
DEMOLITION BY NEGLECT REPORT                                                               

PREPARED FOR THE COMMON COUNCIL, CITY ATTORNEY, BUILDING INSPECTION  
 
Project Name/Address:  121 Langdon St. (Suhr House)  
 
Application Type:  Demolition by Neglect  
 
Legistar File ID #   53000  
 
Prepared By:    Heather Bailey, Preservation Planner, Planning Division  
 
Date Prepared:    July 10, 2019 
 
Background 
On June 24, 2019, the Landmarks Commission made a finding that demolition by neglect was occurring at 121 
Langdon. The commission had been working with the property owner since September 2018 to allow him to 
address the deterioration of the property, regularly referring their finding in the hopes that the property owner 
would complete the necessary work as promised. At the June 24, 2019, Landmarks Commission meeting, the 
property owner had still not complied with all of the conditions of the December 6, 2018, Certificate of 
Appropriateness to complete the work, had not secured a building permit, and had not initiated a site plan 
review process with Zoning. At that meeting, Kyle Bunnow, representing Building Inspection, provided an 
updated memo with his estimation that it was not possible for the property owner to complete the Building 
Inspection work order by the court-approved agreement deadline of August 1, 2019, and that the building was 
still in a state of demolition by neglect. Because the building was in a condition of demolition by neglect and 
because the property owner was still noncompliant with City processes to address the deterioration of the 
property, the Landmarks Commission made a unanimous finding that demolition by neglect was occurring. 
 
Below is a summary of each Landmarks Commission meeting: 
 
August 29, 2018 
Landmarks Commission received a report from Kyle Bunnow, representing Building Inspection, with his 
determination that the building at 121 Langdon was undergoing demolition by neglect. After two years (first 
notice issued in November 2016) of no response from the property owner, Building Inspection was initiating the 
demolition by neglect process to preserve the landmark property. 
 
September 17, 2018 
Landmarks Commission held a public hearing to consider a finding of demolition by neglect. The property owner 
requested that he be given the opportunity to address the work order from Building Inspection. The Landmarks 
Commission referred their finding to December 3, 2018, for the applicant to prepare a complete submission for 
a Certificate of Appropriateness (COA), which would be necessary to complete exterior work to the structure. 
 
December 3, 2018 
Landmarks Commission approved a COA for work at the property with the following conditions:  repair the front, 
side, and rear porches and stairways with the condition that all final details must be approved by staff; tuckpoint 
damaged masonry, with the extents of the work and the mortar mix and mortar color to be approved by staff; 
replace the arched storm window on the lower level of the front façade, with specifications for the window to 
be approved by staff. The applicant supplied a timeline to show how all required work would be completed prior 
to the work order deadline. The commission referred their finding of demolition by neglect to the April 22, 2019, 
meeting with the stipulation that they wanted to see signed contracts from the hired tradespeople in order to 
assess if the work could be completed by the deadline between the property owner and the City Attorney’s 
Office. 
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April 22, 2019 
None of the conditions of the COA had been met, the property owner had not hired any contractors to complete 
the physical work, and none of the items on the applicant’s timeline from the December meeting had been 
completed. The property owner assured the commission that the work would be completed on time and 
submitted a new timeline. The Landmarks Commission referred their finding to the next commission meeting to 
check on progress. 
 
May 6, 2019 
Applicant submissions were incomplete and noncompliant with preservation standards, therefore none of the 
terms of the COA had been met. Staff assured the commission that staff would continue to work with the 
applicant and contractors to meet the necessary requirements. Commission referred their finding to the next 
commission meeting. 
 
May 22, 2019 
The applicant had submitted construction drawings addressing the front porch of the house, but did not address 
the rear and side porches or the arched window. On May 19, staff had recommended that the applicant submit 
for a building permit to complete work on the front porch due to meeting that part of the condition of the COA. 
On May 20, staff met with the project mason and cleared them to initiate work as their scope was now 
compliant with preservation standards. The commission referred their finding to the June 24, 2019, meeting as 
there was some progress and to give the applicant time to meet the rest of the conditions of the COA. 
 
June 24, 2019 
The property owner had fired the previous mason and brought the new project mason to the meeting. The 
property owner assured the commission that he was in discussions with other contractors to complete the 
necessary work on the building. Kyle Bunnow, representing Building Inspection, spoke to his new memo 
supplied to the commission, which stated that no substantive work had been completed on the work order and 
it was not possible to complete the necessary work by the deadline. While the City would work with the 
applicant to expedite building permit and site plan reviews, the City had not received any submissions. The 
applicant assured the commission that onsite investigations were underway and work would begin shortly, and 
made a case that therefore the building was no longer undergoing demolition by neglect. The preservation 
planner advised that the current condition of the building was due to a cumulative effect of unaddressed 
maintenance and that the totality of the work order must be completed in order for demolition by neglect to no 
longer be occurring. As none of the associated work or City processes had been completed to date, the 
commission determined that the building was undergoing demolition by neglect and advised the applicant that 
he could appeal the ruling once work was complete or appeal their finding. The Landmarks Commission made a 
unanimous finding of demolition by neglect. 
 







