for
direct observation of the play area from the interior.
Seasonal Storytime Area: Located directly to East of the Education Building is a
small open area beneath a mature tree canopy and screened from the public
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way be the existing perimeter brick wall. It is proposed that this area be
developed as a Seasonal Storytime Area for limited use during the year.
Main Play Area: The main outdoor play area is proposed to utilize a portion of the
existing tennis courts on the lower terrace of the property (to the North of the
existing Chapel). This will be accessed via a new hillclimb path that will be
constructed for a pedestrian connection to the upper part of the property. This
location is citied to be outside of the historic panoramic view of the Haddaway
Hall Loggia. The hillclimb will be designed and constructed to prevent erosion of
the embankment, foster removal of evasive plant species prevalent in this area,
and allow for additional play structures that utilize the verticality of this part of the
property.
In order to comply with Building Code regulations, an elevator will need to be
incorporated into the existing building remodel. Due to the potential phasing of
the Second Floor improvements, it may require the new elevator to be located
on the exterior of the building. The proposed location is at the very NE Corner of
the existing building so that is not visible from the public way and is visually
screened from within the property by the existing service yard and atrium
enclosure walls. Even though the Education Building is not a contributing
building to the Historic Property, this modification will require review and
approval by the City of Tacoma Landmarks Preservation Commission prior to
Building Permit Approval.
State Environmental Policy Act (SEPA)
Pursuant to Washington Administrative Code 197-11-800, Subsection 6(b) and the
City of Tacoma’s State Environmental Policy Act (SEPA) Procedures, the
proposed use of the existing property is categorically exempt from the Threshold
Determination and Environmental Impact Statement requirements of SEPA.
Proposal Request
This project is to request a Conditional Use Permit to allow an Educational facility
on the historic property located in the R-2 VSD (Single-Family Dwelling District with
View-Sensitive Overlay) District. The Tacoma Municipal Code requires approval
of a Conditional Use Permit for such a use on historic properties located in
residentially zoned neighborhoods.
Conditional Use Permit Criterion
As part of the Conditional Use Permit (CUP) Application, the following written
narrative describes how the project is in compliance with CUP criteria for
approval.
1. There shall be a demonstrated need for the use within the community at large
which shall not be contrary to the public interest.
The Tacoma Waldorf School’s Mission Statement summarizes the school’s goals
and helps emphasize the character of the school:
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“The Tacoma Waldorf School awakens a lifelong love of learning,
inspires critical thinking, and fosters emotional intelligence in our
students. We educate the whole child through thinking, feeling, and
willing guided by a deep understanding of human development.
Our children are prepared to meet the world confidently, creatively,
and with respect towards others.”
There are currently more than 1,000 Waldorf schools in 90 countries. In North
America, Waldorf Education has been available since 1928, and there are now
over 250 schools and 14 teacher training centers in some level of development.
These schools exist in large cities and small towns, suburbs and rural enclaves.
The Waldorf School of Tacoma is the only Waldorf School in Pierce County. The
next closest Waldorf School is in Olympia, which means the Waldorf School of
Tacoma currently has children commuting from as far away as Key Peninsula
and Puyallup to their current location in Tacoma’s Proctor District.
There is a current need for the Tacoma Waldorf School to move to a larger
location to accommodate more children since they have outgrown their current
location in the Proctor District. The school expanding will allow for additional
students within the community to join their unique learning environment.
2. The use shall be consistent with the goals and policies of the Comprehensive
Plan and the TMC.
The use is consistent with the goals and policies of the Comprehensive Plan,
some of which are specifically noted below:
LU-UAD-12 Open Space and Amenities Provide a diverse array of vibrant and
usable open spaces including large and small parks, plazas, playgrounds, green
spaces, and gathering spaces.
The proposed Tacoma Waldorf School will preserve existing open space by
maintaining the existing open space and enhancing the existing open space by
providing playgrounds and rehabilitating the existing lower play area that
currently contains a dilapidated tennis/basketball/volleyball court.
LU-UAD-13 Internal Vehicular Access and Parking. Promote site design
techniques that provide for motorist safety and convenience while minimizing
vehicular access and parking area impacts on the pedestrian environment.
Ensure that parking does not dominate the urban realm by creating standards to
locate parking to the side and rear of buildings and to screen with landscaping.
The existing and proposed parking on the site is screened by the existing building
and existing landscaping (including the perimeter 42” high brick wall). The
proposed project will include one-way traffic for morning drop-off and evening
pick-up to provide enhanced safety for children. This configuration also
improves the safety of North Stevens as exiting from the site will be on to nonarterial streets that then provide access to North Stevens via North Alki Street.
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LU-UAD-14 Beautification Efforts Encourage the enhancement of residential,
commercial and industrial areas through tree planting, underground wiring
programs, clean up, maintenance improvements and other methods.
The site has existing mature landscaping that is compatible with the local
residential neighborhood and that is properly maintained to enhance the
beauty of the site.
LU-UAD-15 Neighborhood Design Aid neighborhoods in preserving and
enhancing their individual identity.
The existing Haddaway Hall is a historic asset to the North End Neighborhood,
with the goal of the proposed project to preserve the historic aspects and
enhance the individual identity of the existing site by providing a source of
income from the rent of the Education Building.
LU-UAD-16 Enhance Public Safety Seek to reduce opportunities for crime by
considering CPTED principles and other design strategies in the planning, design,
development, and maintenance of public spaces.
The proposed project enhances the four fundamental strategies of CPTED:
natural surveillance, natural access control, territorial reinforcement and
maintenance. The Tacoma Waldorf School will reinforce the natural surveillance
and territorial reinforcement, while continuing natural access control and
maintenance of the site. The school will enhance natural surveillance by having
more people viewing their surrounding area from inside the classrooms and
when the students are outside for recess. The Tacoma Waldorf School is an
advocate for regular outdoor play as part of their curriculum. The children
participate in outdoor activities a minimum of twice a day, every day, regardless
of the weather outside. The enhanced outdoor activity improves the natural
surveillance to the site. The existing site has natural access control, with fencing
and high walls from the sidewalk to channel the movement of people to
appropriate areas. The existing site also has a strong territorial reinforcement that
shows a separation between public sidewalk and the private property of the site.
The existing site has existing fairly routine maintenance throughout the entire site,
however there will be additional maintenance performed throughout the site
with the addition of the Tacoma Waldorf School which will include the Education
Building and exterior play areas and access paths between them.
LU-UAD-30 Historic Preservation Protect, preserve, and enhance historic resources
throughout the city. Encourage appropriate design for contemporary infill in
historic and established areas of the city by use of development standards
regarding scale, rhythm, compatible materials, and streetscape.
The proposed Tacoma Waldorf School is an appropriate addition to the existing
historic site. The existing Education Building was developed with an educational
use in mind and thus has an appropriate scale and compatible materials for the
proposed use. The original Education Building was designed to be subservient to
the main historic Haddaway Hall and the proposed Tacoma Waldorf School use
will be consistent with the original use of the Education Building.
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LU-CDLA-5 Citizen Needs and Land Use Capabilities:
Consider population needs and land use compatibilities when planning the
development of neighborhood, community or regional commercial facilities in
order to insure minimal adverse influences on surrounding or adjacent land uses.
The proposed use is providing a school use, which is a proven need within the
surrounding community for over 27 years. The unique curriculum of the school
makes it a highly desired private school, and being the only one in Pierce
County, there is a definite need for the school within the City of Tacoma. The
specific needs of the Tacoma Waldorf School include a connection with nature
which is compatible with the adjacent Open Space and location of the
property.
LU-CDLA-8 Arterial Street Access:
Encourage new commercial developments to locate near arterial streets for
maximum accessibility and maintenance of efficient traffic flows provided they
are designed and situated to be consistent with the established character of the
surrounding area.
The existing location is located off North Stevens Street which connects a
number of other arterial streets such as North 30th Street and has access to
Ruston Way and Shuster Parkway (which then connects to I-705 to I-5), and
access to 6th Avenue (which connects to WA-16). The site has existing access
from both North Stevens Street and North Alki Street.
LU-CDD-2 Compatibility:
Ensure that new commercial development is compatible with the existing
development and/or the desired character of the area in terms of building
location and orientation, pedestrian and vehicular access, building massing and
scale, light and glare, outdoor storage areas, noise generating activities, service
elements and mechanical equipment location and design, landscaping design,
and signage. Compatible design is most critical in areas where commercial
properties border single-family areas.
The proposed project does not include renovations to the exterior of the building
(a structure already in scale with the adjacent Residential properties and
matches the character of the neighborhood). There is no proposed change to
the pedestrian and vehicular access. The proposed school use minimizes the
amount of parking required due to all of the children being dropped-off at this
location. The school use will have minimal low-level outdoor lighting (with cut-off
lighting proposed to minimize glare from backlight and uplight) for access to the
outdoor play areas, however the lower outdoor play area is proposed to be
located outside of the view of neighboring properties and the hours of operation
of the school is typically between the hours of 7 am – 5:30 pm, so disruption due
to exterior lighting expected to be minimal. Outdoor storage areas are not an
element of the proposed use.
The only noise generating activities anticipated are the play areas for the
