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WHAT WOULD ED AND DON DO?



What Would Ed and Don Do?:  The Revital ization of the 
Eddon Boatyard in Gig Harbor,  Washington.

Introduction

The Eddon Boatyard is a s ignif icant structure a long the 

histor ic Gig Harbor waterfront.  The diverse col lect ion of 

mari t ime bui ld ings have evolved and expanded with their 

users over decades, modif icat ions being made pr imar i ly  on an 

“as-needed” basis.    These bui ld ings have acquired a col lage-

l ike qual i ty over the years,  where the occupants have valued 

funct ion over form, modesty over grandeur,  and, often t imes, 

necessity over bui ld ing codes (Figure 1) . 

For much of i ts histor y,  Gig Harbor was a rather remote town 

on the Kitsap peninsula.   Isolated from the mainland, i t  was 

diff icult  to reach by car.    Therefore,  a strong f ishing and 

boat bui ld ing culture establ ished, pr imar i ly  by Croat ian and 

Scandinavian immigrants.    Smal l  steamships,  known as “the 

Mosquito Fleet,” ser ved the communit ies in the harbor and 

along Puget Sound.  Access to Tacoma was introduced with the 

f i rst  Tacoma Narrows Br idge in 1940.  The “Gal lopin’  Gert ie” 

col lapsed a few months after construct ion was f in ished and 

the project was put on hold dur ing WWII.   A replacement br idge 

was completed in 1950.   Gig Harbor quickly developed into a 

suburb of Tacoma and summer cottages became permanent 

residences for fami l ies commuting east across the br idge 

Figure 1:  Aerial of Gig Harbor and Eddon Boatyard, c. 1950.  Source:  Harbor History Mu-
seum photo archives.

A grassroots movement in 
a smal l  waterfront town 
results in the preser vat ion 
of a s ignif icant piece of 
the community’s marit ime 
her i tage.



Figure 2:  Conrad Anderson’s boatyard, prior 
to Eddon Boatyard, c. 1920.  Source:  Eddon 
Boatyard Historic Registry Nomination Ap-
plication, Gig Harbor, Washington. (2005)

for work.  Despite the inf lux of people,  the City of Gig 

Harbor maintained a strong marit ime her i tage with an 

eclect ic mix of structures,  including the Eddon Boatyard.  

Today, the wooden boat shop is l isted on Gig Harbor ’s 

Register of Histor ic Places and cont inues to operate as a 

boat-bui ld ing and educat ional  faci l i t y.   Washington State’s 

Department of Archaeology and Histor ic Preser vat ion 

(DAHP) is working to designate the ent i re Puget Sound 

coast l ine as a Nat ional  Marit ime Heritage Area,  the f i rst 

of  i ts k ind. 
 

History

The site’s boat-bui ld ing histor y can be traced back to 1920 

when Conrad M. Anderson opened a boatyard in 1920 

(Figure 2) .   In 1929, the si te funct ioned as a vehic le ferr y 

landing that ser ved Gig Harbor and Tacoma.  Anderson’s 

sons ran the business unt i l  1945 when Art  P.  Glein purchased 

the parcel  and bui l t  the boat bui ld ing shop, jo iner y and 

machine shops, off ice,  and smal l  br ick residence which 

current ly occupy the site. 

On the other s ide of the Sound, Edward Hoppen and Don 

Harter started their  own boat bui ld ing faci l i t y in Tacoma.  

About the t ime the Tacoma Narrows Br idge was reopened 

in 1950, Glein sold his boatyard to Hoppen and Harter who 

combined their  names to form the Eddon Boat Company 

(Figure 3) .   

Figure 3:  View of Eddon Boatyard with original railways and dock, c. 1950.  Source:  Harbor 
History Museum photo archives.



I t  was here that the f i rst  Thunderbird c lass sai lboat was 

constructed, revolut ioniz ing smal l  boat bui ld ing .   The 

Thunderbird sai lboat was Hoppen and col league Ben Seaborn’s 

response to a design request by a Tacoma sai lor  Tom Sias,  on 

behalf  of  h is employer the Douglas Fir  Plywood Associat ion.   

