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We purchased the Matt and Mamie Baumgartner House in October of 2024. There was invasive 
water damage evident in the bonus room due to the deterioration of both the flattop and shingles 
roofs, foundation deterioration and grading issues, significant rot on the middle and top porch 
structures, signs of water invasion into a second floor bedroom due to the failing top porch, and 
signs of water damage in the kitchen due to a leaking dishwasher incident and toilet flooding 
incident. Our goal was to rescue the home by repairing these significant signs of neglect and to 
perform a restoration that maintained the home’s original architectural character and design. 

The following 3 projects were initiated and completed in October and November of 2024 prior to 
our moving into the home in December. 

Roof- The roof has a flat membrane on the top that had been compromised allowing water to 
enter the 3rd floor “bonus room”. There were visible signs of this water invasion in that room. Along 
with the flattop replacement was the replacement of the shingled roof that had 3 layers of roofing 
material including the original skip sheathing. All layers were completely torn off, and the home 
has a finished product of new decking, a new membrane and asphalt shingles.  

Foundation- a structural engineer had inspected the foundation and said it was structurally 
sound but in need of mortar. Water was perforating the foundation into the basement due not only 
to the lack of mortar but also poor exterior grading and water drainage. There was a significant 
visible bulge in the northwest corner of the foundation which resulted in evident settling in the 
room above (sloped floor and plaster damage).  Failed mortar was removed and new mortar was 
applied from both the interior and the exterior. The front northeast corner of the foundation was 
restacked. The concrete sidewalk that was slopped towards the house was removed, a French 
drain was added, and the soil was graded away from the house.  

Top Porch- The top porch had a failed membrane which contributed to rot of the porch structure 
and water invasion in the bedroom below. The failed membrane, rotted railing, decking, and a 
portion of the joists were removed. The structure was reinforced, new decking was laid, new 
membrane was installed, and the railing, soffits and facia were rebuilt. The bedroom only 
required kilz treatment and repainting. After the completion of the top porch, gutters where 
added to the roof and top porch. 

Other midrange level projects in November 2024 included- plumbing repairs to the second floor 
tub/shower, new plumbing (PEX) in the basement laundry room, snaking of the laundry room 
drain, removal of rotted interior basement sheetrock wall with mold in laundry room, and new 
toilets in the main floor and 2nd floor bathrooms. 

Middle Porch- In spring of 2025, the middle porch rebuild began which was a very similar process 
to that of the top porch though on a grander scale due to its size. The damage to this porch was 
more extensive than we had anticipated, resulting in a $25,000 over budget cost. We were able 
salvage the railing and pillars, but the sheathing had to be completely replaced and some 



2 
 

portions of the joists had to be reinforced/replaced. The soffits and facia had to be completely 
rebuilt. While the decking was removed, we seized the opportunity to replace all the knob and 
tube wiring for the 3 porch lights underneath and added an outlet for future Christmas lighting. 
We also had the 1960’s style screen doors leading to the middle removed and replaced with a set 
of doors we refurbished that were reclaimed from a historic home that had sustained a house fire 
on the west side of the state. After the completion of the middle porch, gutters were added to that 
level.  

Plaster Repair- In summer of 2025, we had plaster repair done on the ceiling and walls of the 
second floor bathroom. Following that plaster repair, work began to repair the damage to the 
plaster on the office walls and ceiling due to the settling of the northwest corner of the 
foundation. Like the middle porch, this also proved to be more extensive than planned given the 
multiple layers of wallpaper and number of cracks. We were, however, able to do restorative that 
allowed us to preserve the lathe and plaster. 

Kitchen Heating- In the mid 1900’s, an addition was made to the house with a wood stove as a 
heating source. That stove was removed in early 2000 when the addition was remodeled to be a 
kitchen. Our first winter in the home in 2024-25, the kitchen temperature was in the low 60’s and 
the temperature in the crawlspace under the kitchen that housed the water pipers for the kitchen 
often dipped below freezing. To prevent the pipes from freezing, our temporary solution was to 
run a space heater in both the kitchen and the crawlspace. In fall of 2025, we added a ducted 
mini-split to provide heat to the kitchen and prevent the crawl space from freezing. Utilizing a 
ducted mini-split also allowed us to preserve the historic aesthetic of the home, utilizing small, 
unobtrusive vents instead of a visible wall-mounted unit. 

Kitchen Floors- In February of 2026, we began addressing the signs of water damage in the 
kitchen we believe were due to 1) a failed toilet in the bathroom upstairs and 2) due to a 
dishwasher leak both prior to our ownership. The existing floors were soft when walking upon, 
there was water damage at the base of the kitchen island, and there were signs of water on the 
ceiling. We removed the existing LVP flooring and found the sheeting was in good condition 
despite the large water stain covering 2/3rds of the subfloor. We installed heated floors with a 
marble like ceramic tile to stay moderately true in aesthetics to materials used in early 1900 
ornate homes. We also had the kitchen island cabinets repaired and the ceiling was sealed with a 
stain-blocking kilz primer.  

Other midrange projects over winter of 2025-26 have included reinstating a light fixture in the 
office that had been removed, replacing 1950-60 light fixtures with early 1900 light fixtures, and 
repairs to the butler doors. 
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Invoices and Receipts 

 

*Note- Homework’s work on the house is itemized in the attached receipt on pages 27 and 
28.  

The TPO roof (white square on roof top) and TPO top porch cost are not included above. The 
contractor was replaced 1/2 way through the deck and roof projects. He was paid $11,929 but is 
unwilling to respond with a receipt so that cost is not included in this application.  

 

Item Company Total Cost Date 
Roof Morris Clark Roofing & Siding $32,155.00 10/17/2024 
Facia Morris Clark Roofing & Siding $3,270.00 11/1/2024 
Foundation Dobson Chimney $9,000.00 11/18/2024 
Middle Porch Membrane Knotted Birch Construction $6,041.00 5/11/2025 
Gutters American Guttersmith $4,658.20 7/25/2025 
Kitchen Heating DWR Services $8,629.69 1/13/2026 
Main Deck/Plaster/Kitchen Floors* Homeworks HQ $94,349.19 12/1/24-3/25/26 

Total  $158,103.08   
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Note new roof and gutters 
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Office Plaster Repair- 
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Bathroom Plaster Repair- 

Before-  
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After- 

 
 

Kitchen Heating- 

Before- See kitchen floor pictures with no vents 
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Kitchen Floors- 

Before (Gray LVP ) 

  

Water damage visible on cabinet 
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