children during recess. As noted previously, the proposed use will be locating
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the main play area down the slope from the Education Building to minimize
disruption to the neighbors from any sounds of children playing during recess.
The main play area will be located to the north-east of the site, (at a site
elevation of approximately 30 feet below the floor elevation of the Education
building) to helps buffer the noise from children outside playing during recess.
There is the smaller play area proposed directly adjacent to the Education
building within the confines of the existing Atrium.
To be sympathetic to the residential neighborhood exterior signage will be
minimal and limited to a single exterior illuminated sign to announce the location
of the School and provide directional signage through the property.
The existing building has a basement to house the existing boiler and
mechanical equipment. The proposed project will reuse existing equipment as
feasible, but any future mechanical improvements will continue to be located in
the basement to minimize disruption to the neighbors.
The current project is not proposing any major revisions to the existing landscape
with the exception of addition of play areas for recess. The existing mature
landscape is within scale of the adjacent residential properties.
A large part of the Tacoma Waldorf School’s curriculum focuses on teaching
children about nature and respect for the Earth’s resources. The school also
plans to be a part of the local neighborhood with giving back regularly through
trash patrol brigades, recycling events, food and clothing drives, and other
similar events to help improve the surrounding neighborhood and contribute to
the larger community.
The proposed property is within the North End Neighborhood Sherman Subarea.
The proposed use is compatible and consistent with the goals and policies of the
North End Neighborhood as follows:
NE-1.5 Historic Preservation: Preserve and protect existing historic homes and
structures.
This North End Neighborhood Goal is to preserve and protect existing historic
homes and structures. The continued use of the Education Building for an
educational use helps preserve and protect this building and provides revenue
for maintaining other structures on the property. The Tacoma Waldorf School will
give this building an active use and will help preserve and enhance a historic
resource.
NE-4.5 Parking Encroachment: Ensure that new and expanding commercial,
medical, or residential developments provide adequate parking to mitigate
impacts on surrounding residential neighborhoods.
The existing property was recently rented out as a wedding and reception venue
which had a significant negative impact on the neighborhood due to the
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property having inadequate parking for a large wedding reception. The
proposed project is not expected to have the same negative impact to the
surrounding neighborhood. The proposed use of the Tacoma Waldorf School will
use existing parking for the teachers and school staff and additional overflow
parking will be coordinated with the Haddaway Hall Residence. On-street
overflow parking is expected to be minimal and limited only to events such as
free festivals where the school is open for a few hours so the public can
experience the Waldorf School and learn more about their program, parentteacher events and seasonal festivals.
NE-5.5 Tree Preservation: Retain Large, mature trees.
The proposed use is anticipating retaining all of the large and mature trees on
the site. The existing grounds partially fulfilled a landscape design issued by the
Olmsted Brothers. The proposed use will retain the existing landscape with minor
revisions as noted previously.
NE-7.3 Public Notification.
The Tacoma Waldorf School plans to make the proposed property their home
and is working to be an integral part of the neighborhood. The school wants to
foster a positive relationship between the school and their neighbors. The School
held a public meeting where the neighbors could ask questions early in the
predesign phase so the proposed project can address the larger neighborhood
questions and concerns. The School plans to continue having open
communication with the surrounding neighborhood and will be holding at least
one additional voluntary public meeting where the surrounding community can
attend to learn more about the proposed project and the Tacoma Waldorf
School.
3. For proposals that affect properties that are listed individually on the Tacoma
Register of Historic Places, or are within historic special review or conservation
districts, the use shall be compatible and consistent with applicable historic
preservation standards, and goals, objectives and guidelines of the historic or
conservation districts. Proposed actions or alterations inconsistent with historic
standards or guidelines as determined by the Landmarks Commission are a basis
for denial.
The existing Haddaway Hall (old Weyerhaeuser Mansion), designed by Meade
and Hamilton Architects, was built by John P. Weyerhaeuser, Sr. in 1922-23. After
John P. Weyerhaeuser and his wife’s deaths in 1935 and 1933, respectively, the
house sold to George G. Franklin in 1936. Franklin sold the property to the Sisters
of Saint Dominic in 1942. The Sisters of Saint Dominic constructed the Chapel
and Education Building in 1959. The Education Building was designed as a
seminary for 50 students with a library, classrooms, dining hall and an upper level
open dormitory.
The existing Haddaway Hall was added to the National Register of Historic Places
(ID #83003349) in 1983. The Haddaway Hall building was also added to the
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Tacoma Register of Historic Places in 1992 (Resolution #31784). Both the National
Register and Tacoma Register discuss in detail the design, use, and history of the
Haddaway Hall building and have very few notes regarding the Education
Building, where the proposed use will be located. The National Register of
Historic Places Inventory Nomination Form notes: “A two story brick classroom
and library building is located to the southwest of the drive. It is of anonymous
design and screened by landscaping and the seminary nor do the chapel
intrude upon the sense established by the dominating original buildings of the
Weyerhaeuser estate.” The proposed use is to continue with the Education
Building as originally designed and to serve as a background building subservient
to the Historic Haddaway Hall.
The City of Tacoma’s Historic Preservation Plan has specific Policies and Goals to
achieve the City’s preservation goals. Below are a number of the specific
Policies that show that although the Education Building itself is not of significant
historic value, the proposed project is compatible and consistent with the goals
of the Historic Preservation Plan.
Policy HP-6: Encourage active use of historic resources.
The primary goal of this Policy includes keeping a building in active service and
accommodating compatible alterations. The proposed project meets this
primary goal by bringing an active education use back to the underused
Education Building and maintaining the existing historic character of the existing
property. The proposed use is a similar use to the original Education Building use
(promoting learning and education) but will have specific needs to
accommodate the pre-school and grade school requirements. The proposed
modifications are relatively minor. The proposed alterations are compatible with
the original design of the building, with all of the proposed alterations being
within the existing building with no proposed modifications to the exterior. The
proposed project will need to provide additional restrooms at the first floor level
and reconfiguration of existing classrooms to meet the Tacoma Waldorf School’s
specific needs. The second phase of the project to include an elevator to
provide accessibility to the existing Second Floor, remodeling the existing Second
Floor Restrooms, and providing additional individual classrooms on the Second
Floor.
Policy HP-8: Incorporate new trends and issues in preservation and
neighborhood conservation in creative ways that establish Tacoma as a leader.
The proposed use for the Education Building into Waldorf school is a compatible
and suitable way to preserve the existing Education Building. Allowing a the
Tacoma Waldorf School to occupy the Education Building, and make this
building their new home, is preserving the character of the existing Education
Building and allowing a use that will take ownership and pride at their new
campus and thus continue to preserve the integrity of the existing building and
historic nature of the property.
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4. The use shall be located, planned, and developed in such a manner that it is
not inconsistent with the health, safety, convenience, or general welfare or
persons residing or working in the community. The following shall be considered
in making a decision on a conditional property use:
The proposed use is not inconsistent with the health, safety, convenience and
general welfare of persons residing or working in the community.
4a. The generation of noise, noxious or offensive emissions, or other nuisances
that may be injurious or to the detriment of a significant portion of the
community.
There are no planned generations of noxious or offensive emissions or other
nuisances to the community. There is minor noise to be expected from the play
areas during recess (with typical children’s playground noise) but it is not
expected to be a nuisance or detriment to the surrounding community.
4b. Availability of public services that may be necessary or desirable for the
support of the use. These may include, but shall not be limited to availability of
utilities, transportation systems (including vehicular, pedestrian, and public
transportation systems), educational, police and fire facilities, and social and
health services.
The proposed site has existing services to the building and property. The original
use of the Education Building was for classrooms so the existing utilities are
expected to be adequate for the Tacoma Waldorf School use. A new fire
sprinkler system will be installed with this use. The existing site is fully developed
and within the City of Tacoma and thus has existing police facilities, fire facilities,
social and health services.
4c. The adequacy of landscaping, screening, yard setbacks, open spaces, or
other development characteristics necessary to mitigate the impacts of the use
upon neighboring properties.
The existing site has existing mature landscaping, screening, yard setbacks, and
open space consistent with the neighborhood character. This proposed use will
be maintaining the existing mature landscaping and screening and all of the
proposed work will be to the interior of the building with exception of the small
outdoor play areas. The proposed project will be siting the outdoor play areas to
mitigate impacts to the directly adjacent neighbors (although the impact is
expected to be minor and limited to typical playground sounds).
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Conclusion
The proposed use aligns with the original use of the Education Building on the
historic property. Approving the Conditional Use Permit to allow the continued
Education use on the historic property will allow the property to continue to thrive
with an active use that is compatible with the residential neighborhood. The
proposed Education Use is compatible with the intent of the Comprehensive
Plan as outlined above.
The proposed Tacoma Waldorf School will minimize previous concerns from the
neighbors when the property was a location for weddings:
•
•