The chal lenge was to construct “both a racing and cruis ing 

boat…sleep four… (be) capable of being bui l t  by reasonable-

ski l led amateurs…be powered by an outboard auxi l iar y…and 

outperform other sai lboats in i ts c lass.”   The innovat ive 

design included a s imple method for home construct ion that 

used upside-down ½-inch plywood molds that converted into 

bulkheads.  Str ingers and marine-grade plywood coated with 

f iberglass were appl ied over the molds to create the hul l 

(F igure 4) .   

In 1978 Ed Hoppen sold the Eddon Boat Company to Breck 

Adams.  The faci l i t y was sold again in 1985 and operated as 

a repair  faci l i t y unt i l  2005.   

In 2004, 62% of Gig Harbor residents voted “yes” to a 

$3.2 mi l l ion bond to purchase the Eddon Boatyard s i te.   

The campaign was led by the grassroots group “Fr iends of 

Eddon Boatyard” which included the City’s mayor as one of 

i ts founding members (F igure 5) .    In addit ion to the bond 

measure,  the project was funded by a Washington State 

Her i tage Grant to restore and maintain the histor ic boat 

bui ld ing and the adjacent br ick residence.   In combinat ion, 

the structures play a centra l  ro le in represent ing the stor y 

of a fami ly-run boat-bui ld ing operat ion on the Puget Sound.  

After the complet ion of the project in 2009, Gig Harbor Boat 

Shop, a non-prof i t  organizat ion,  moved in with the goal  of 

teaching people tradit ional  and contemporar y ski l ls  used in 

boat making and repair.   They pay $1 a year to lease the 

space (Figure 5b).  

Building Description

The boat bui ld ing’s construct ion consists of a two-stor y,  wood-

framed structure housing the Rai lway Carr iage, Large Boat 

Bui ld ing Shop, Loft ,  Store,  and Project Rooms.  Two single-

stor y shed addit ions house the Machine Shop, Joiner y,  Tool 

Figure 5b:  ‘Saved Eddon Boat Yard’ 

Figure 4:  Thunderbird No.1.  Source:  Bun-
nell, Steve. (July/August 1999).  Wooden Boat 
Magazine, No. 149.  “The Thunderbird:  Ben 
Seaborn’s Enduring Legacy.” P. 78.

Figure 5a:  “Friends of Eddon Boatyard” 
campaign, 2004. Source:  City of Gig Harbor 
archives.    



Room, and Off ice.    The major i ty of the bui ld ing has exposed 

framing at the inter ior,  with only the Project Rooms and Store 

f in ished with gypsum board.   The Rai lway Carr iage is open 

to the water at  the east end. True-div ided l i te windows l ine 

the north and south facades.  The structure is c lad in wood 

siding and tr im, roofed with asphalt  shingles. 

Project Goals and Approach

After s ix decades of heavy use, natural  weather ing ,  and a 

few earthquakes, the Eddon Boat Bui ld ing was in great need 

of repair.   The chal lenge of renovat ing this “rust ic” structure 

was to enhance the funct ion and use, but to remain sensit ive 

to the exist ing motley fabr ic.   As architects,  i t  is  sometimes 

easy to over look the benef i ts of accumulat ive architecture 

and to tr y to impose formal c lar i ty on an exist ing structure.  

This approach, however,  would perhaps di lute the charm 

and meaning of the or ig inal  boatyard.  Therefore,  our pr imar y 

design object ive was to inter vene in ways consistent with 

the spir i t  of  Ed and Don’s or ig inal  boat shop, whi le br inging 

the structure up to contemporar y safety and operat ional 

standards.   Technical  and aesthet ic choices were informed 

by the exist ing structure.   Design decis ions were tested 

against the fundamental  quest ion of “How may have Ed and 

Don approached the project had they been involved with i t 

today?”  For example,  instead of convent ional  p lywood shear 

wal ls,  more tradit ional  wood bracing and blocking were used.  

Structural  steel  e lements,  where required, matched the scale 

and color of adjacent dimensional  lumber.  

Pr ior  to putt ing pen to paper,  we establ ished the fol lowing 

project goals with our Cl ient:

 •Enhance funct ion and use. 

 •Br ing structure up to contemporar y safety and  

 operat ional  standards. 

 •Appreciate and respect the exist ing ad-hoc   

 character of the or ig inal  bui ld ing .

 •Maintain a compatible vocabular y with the exist ing  

 structure.  