•
•

•

•

There will be no large parties and alcohol use is not to be expected from
a pre-school and grade school use.
The previous evidence of negative impacts over the previous years will
not be a concern with the Educational use of the property (including, but
not limited to: litter, drug use, tailgating, trespassing, cars racing down
streets, engines running or doors slamming in the neighborhoods, releasing
lit paper lanterns, etc.).
There is no proposed amplification or loud music outdoors with the
proposed use.
The proposed activity will not damage the site as activities will be
confined to the planned locations (such as walking along surface paths,
outdoor use limited to designated play areas, and parking within
designated areas).
Noise complaints from neighbors are not anticipated as the proposed use
is not anticipated to be a large generator of noise; however, the school
welcomes communication with the neighbors if there are noise concerns.
Increased traffic/congestion: Traffic is anticipated during morning drop-off
and afternoon pick-up, however daily parking will be contained within the
project site. Overflow parking during events will most likely be located onstreet. The patrons of the schools events will mostly be parents and their
families and thus the noise disruption to neighbors is expected to be
minimal.

The Tacoma Waldorf School wants to co-exist in harmony with the neighborhood
and will make it a priority to minimize disruption to the surrounding neighbors and
address any additional comments or concerns received by the surrounding
neighbors.
This specific location is ideal for the location of the Tacoma Waldorf School as it
allows the school to have the close connection with nature to meet one of their
goals of providing outdoor space for daily recess and outdoor lessons to create
an increased connection and respect for nature. It is also a use that is
compatible within the Historic Property.
End of Revised Statement of Justification
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1. Name
Haddaway Hall

historic

Weyerhaeuser

and/or common

Mansion

2. Location
street & number
city, toiNn
state '

4301 N. Stevens

code

Washington

county

053

" i.

g

vicinity 01

Tacoma

_

not tor pUblication

code

Pierce

053

3.' Classification
Ownership
_public
_district
--X... bulldlng!s) -lL prlvste
'_' both
_, structure
'P'lbllc
Acquisition
:
_site
~
In process
.
_' object
n/ a beingconsidered,
eetegory'

5tetus
-..lL occupied

_
unoccupied
_'_ work In progress
Accessible
_
yes: restricted

Present Use

,_
_

agriculture
commercial
.0<- educational'

, '_

entertainment

_
_
_

government
Industrial
military

-'X... yes: unrestricted

_no

_museum
_park
_
private residence
.x., religious
_
sclentlllc
_
transportation
other:

4. Owner of Property
name

Northwest

street & number
city, town

Baptist

4301

Seminary

N. Stevens
vicinity 01

Tacoma

state

Washington

98407

state

Washington

98409

5. "Location of Legal Description
courthouse,registry 01 deeds,etc.
street & number
city, town,

Pierce County Assessor

2401 S. 35th Street

Tacoma.