Because of the unique character and histor ical  s ignif icance 

Figure 6:  Longitudinal section through 
railway carriage, loft, boat building shop, and 
viewing platform.   Source:  Author.    



of the bui ld ing ,  the seismic cr i ter ia were negot iated with 

the City of Gig Harbor ’s Bui ld ing Department.   The project 

was approached as a Level  3 Alterat ion per the 2006 IBC.  

Improvements to the lateral  system were classif ied as 

“voluntar y,” giv ing the design team some f lexibi l i t y in the 

seismic approach and execut ion.   The Boat Shop lateral 

system was upgraded to ful l  2006 wind forces and to a Life 

Safety Performance in a 72-year event – an earthquake most 

l ikely to happen dur ing the l i fe of the structure.    The ra i lway 

carr iage lateral  and vert ical  systems were upgraded to ful l 

2006 IBC wind and snow loads and reduced seismic forces.  

With the support  of  the Bui ld ing Department,  systems used in 

some cases were not tradit ional  code conforming systems. 

Structural Interventions 

Stabi l iz ing the ra i lway carr iage was one of the most chal lenging 

parts of the project and the f i rst  phase of construct ion to be 

completed.  The exist ing columns had rotted and were no 

longer anchored to their  foot ings.   Therefore,  the exist ing 

columns were cut to above the ordinar y high water mark and 

steel  channels were attached to both s ides of the columns.  

The channels received a high performance coat ing to match 

the white wash of adjacent wood (Figure 7) .   These channels 

were cant i levered from new concrete foot ings set above the 

water l ine and hel ical  anchors.    The number and size of hel ix 

plates required were based on the design loads determined 

by the structural  engineer.   The ra i lway carr iage foundat ion 

was required to resist  at  least 5,000 pounds of upl i ft  and have 

a capacity of 10 tons in tension.  Because of the proximity 

to the shore,  portable hand-held equipment was used to 

instal l  the anchors.   The presence of cobbles and rubble 

on the surface ra ised concerns whether the si te soi ls were 

suitable for anchor instal lat ion and i f  the design loads could 

be achieved.  A test anchor was instal led to the point of 

terminat ion,  a depth of about 15 feet with instal lat ion torque 

of 5,200 ft / lbs.   From f ive feet to the total  depth instal led, 

smooth steady penetrat ion was obser ved.  Two test anchors 

ver i f ied that the exist ing condit ions were suitable to meet 

Figure 7:  Railway Carriage column repairs.   
Source:  Author.    



and exceed the required capacity.   

The foundat ion on the north s ide of the bui ld ing had been 

undermined by erosion caused by surface water runoff.   F ive, 

2 inch diameter pin pi les at  two feet on center were dr iven 

to refusal  using a 90-pound pneumatic jackhammer.    The pin 

pi les did not offer lateral  strength.   However,  they provided 

axia l  capacit ies of 4,000 pounds in the stat ic condit ions.    

Rather than aggressively upgrading the ent i re foundat ion, 

we approached the project l ight ly,  f ix ing only what was in 

need of repair.

Seismic bracing strategies took cues from the exist ing 

structural  systems.  We evaluated what was already there 

and approached the chal lenge as “complet ing the system.”  

In the Loft ,  exist ing chevron bracing occurred at ever y other 

rafter so we inf i l led the missing pieces.  Lateral  bracing 

in the Boat Shop, Rai lway Carr iage, and Loft  included f lat 

f ramed braces and steel  connectors (F igure 8) . 

Figure 8:  View out of Railway Carriage with new bracing.   Source:  Ben Benschneider, 
photographer, 2009.    
  



In some cases, these braces grazed past a window but this 

was consistent with the language of the bui ld ing .   Exist ing 

features,  such as a sta i r  f rom the Rai lway Carr iage to the 

Loft ,  had unconvent ional  re lat ionships with bui ld ing openings 

and windows. 

Shear wal ls were kept to a minimum to preser ve the visual 

character of the exist ing structure.   These were located on 

wal ls scheduled to receive a gypsum wal l  board f in ish in the 

Store and Project Rooms.

Other Improvements

The “bid-fr iendly” c l imate of 2009 al lowed us to address many 

non-structural  issues as part  of  the project.   The exist ing 

fa i l ing roof was replaced to match the histor ic red asphalt 

shingles,  the exter ior  s id ing was repaired and repainted, and 

broken panes in the div ided l i te windows were replaced.  The 

Project Rooms and Store were the only condit ioned spaces in 

the bui ld ing .   We improved the exter ior  envelope by adding a 

breathable membrane, insulat ion,  vapor barr ier,  and gypsum 

sheathing .  To maintain the character of the exist ing windows 

from the exter ior,  inter ior  storm windows were constructed of 

s imple wood frames, brass hardware, and inset with acr yl ic, 

secured in place with removable wood dowels. 

Minimal improvements were made to the plumbing and HVAC 

systems.  An exist ing toi let  was connected to a new gr inder 

pump, which also ser ved new publ ic restrooms bui l t  in the 

remodeled garage of the adjacent br ick residence.  A new 

f i re protect ion system was instal led.   The bui ld ing under went 

a rather s ignif icant electr ical  upgrade with a l l  new power, 

l ight ing ,  and f i re a larm systems.    

A ramp into the Large Boat Bui ld ing Shop now provides an 

accessible entrance for the lower level .   Stairs and path 

a long the west façade lead vis i tors to a v iewing platform to 

safely obser ve the boat bui ld ing act iv i t ies in the main boat 

shop (Figure 9) . 

Sustainable Preservation

Achieving LEED Si lver cert i f icat ion was an ear ly goal  set by 

the City and a condit ion set by the Washington State her i tage 

Figure 9:  View of Large Boatshop and view-
ing platform.   Source:  Ben Benschneider, 
photographer, 2009.    



grant.   We quickly real ized this was not going to be feasible given 

the project scope and budget.   Dur ing design we completed the 

LEED EB v2.0 checkl ist ,  to analyze the absolute maximum points 

this project could achieve.  The fol lowing was the result  of  our 

evaluat ion of the six categor ies:  

 

Sustainable Sites – 4 points (14 points possible) :

Development of the current s i te was restr icted by several  factors.  

1)   A wetland buffer extended from the shorel ine to the street.   Work 

inside the buffer was l imited.  Site features,  such as ra ingardens, 

were ult imately determined to be unpermittable in areas a l ready 

designated as wetlands.  2)   The Waterfront Zone did not have the 

required density or infrastructure to qual i fy for the relevant density 

and transportat ion credits.   3)   The bui ld ing’s program did not 

require changing rooms, bicycle storage or showers.   4)   To comply 

with the stormwater management credits,  replacing the exist ing 

dr iveway would have been required.  This work was not necessar y, 

required, or budgeted. 

Water Eff ic iency – 0 points (5 points possible) :

Although water-eff ic ient f ixtures were instal led,  water eff ic iency 

credits could not have been achieved. The number of f ixtures (and, 

as a result ,  water usage) was actual ly increased to accommodate 

the new publ ic restroom faci l i t ies.

Energy & Atmosphere – 5 points (23 points possible) :

Although the major i ty of the exist ing boat bui ld ing was “open” to 

the elements,  several  rooms were converted to heated spaces.  

New insulat ion and storm windows were instal led in these areas 

to improve the eff ic iency of the exist ing envelope.  However,  the 

program did not require a bui ld ing-wide HVAC system.  The goal  of 

the project was to preser ve the histor ic character and exper ience of 

the exist ing boat bui ld ing faci l i t y.   Introducing heat ing (and cool ing) 

at  a larger scale would have contradicted this goal  and the program 

object ives.

Mater ia ls and Resources – 12 points (16 points possible) :

Alternat ive mater ia l  credits could have been achieved in this 



project.   However,  the budget did not permit  such mater ia ls.  

The nature of the boat shop’s mater ia ls for operat ion,  waste 

stream, and cleaning products would have been diff icult  to 

predict  s ince the type of work done in the bui ld ing is neither 

repet i t ive nor predictable.  

Indoor Environmental  Qual i ty – 6 points (22 points 

possible) :

Since the Boatyard was a histor ic structure,  s ignif icant 

exter ior  modif icat ions to the envelope were not permitted.  

Therefore,  windows and openings could not be considerably 

a l tered to comply with the view and vent i lat ion requirements.  

As mentioned before,  the bui ld ing’s program did not require 

temperature and vent i lat ion control .   Boat bui ld ing act iv i t ies 

had tradit ional ly been performed in uncondit ioned spaces 

and wi l l  cont inue to be done so.