6. Representation in Existing Surveys
title

Tacoma Cultural

date

April

Resource

federal

1981

depository for survey records

city, town

Surv~

740 St.

Helens,

state

_

county

.......x..- local

Tacoma D~partment of Community Development
Tacoma

state

Washington

98402
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7~ Description
Condition

.lL. excellenl
_good
__ lair

__

delerloraled

__
__

ruins
unexposed

;, !

Check one
__ unaltered
-lL. allered

Check one

~
_

original slle
moved'
dale

_

D•• crlbe the present and original (if known) physical appearance

Haddaway Hall and its grounds are magnificently sited on a headland with expansive views
of Puget Sound to the north and Mount Rainier to the southeast.
Although now flanked
on two sides by homes of many different sizes and styles, Haddaway Hall retains an atmosphere of graceful repose, due largely to the trees which obscure views from the street and
the position of the home on the building lot. Its use has changed from the residence of
one of the Pacific Northwest's most noted businessmen to a seminary, but its careful design·
and construction have not been altered in a substantial way.
Built original:y by John P. Weyerhaeuser, Sr., Haddaway Hall is bordered on the west and
south by a brick wall; gateways in the wall give way to an arced drive. The main residence
is placed mid way on the northeast side of the drive, and a greenhouse and carriage
house form a small compound adjacent to the western property boundary.
During its use
as a novitiate by the Sisters of St. Dominic, a chapel and a seminary were added to the
grounds.
The chapel reflects the styling of the manor house and is joined to it by a
brick masonry passage to the southeast.
A two story brick classroom and library building
is located to the southwest of the drive.
It is of anonymous design and screened: by
landscaping and neither the seminary nor the' chapel intrude upon the sense established by
the dominating original buildings of the Weyerhaeuser estate.
The handsome brick manor house and outbuildings were designed in a Jacobethan Revival
style by architects foB. Meade and James Hamilton, of Cleveland, Ohio. .The residence is
accented by six and eight foot high brick buttre~ses at the intersection of each building'
or projecting corner, and each buttress is edged and capped with sandstone blocks. Vertical
and' inclined wooden planks recall half-timbering in the gables and wings; interstices are
filled with brick laid up in herring bone and basket'weave patterns.
The barge board on'
the dormers are carved in the pattern of dogwood, and the dogwood accents are carried
into the house and are evident in most of the patterns found on the plaster ceilings and
plastered beams.
The dogwood pattern is even carried to the small petals surrounding the
light bulb retainers in all of the light fixtures.
The front entry and opposite facing rear loggia are flat faced except for projecting
oriel windows on the second floor level. These two central features project away from
the building about six feet and are capped'by crenellated parapets.
Flanking the entry
are two south facing gabled ends three stories in height but with their ridges intersecting
the main roof below the ridge. At ..the 'third floor level project three small dormers, one
at the center point of the building and one evenly spaced at each third point of the
remaining roof. On the front parapet ted entry is a sandstone inlay containing an,
incomplete coat of arms.
To the west side of the major dormer projections is a massive fireplace system with three
interlocking diamonds.
To the east is a smaller chimney system with two flues. The west
chimney contains a blank sandstone inlay of original design.
The dormers on the opposite or'northeast elevation contain the same detailing.
However,
only one dormer contains an inlay or was even designed for one, It contains, at about the'
second ,floor level, a sandstone inlay depicting a fish with a hook in its mouth., While
the 'selection of this device is at present unknown, it may be an adaptation of a tradi-'
tional religious symbol.

This seems likely since the propc.~ty was once owned by
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Whitworth College, a Presbyterian institution, and John Weyerhaeuser was cons:dered a
strong Presbyterian.
This facade almost duplicates the entry or south side, except that
the lower· portion of the loggia forms an arcade with five arches.
From this loggia,
one steps onto a terrace with a most spectacular view of Commencement Bay, Browns Point,
and a.portion of Tacoma's industrial area.
There is Wilkeson sandstone inlay over the
middle arch of the arcade.
Surrounding
leading down to a garden area.

the terrace

is a sandstone

balustrade

with

steps

The southeast end of the house has on its first floor an observ~tory/solarium which once
gave a direct axial view of Mt. Rainier.
In fact, one could stand in three rooms within
the house and look directly at the mountain.
There now stands a chapel on the ground.
east of the main house, thus effectively
blocking t~e view eastward.
At uniform distances
around the first floor level are perfect semi-circular
brick window wells affording light
to the basement rooms .. These are protected by iron grates.
The roof of the entire

structure,

as well

as the carriage

house

and greenhouse

work

room,

is covered with six inch by twelve inch tile one-half inch thick. The. rear side of each
tile has one-inch wide lands and grooves about one-sixteenth inch thick. The upper face
of each tile has sharp cut grooves quite close together.
This visual appearance has led
.many to believe that the roofing is of cedar shingles, which was probably the visual intent.
The method of attaching the tile to the sub-roofing cannot be determined.
Extra tiles .lay
in the greenhouse on the main table. Each of these wood-grain appearing tiles bear the
inscription Chicago Imperial Tile on their rear sides. All gutters, rain leaders, and
ridge caps are copper.
The house is 120 feet long and is 55 feet wide at its greatest point.
narrows

and widens., the interior

The first floor contains,
built-in breakfront) with

spaces

from west
a walk-in

change

in purpose

As the building

and in character.

to east, the pantry, meat room, butler's pantry (with
silver vault, elevator, ice room, kitchen, and flower·

room. Then the dining room opposite the sitting hall, the entry opposite the loggia, and
a vaulted
ceiling library (facing south) opposite the north and east facing living room.
Contained in the living room is an Aeolian Duo-Art pipe organ.
This organ is actually a
reproducing organ and several dozen player rolls remain.
The pipes and vacuum mechanism,
located in the basement, are still in excellent condition.

The second floor contains, from west to east, maids' rooms C, A (With bath), B, D (with
bath), an elevator, and linen rooms. The central hall and stairs from the first floor
follow, and to the east are bedrooms A (With bath and dressing rooms), B (with a bath
directly over the front entry), and bedrooms C and D. In the northeast corner is a
sitting room which formerly afforded a view of Mt. Rainier.
The servants .were definitely
separated from the main sleeping quarters of the family. There is even an iron gate in a
concealed

pocket

that can close

off the family's

quarters

from the rest of the house.

The third floor is comprised 0."£ very -small quarters and storage rooms.
The t hd rd, floor
is very plain, remote, and u~ilitarian except for one large well tiled bathroom called
the "massage room. II The original purpose and function of the large space, beyond the
function of a bathroom, is unknown.
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The basement contains a fruit "rOOID, dry room, laundry, play room, store room, fuel room,
he~ter room, elevator machine room, and organ blower room (a galvanized sheet iron lined

room with an air-tight refrigerator door leading to it). The blower room is eleven
feet below grade and is used to create the vacuum required to operate the pipe organ on
the first floor. A short hallway is next, then a wood room and wood lift to. the upper
floors.

All of the rooms-in the basement are finished except for one corner room which

is constructed

of stone on its four sides, two of which are the foundation walls for the

corner of the house above.