Innovat ion in Upgrades, Operat ions and Maintenance – 1 

point (5 points possible) :

Because of the simple program and l imited scope, Innovat ion 

credits may have been diff icult  to achieve.  Any addit ions to 

the project would have added signif icant costs.  

In this best case scenar io,  we were able to achieve 28 points, 

22 points shy of Si lver (50 pts)  and 12 points shy of even 

Cert i f ied (40 pts) .   The nature of the project (a s imple boat 

bui ld ing structure)  d id not necessitate addit ional  scope only 

to achieve the required points.  

As a registered histor ic s i te,  the goal  of  the project was to 

improve safety and basic systems in the bui ld ing ,  not to ful ly 

upgrade the structure.   The result  was a project that was 

sensit ive to the “character def in ing” features,  modify ing the 

exist ing fabr ic as l i tt le as possible and, in the spir i t  of  LEED, 

l imit ing mater ia l  usage and waste.   

Conclusion

As part  of  th is design community,  one of the most important 

things we can do is to preser ve and maintain what is a l ready 

bui l t .   Sustainabi l i t y begins with an exist ing bui ld ing .   We 



must act ively engage with our Cl ients,  Contractors and local 

municipal i t ies to develop strategies for preser ving bui ld ings 

such as Eddon Boatyard.   Without the cooperat ion of the City 

of Gig Harbor,  the character of the or ig inal  structure could 

not be sustained given today’s seismic requirements.  

The revita l izat ion of the Eddon Boat Bui ld ing faci l i t y has 

renewed the community’s interest and part ic ipat ion in their 

waterfront her i tage.  The Gig Harbor Boat Shop offers a var iety 

of programs in tradit ional  and contemporar y boat bui ld ing 

maintenance and repair.   Publ ic Open Houses, fami ly-or iented 

classes, indiv idual  apprent ice workshops, and a store make 

this a prominent gather ing place; a casual  c iv ic center for the 

community (F igure 10).

Through some modest and thoughtful  improvements,  the 

Eddon Boat Bui ld ing provides an inspirat ional  p lace for 

people interested in boats,  sai l ing ,  and Gig Harbor ’s marit ime 

histor y.   The rust ic qual i t ies that contr ibute to the bui ld ings’ 

uniqueness and signif icance have been maintained.  Vis i tors 

can safely obser ve the craft  of  wooden boat bui ld ing and 

exper ience the atmosphere of a working boat shop simi lar  to 

the one enjoyed by Ed and Don sixty years ago.         

Figure 10:  View of Eddon Boatyard.  Path to viewing platform in foreground; renovated 
brick residence in background.   Source:  Ben Benschneider, photographer, 2009.    
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   For comparison, new construct ion requires Life Safety in a 
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   The hel ical  anchors consisted of plates constructed in the 

shape of a hel ix and attached to a centra l  shaft ,  fabr icated from 

high-strength,  low-al loy mater ia l .   The anchors are screwed 

into the ground with rotar y-type torque motor unt i l  refusal 

condit ions are met.   Refusal  is  typical ly def ined as achieving 

specif ic torque that corresponds to a specif ic compressive 

capacity.   The lateral  capacity of the battered pi l ing may 

be taken as the hor izontal  vector of the axia l  p i le capacity.  

The AB Chance Anchor system is a propr iety system which 

ut i l izes hel ical  anchors aff ixed to a square steel  shaft .   The 

capacity of the anchor in upl i ft  ( tension) is a lso related to the 

torsion resistance encountered as the anchor is instal led.  

Torque monitor ing of indiv idual  anchors is completed as the 

anchors are instal led using a shear pin that wi l l  shear once 

the design load (torque) is achieved.   (Keith Schembs, LEG 



and Glen Coad, PE, GeoResources, LLC, August 22, 2008, 

Memo RE Eddon Boatyard Restorat ion. )

  Keith Schembs, LEG and Glen Coad, PE, GeoResources, 

LLC, October 29, 2008, Memo RE Eddon Boatyard Restorat ion 

– Hel ical  Anchor Test Pi les. 

  Refusal  is  def ined as pi le penetrat ion of less than one inch 

after a minute of sustained dr iv ing .

  Schembs, August 22 Memo.

  Gig Harbor Boat Shop uses both tradit ional  and modern 

techniques for boat bui ld ing ,  hence the need for a system 

capable of support ing a wide var iety of power tools.