All rooms in the house had room annunciators
station" in the kitchen and basement.

to ring signals and light a numbered signal

The room 'panels are gone, although

the kitchen panel

and wiring remain.
The interior of the manor· house is quite impressive.
It still retains the calm and
pleasant atmosphere of a well-cared-for residence.
Except for carpeting over the hardwood
floors, the interior has not been altered.
The woodwork is still in excellent condition
and left in its natural finish. The first floor is especially noted for the arched or
vaulted ceillng (reputedly imported from a European castle) in the library, solid oak
dining room trim and built-in cabinets, 'copper tops in the scullery areas, mirrored builtin huntboard in the butler's pantry, leaded glass cabinets and windows in the flower room, .
and a considerable amount· of leaded glass cabinets for dishes, etc. Prior to being served
in the dining room, the food was prepared in the kitchen, then dished into .serving bowls
and platters. in the serving room next to the dining room.
.
Dogwood detailing abounds in all first floor rooms from the onyx sconces in the solarium
to the pressed metal on the light fixtures.
The solarium, with Gothic arched French doors
and red brick floor, is almost a greenhouse of its own, and gives a pleasant diversion
from the other living areas. A grand stairway with carved balusters leads to the second
floor.
The second floor is noted for its gold leaf chandeliers .and cedar lined closets; most of
the closets have jamb buttons that turn off the closet light when the door is closed.
Each guest room has a door on each side of the jamb for added privacy. The sitting room'
has its own fireplace as does the north bedroom.
All bathrooms have tile walls and
marble window sills, and all showers have thermometers in the plumbing so that a person
taking a shower can see the temperature of the water and adjust as necessary.

The

hallway behind the family bedrooms is lined with linen cabinets and provides private
access to all .the other rooms in the family area without the need of passing through the
sitting room'.

The second floor main hall landing at the top of the stairs is especially noted for its
plaster detailing and natural finish on the oak trim, mouldings, and paneling.
The acorn
and dogwood design appears on all woodwork and ceiling plaster; however, the servants
quarters are quite plain and utilitarian.
The main linen rooms contain an ironing board
and a small window.
The passenger elevator is not now in use. It was unusual in that "it
had no cage; it was a simple platform, raised and lowered hy a motor in the basement.
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The greenhouse is 22 feet by 78 feet with brick and glass construction.
Iron mullions
separate the window lights and the entire operating mechanical system for the window
opener/closers was made in North Tonawanda, New York by the King Construction Company.
The greenhouse is in excellent condition, as is the carriage house.
The carriage house,
with caretakers quarters on the second floor, was modified so that the three sets of
double swinging doors were removed and the openings bricked-in.

the lower level of the carriage house, is the original
provide hot water to the main house radiators.

The boiler, located in

and still functions

It was recently converted

perfectly

to

to natural gas.

At the suggestion of architects Meade and Hamilton, Weyerhaeuser retained the Olmsted
Brothers to design the landscaping for his home. Between February of 1922 and January of
1923, ,the firm prepared 42 drawings ,which outlined an extensive and highly developed site'
for Haddaway Hall., The view from the entry of the house was shaped by a carefully sculpted
and rigidly symmetrical arc-shaped turf covered berm. At the back of the house, steps
from the terrace were to lead down to the Heather Garden, a picturesque rambling of
intersecting and branching paths that negotiated the occasionally steep contours'with
boulder-trimmed steps. East from the terrace, a turf walk leads to an overlook.
From
the overlook, the Olmsted Brothers called for a formal ,stairway to an equally formal flower
garden with a central pool. A pavilion was to perch at the very edge of the sizeable bluff
that 'was the margin of useable land. West from the terrace was a path that led through a
high brick wall to a vegetable garden adjacent to the carriage house.
Despite,'the extensive planning and interest of the family--Mrs. Weyerhaeuser journeyed to
Massachusetts to discuss the proposals--little
of the project was built. The vegetable
garden and its encircling brick wall was established (it is currently planted with roses)
and the 'easternmost overlook was built, but apparently little' else, The grounds are
currently set with lawn and plantings that probably owe their origins to the' Olmsted design,
but the intensive scheme the landscape architects portrayed remained unfulfilled.
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8. Significance
Aree. of Slgnlficance-Check
and Justify below
__ srcheology-prehlstorlc
~:communlty,plannlng
__ conservation
_' 1400-1499 __ archeology-historic
__ agriculture
__ economics'
_1500-1599
-L architecture
__ education
_160G-1699
__ ' art
__ engineering
_170G-1799
--lL commerce
__ exploration/selllement
_1800-1899
__ communications
__ Industry
-L 190G_
Invention
Period
_' '_' prehistoric

__
__
__
__
__
__
__

landscape archilec1ure
law
literature
military
music
philosophy
politics/government

__
,__
__
__
__
__
_

religion
science
sculpture
soclaU
humanitarian
theater
transportation
other (speclty)

===-==-'----~~=-----=-====.::..::.:.------_.._._---Specific date.

,

1922-23

Builder/Architect

Meade and Hamilton

Statement of Significance (In eee par.graph)

The significance of Haddaway Hall lies in its association with its owner, John P.
Weyerhaeuser, and in its compelling architectural statement which reflects the careful
execution of a style often selected by prosperous individuals in the period following
World War I. It is notable too as an estate whose grounds partially fulfill a landscape
design issued by the Olmsted Brothers.
Weyerhaeuser is a name synonymous with the timber industry, and it was John P. Weyerhaeuser
who brought the family's interest in lumbering from Minnesota.
His father, Frederick, was
commonly known as the "lumber king," and he raised son John in the family business.
The
Weyerhaeusers began in the Pacific Northwest in 1900, when they purchased 900,000 acres
of timberland from the Northern Pacific Railroad.
Following.the election of John P. to
the presidency
of the various firms under family ownership, he moved to Tacoma in 1916.
Weyerhaeuser managers are attributed with being among the first who saw timber as an
agricultural crop, with cut lands to be replanted and harvested repeatedly.
The practice
also helpe4 stabilize an industry which previously had been subject to cycles of boom and
bust.
In the fall of 1920, Weyerhaeuser purchased the site for Haddaway Hall. The compact
p~rcel lay to the northwest of downtown Tacoma and offered spectacular vistas of Puget
Sound, Tacoma's harbor, and Mount Rainier.
It was originally part of a land promotion
developed by Allen C. Mason in the 1890's, and it was in fact the same set of lots that
Mason had selected for his own home. Mason is credited with beginning the city's 'first
library, which he donated to the city in 1893. In 1899, he sold his 60 room mansion to
Whitworth College, a Presbyterian institution, where it became the focal point of a
cluster of college buildings constructed·within
the next decade. The city donated the
library to the College as well, with the stipulation that it remain open to the public
two days each week.
Despite the quality of its campus, support for Whitworth College declined in Tacoma, and
in the summer of 1914, the College moved to Spokane; that city became its permanent and
present home. Apparently Mason's home--called The Residence during its collegiate associations--remained vacant until purchased by Weyerhaeuser.
In any case, it and the
library building were razed to make way for new construction.
(It is ge~erally acknowledged that some pieces of the Mason house were reused on the grounds at Haddaway Hall,
and the secluded southeast overlook is conventionally assigned that origin on the basis
of ,its stone walls and Corinthian columns.
However, it does not appear from the historic
photos that Corinthian columns were a feature of the Mason house, although the rubble
stonework is almost certainly from the earlier building.)
Some sources attribute the selection of the manor-like style of the residence to Anna
Weyerhaeuser, John's wife. F.B. Mead and James Hamilton of Cleveland, Ohio, were retained
to design the home and its outbuildings, and construction was awarded to the Cornell
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Brothers of Tacoma. Work was completed in 1923. Family tradition also attriDutes the
naming of the estate to Mrs. Weyerhaeuser.
A strong-willed individual, John Weyerhaeuser
frequently said that his wife always had her way, and from that phrase, Haddaway Hall was
conceived.
Mrs. Weyerhaeuser was especially interested in the landscaping being developed
by the Olmsted Brothers while the building of the residence was in progress, and traveled
to Massachusetts to consult with them directly.
John P. Weyerhaeuser stepped down from the presidency of the corporation in 1928; he and
his wife continued to live at Haddaway Hall until their deaths in 1935 and 1933, respec-·
.tively. The heirs sold the home in 1936 to George G. Franklin, head of a food store·
chain. The depression had reduced real estate values so dramatically that Franklinpurchased the property for $26,000 and back taxes; some $500,000 had originally been
·invested·in it. Franklin renamed the estate Seamont, but he and his family did not live
there long. There were threats that his child would be kidnapped, and he had even found
a ladder set beneath a bedroom window.
Moreover, a neighbor boy had been kidnapped and
not found. He sold the property to the Sisters of St. Dominic in 1942; it became a
novitiate and furnished teaching nuns to parochial schools in western Washington.
Enrollment in parochial schools declined, and in 1969 the Sisters closed the novitiate
and leased the buildings to the University of Puget Sound. In 1975, the Northwest
Baptist Seminary acquired Haddaway Hall and remain its present .owners.
Haddaway Hall is a striking example of a Jacobethan Revival residence whose construction
was carried out with consummate craftsmanship.
While similarly styled residences ·were
popular in the 1920's for those who could afford them, few in Washington state share
the same attention to detail. Carved barge boards, gable pendants, patterned brick
masonry, and cut stone combine with an interior of fine woodwork to provide a choice
example of the style. The Olmsted design for the surrounding acreage would_have provided
an apt; setting, and although it was not completed in all its parts, most of the ··landscape

features

that were

constructed

survive

to the present

and contribut·e sensitiyely

-·to"the po Ls e and b!,lance of Haddaway Hall.
':'<".
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i_.Weyerhaeuser: mansion: elegance, .beauty
;.' ...'••, /1" \'
One of Tacoma's distinctive homes
in the 1920s and the 1930s was the J. P.
Weyerhaeuser home at 4301 N. Stevens St. It was considered by many to
be the finest in Tacoma. Built in 1~23
by the lumber baron, the red brick
English-style home still. stands though
It ISno longer a private home, Today It
serves as ~eadqu~rters for the Northwest Baptist Seminary. ..
Known as Haddaway Hall, it was set
high on a hill, with a stupendous view
of Puget Sound, Mount Rainier and the
Cascade Mountains. It was built on
seven acres on the site of Whitworth
College and, though in the city. it had a
rural air.
'.
Its gables, chimneys, oriel windows,
beams and Gothic archways give it a
truly authentic English air.
Frank B. Meade and James Hamilton
of Cleveland, Ohio were the architects.
They set the house with the axis of its
longest dimension so placed as to give a
full view of Mount Rainier, the Cascades and the bay in the foreground.
Cornell Bros. of Tacoma were the contractors for the quarter of a million
dollar house.
The famed Olmstead Brothers of
Boston, Mass. were the landscape artists, and in its seven acres they created
a Blue Garden, a Walled-in Garden, an
English Rose Garden and a Heather
and Juniper Terrace. The surrounding
brick wall was later covered with Vir-.
ginia creeper and Boston ivy.
ON TIlE FIRST FLOOR, oak paneling is used throughout the entrance
hall, living room, dining room, library
and up the grand siairway with its
carved balusters. Fireplaces grace most
of the downstairs rooms. Ornamental
plaster ceilings were .imported from
Europe, lhe one in the den from a
European castle.

.'.

.

.

.
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Weyerhaeuser mansion

A sun, porch with Gothic arched
French doors and a red brick polished
floor looks toward where one could
earlier see MountRainier. But the adclition of a chapel at this end of the
house obscures the view..
Outside, toward the bay, a terrace,
surrounded with a low balustrade,
leads down to what once were rolling
green lawns and the gardens. Now vol-

In

the 1920s

unteer workers are restoring the gardens as the landscapers designed them.
In the kitchen end of the house, were
a butler's pantry, a maids' dining room,
a scullery, a flower room and an ice
room.
There was also an Aeolian pipe or.
gan and an elevator.
On the second floor, the architects
planned four bedrooms, each with a
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ision: elegance, beauty

bath, a sitting room. four maids' rooms".
and a linen room. On the third floor.
were three bedrooms, tWO baths, a sit:

ting room and "storerooms.
\
A four-car garage with caretaker'S:
quarters above was designed in the'
same English style as the main house.

Nearby a greenhouse supplied fresh
flowers. !
.
..'
1.
_ THE OWNERS ~lOVED into the gradous new home at ChristmaS time in .

1923. It was furnished with period fur'
niture, some of its antiques of consid-

erable value.
After J. P. Weyerhaeuser's death in
1935, the house was sold eventually to
George Griggs Franklin sr., who re-.
mained there until 1942. renaming the
house Seamont. At that time, it was
sold to the Dominican SisterS of MarYmount and became a liberal arts school

_ the Tacoma Catholic College..
In the late 1960s, the nuns leaseil it
to the University of puget sound to
serve as its commencement

Bay Cam"

pus for three years. Meanwhile. the
sisters had added two large buildings- .
the two-stOry chapel and a dormitory,
which is today the Education Center.
The cornerstone for the $250,oOOdor··
mitory was laid in June 1959. It housed
50 students, contained two classrooms;

.

a dining hall and a library.
In the Tacoma centennial year of
1969, the house was opened to the pub-'

Weyerhaeuser mansion 'in the 1920s
rch with Gothic arched
; and a red brick polished
toward where one could
lount Rainier. But the adchapel at this end of the

res the view..
toward
the bay. a terrace.
with

a

loW balustrade,

to what once were rolling
s and the gardens. NoW vol·

untcer workers are restoring the gardens as the landscapers designed them.
In the kitchen endofthe house, were'
a butler's pantry, a maids' dining room,
a scullery. a flower room 'and an ice

room.
There was also an Aeolian 'pipe or-

»<

gao and an elevator ..

lie as part of the centennial observance.'
Historical displays were featured and
tours were conducted. The publiC was
invited to step back into the history of
Tacoma and the Pacific Northwest
with a visit to the house.

Its setting still unsurpassed and still

looking handsome, the house continueS

to playa part in the life of Tacoma as it
has for almost 60 years.

On the second floor. the architects
planned four bedrooms. each with a
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I Other

Databases

_
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Pierce County Buildings Index
Enter a Search
Search term entered: Address: [ NO - -] AND WEYERHAEUSER
MANSION
The search retrieved
below.

3 matches.

Displaying

full information

for number

3 of 3

Search Match Number 3

Address:

4301 NO. STEVENS ST., Tacoma

Style:

Elizabethan English / Tudor

Built:

1922
CityRegistry

Notes:

NationalRegistry

John Philip Weyerhaeuser / "Haddaway Hall"
F.B. Meade & James Hamilton (Cleveland), arch.
Albertson, Cornell Bros. & Walsh, contr.
Frederick Law Olmsted / T.B. Morrow,
landscaping/gardens
-built on the site of the Allen C. Mason
ResidencelWhitworth College
-brick
-eight acre site
-added to the National Register 1/27/1983
-added to the Tacoma Register by Resolution
No.31784, 6/9/1992
SEE ALSO: 4224 NO. STEVENS ST.
TDL 9/5/1920 p.B6 Noted old home figures in deal
(Weyerhaeuser
purchases site)
TDL 10/17/1920 p.B7 Raze buildings on college site
TDL 11/20/1921 p.B7 Work started on beautiful
home
TDL 2/12/1922 p.B5 Weyerhaeuser residence to
cost $100,000
TDL 12/31/1922 p.E8 (il)
TNT 5/30/1923 Beauty abounds in new addition to
Tacoma homes (il)
TDL 12/23/1923 p.D1 Friends are received in new
home
TDL 9/12/1926 p.A 15 (il - house featured in ad for

http://search.tpl.lib.wa.uslbuildingslbldgfulld.asp?3-26l53
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Oil-O-Matic
heating) (hard copy only)
TDL 4/12/1927 Rotogravure Sec. p.4 (il)
TNT 11/30/1927 p.6 (architectural award)
Architect & Engineer March 1928 p.58 (il)
TDL 12/9/1928 p.D1 (il of YWCA group on terrace)
TDL 5/26/1931 Rotogravure Sec. p.6 Ten most
beautiful homes in
Tacoma (il)
TDL 4/24/1933 p.1 Mrs. Weyerhaeuser,
philanthropist and civic
leader, passes
TNT 5/16/1935 Lumber leader passes
T.Times 5/16/1935 Pneunomia fatal to J.P.
Weyerhaeuser
TNT 6/6/1935 ... will is filed
City of Destiny Newsletter Winter 1994 p.3
Haddaway Hall history (il)
716 T112A (il of garden)
720 T25T (il)
720.28 L235L Vol.Il, No.4 p.9 Tacoma's
Weyerhaeuser residence; its
various historic significances (il)
917.972 H11H
979.7 M145Wh
Geo. C. Franklin / "Seamont"
TDL 10/21/1936 p.A1,A15 Famous home changes
hands (Franklin purchases
house from Weyerhaeuser estate and renames
"Seamont") (il)
TDL 10/25/1936 p.B8 Haddaway Hall deal tops
sales
TDL 1/4/1937 p.1 (mention of potential kidnapping
plot)
T.Times 7/17/1937 Weyerhaeuser Mansion now
"terror house" (threats
against family)
TNT 6/25/1939 p.B3 (il of garden)
TNT 5/19/1940 p.B3 (il of garden)
TNT 6/2/1940 p.B3 Opening Seamount for English
Union
TNT 3/27/1941 p.1 Seminary planning to move
(proposal to move

http://search.tp1.lib .wa. uslbuildingslb Idgfulld.asp?3 -26153
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Annie Wright Seminary to Haddaway Hall)
Tacoma Catholic College
-opened 9/21/1942, served as Catholic school and
convent from 1942-1968
-sponsored by the Dominican Sisters of Marymount
-closed to outside students 7/17/1948
-sold to Seattle University in 1970
TNT 9/5/1942 p.1 Haddaway is college ... becomes
Catholic school
for girls (il)
T.Times 9/5/1942 Dominican Sisters to open new
institution ... (il)
TNT 9/7/1942 p.1, 11 Haddaway Hall becomes
Tacoma Catholic College (il)
TNT 11/8/1959 Dedication today (library-class
room-refectorydormitory bldg., St. Joseph Hall, by E.L. Mills &
Associates,
arch.) (il)
TNT 11/23/1969 Tour features five grand homes (il)
TNT 10/25/1972 Dominican nuns to sell goods
271.9 F613W
979.778 T119TV p.270 (mention of convent)
University of Puget Sound, Commencement
Campus Dormitory
TNT 10/26/1969 UPS students find
. Commencement Bay campus (CBC) a
pleasant place (il,interior il)
City Directory (1969-1971 )

Bay

University of Puget Sound Honors House Dormitory
City Directory (1972)
Northwest Baptist Seminary
TNT 11/3/1974 Magazine Sec. p.7 (Northwest
Baptist Seminary leases
bldg.) (sketch)
TNT 9/1/1984 Baptist Seminary; new president is
promoter (il)
TNT 12/2/1995 p.HB7 Tour features several other
fine homes

http://search.tpl.lib. wa. us/buildings/b Idgfulld.asp?3 -26153
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-print at TPL (General Coil., Richards Coil. #070483,07048-8,07048-9)
TOL= Tacoma Daily Ledger
TNT = Tacoma News Tribune
T.Times = Tacoma Times
-listing from "Tacoma House and Building Index"

9 ima es linked to this address:
Date:

Date:
unknown
#BU-

#BU-

10219

10340

Date:

Date:

19710502

19710502

#BU-

#BU-

10344

10345

Date:

19960726
#BN-68

1907

Date:

c1907
. #BU-

12902

Look at additional image(s) in the General Photographic Collection database? These may be
further images of the building, or the contents, events occurring at this address. or other
aspects that may not illustrate the building itself.
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WALDORF SCHOOL
TRAFFIC IMPACT ASSESSMENT
1. INTRODUCTION
The main goals of this study focus on the assessment of existing roadway conditions and forecasts of
newly generated project traffic. The first task includes the collection of general roadway information,
public transportation information, and entering sight distance data. Forecasts of future traffic and
dispersion patterns on the street system are then determined using established trip generation and
distribution techniques. As a final step, appropriate conclusions and mitigation measures are defined
if needed.
2. PROJECT DESCRIPTION
This report summarizes anticipated traffic impacts related to the Waldorf School project. The project
is a repurposing of the Education Building located at the Weyerhaeuser Mansion at 4301 N Stevens
Street in the City of Tacoma. The building will be used by the Tacoma Waldorf School as a private
elementary that will support up to 100 students and associated staff. There are a number of
seasonal events and school related meetings that may occur on site as well. Access to the site for
parent drop-off will be provided by the existing gated entrances on N Stevens Street and N 43rd
Street for circular traffic flow. The area surrounding the site is mostly densely populated residential
land uses. Figure 1 shows the general site location with the surrounding street network and primary
arterials
3. EXISTING CONDITIONS
3.1 Existing Roadway Characteristics
The street network serving the proposed project consists of a variety of roadways. Characteristics for
these roadways vary with respect to lane widths, grades, speeds, and function. The major roadways
and arterials surrounding the site are listed and described below.
North 43rd Street is an east-west local road that borders the south side of the project. The roadway
cross section consists of one travel lane per direction and curb, gutter and sidewalk adjacent to the
road. Grades near the project are generally level. Parking is allowed on both sides of the road and
the roadway is 24 feet in width.

3
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North Stevens Street is a north-south arterial that borders the west side of the project. The roadway
consists of one travel lane per direction. The speed limit is posted at 30 mph. Shoulders are either
curb/gutter/sidewalk or grass/sidewalk. Grades are generally level. No parking is allowed on
Stevens adjacent to the site and the road is 24 feet in width.
3.2 Transit Service
A review of the Pierce Transit regional bus schedule indicates that transit service is provided on
Cheyenne Street located two blocks to the west via Route 11. At this time, no school bus service is
planned.
3.3 Non-Motorist Traffic
Pedestrian and bicycle traffic was observed during several site visits and the sidewalk system is well
developed in the area. The area supports a moderate amount of pedestrian traffic. The area has
well developed pedestrian facilities in the form of concrete sidewalks. Little impact on vehicular
traffic is currently seen due to pedestrians and no future impact is expected.
3.4 Sight Distance at Access Driveways
Assessments of the access driveways were made to determine whether or not adequate entering
sight distance (ESD) can be provided for project traffic. Sight distance requirements were obtained
from the AASHTO produced Geometric Design of Highways and Streets book. Measurements are
based on a 4.25 foot eye height and 3 foot object height, per AASHTO standards.
Table 1
Entering Sight Distance (ESD)
Measurements given in feet

Roadway
N Stevens Street

N 43rd Street

Speed Limit
30 mph
25 mph

Direction

Recommended Available

North

335

>400

South

335

>400

East

280

>1501

West

280

>2802

1 Horizontal curvature limits sight distance along with vegetation along the south side of the roadway. The
intersection with Mason along with the curvature of 43rd Street greatly reduces travel speeds near the entrance
driveway.
2 Sight distance is available to N Stevens Street (around 280 feet) without parked vehicles. If vehicles are parked
along the north side of N 43rd Street, sight distance is greatly hindered.
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4. FUTURE TRAFFIC CONDITIONS
4.1 Trip Generation
Trip generation is used to determine the magnitude of project impacts on the surrounding street
system. Data presented in this report was taken from the Institute of Transportation Engineer's
publication Trip Generation, Ninth Edition. The designated land use for this project is defined as
Private School (K – 8), LUC 534. Table 1 shows the trip generation values expected for the 100
maximum number of students the school would support. Average weekday daily trips (AWDT) are
estimated by adding AM peak trips, school PM peak trips, and again the school PM peak trips to
account for miscellaneous trips throughout the day and any standard PM peak trips.
Table 1
Project Trip Generation
100 Students

Time Period
AWDT
AM Peak Inbound
AM Peak Outbound
AM Peak Total
School PM Peak Inbound
School PM Peak Outbound
School PM Peak Total

Trips
210 vpd
50 vph
40 vph
90 vph
28 vph
32 vph
60 vph

(vpd: vehicles per day; vph: vehicles per hour)

Classes will take place from 8:30 AM to 3:30 PM for 2nd through 5th grade students. Preschool
classes will end at 12:30 PM and 1st grade will end at 1:15 PM. The AM peak hour will therefore
support all students and the volumes from Table 1 are representative of school operations. This AM
peak period coincides with the standard commuter peak period, which occurs between the 7 AM and
9 AM hour. The school PM peak hour occurs outside the standard commuter peak period between 4
PM to 6 PM. Additionally, there are three different release times for students. This would translate in
the 60 school PM peak trips based on ITE not occurring during the same peak hour.
The standard PM peak hour is only expected to support a small number of trips. Cleaning and/or
staff will occasionally leave during this time period. After school care is provided for a small number
of students (less than 5) and will be picked up by their parents before 5:30 PM.

6

The school will also host a few special events during the year, which is typical with any school.
There are parent/teacher related meetings that will occur either in the late evenings from 6 PM to
7:30 PM or during school hours. These time periods are outside commuter hours and should have a
minimal impact on the local neighborhood roadways. There are also two performance events, one in
May and one in September, performed by the students that will take place at 11 AM. Again these
events are scheduled outside the standard commuter peak periods and will have minimal impact on
the area.
4.2 Trip Distribution and Assignment
Trip distribution describes the process by which project generated trips are dispersed on the street
network surrounding the site. The specific destinations and origins of the generated traffic primarily
influences the key intersection of North 43rd & Stevens, as well as the entrances. The AM peak hour
trips generated by the project are expected to follow the general trip pattern as shown in Figure 2 on
the following page. Figure 3 shows the school PM peak hour trip distribution & assignment. These
figures reflect the anticipated travel routes of school related trips.
5. SUMMARY & CONCLUSIONS
The Waldorf School project proposes to repurpose the existing Education Building located at the
Weyerhaeuser Mansion to support a private elementary school for up to 100 students and associated
staff. Access to the site for parent drop-off will be provided by the existing gated entrances on N
Stevens Street and N 43rd Street for circular flow of traffic. The school will be a mild generator of
new trips in the area with 90 trips expected during the AM peak hour and 60 trips expected during the
school PM peak hour.
The following mitigation is recommended for the Waldorf School project:
1. Clearly mark the N Stevens Street gate for entrance only, and the N 43rd Street gate for exit only.
Additionally, the N 43rd Street gate should have a sign installed indicating right turns only are
permitted out of the site. This will assure parents are accessing onto the N Stevens Street
arterial, rather than residential streets.
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Detailed Land Use Data
For 100 Students of SCHOOLK8 1
( 534 ) Private School (K-8)
Project: Waldorf School
Phase: Description:

Open Date: 4/25/2017
Analysis Date: 4/25/2017

Total
Trips

Pass-By
Trips

Avg
Rate

Min
Rate

Max
Rate

Std
Dev

Avg
Size

%
Enter

%
Exit

Use

Weekday AM Peak Hour of Adjacent Street Traffic

90

0

0.9

0.76

1.58

0.96

322

55

45

False

T = 0.90(X) + 3.01

0.97

Weekday PM Peak Hour of Generator

60

0

0.6

0.42

0.75

0.78

340

47

53

False

T = 0.61(X) - 4.70

0.96

Day / Period

Eq.

Source: Institute of Transportation Engineers, Trip Generation Manual 9th Edition, 2012
TRIP GENERATION 2013, TRAFFICWARE, LLC
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Equation

R2

1