From: PLLCApplications
To: info1; David Ferch
Cc: Bunnow, Kyle; Hank, George; Stouder, Heather; Strange, John; Mades, Lana; Scott Herrick; Zellers, Ledell;

Fruhling, William
Subject: RE: 121 Langdon Street
Date: Wednesday, August 22, 2018 11:05:14 AM

Hello Harold and David,
It would be best  if we can set up an appointment with a few of our staff to determine how to move
forward.
Our staff team could have some availability on the following dates:

• Monday August 27, from 1-2pm
• Wednesday Ag 29 from 10-11am
• Thursday Aug 30  for an hour sometime between 1-3:30pm
• Friday Aug 31 for an hour sometime between 8:30-11:00 am

 
Please let me know which of these times and dates work best for you.
 
To answer your second question, the tax credit program is not run though the City. In order to apply
for Historic Tax credits, it is necessary for you to get in contact with the State Historical Preservation
Office. Ms. Jen Davel from the Historic Society may be able to help you figure out its
eligibility. I have included the links below to help you figure out what you need to do for the
state tax program (if it is indeed eligible).

Please let me know when you are available to meet,

Rebecca Cnare

Historic Tax Credit information:

Davel, Jennifer
Historic Preservation Architect
Historic Preservation - Public History
Phone: 608-264-6490
Email: Jennifer.Davel@wisconsinhistory.org
Address: 816 State St. Madison, WI 53706-1482

Tax Credit for Historic Building Rehabilitation website:
https://www.wisconsinhistory.org/Records/Article/CS15322

Rebecca S Cnare, PLA
Interim Preservation Planner
Urban Design Planner
Planning Division
Department of Planning & Community & Economic
Development
126 South Hamilton Street
PO Box 2985
Madison WI 53701-2985



landmarkscommisison@cityofmadison.com
608.266-6552

 
 
From: info1 
Sent: Monday, August 20, 2018 4:26 PM
To: PLLCApplications <landmarkscommission@cityofmadison.com>
Cc: Bunnow, Kyle <KBunnow@cityofmadison.com>; Hank, George <GHank@cityofmadison.com>;
Stouder, Heather <HStouder@cityofmadison.com>; Strange, John <JStrange@cityofmadison.com>;
Mades, Lana <LMades@cityofmadison.com>; Scott Herrick <snh@herricklaw.net>; Zellers, Ledell
<district2@cityofmadison.com>; David Ferch <david@fercharchitecture.com>
Subject: 121 Langdon Street

Hi Rebecca. I am responding to the Notice of Demolition dated August 15th. I would
appreciate having an appointment with you asap. We have spent the past several months
meeting with contractors etc to determine the scope and cost of the repair work. I have two
construction companies prepared to do the repairs contained in the work orders. Our architect
David Ferch has completed preliminary drawings showing the details and complexity of the
repairs. I attach these preliminary drawings. I would like to meet with you and David to be
sure that you approve of the specifics of the work set out in the drawings and that the work
will bring us in compliance with the orders. I would also appreciate guidance from you as to
the procedure for requesting historic tax credits for the work. Thank you. Harold Langhammer
255-1767
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From: PLLCApplications
To: info1; PLLCApplications; "David Ferch"
Cc: Bunnow, Kyle; Hank, George; Stouder, Heather; Strange, John; Mades, Lana; "Scott Herrick"; Zellers, Ledell;

Fruhling, William
Subject: RE: 121 Langdon Street
Date: Monday, August 27, 2018 11:50:45 AM

Harold, et.al.,
The meeting is confirmed for Thursday, August 30, 1 pm
Room 300 at 126 Hamilton Street.
 
-Rebecca
 

Rebecca S Cnare, PLA
Interim Preservation Planner
Urban Design Planner
Planning Division
Department of Planning & Community & Economic
Development
126 South Hamilton Street
PO Box 2985
Madison WI 53701-2985
landmarkscommisison@cityofmadison.com
608.266-6552

 
 

From: info1 
Sent: Monday, August 27, 2018 9:24 AM
To: PLLCApplications <landmarkscommission@cityofmadison.com>; 'David Ferch'
<david@fercharchitecture.com>
Cc: Bunnow, Kyle <KBunnow@cityofmadison.com>; Hank, George <GHank@cityofmadison.com>;
Stouder, Heather <HStouder@cityofmadison.com>; Strange, John <JStrange@cityofmadison.com>;
Mades, Lana <LMades@cityofmadison.com>; 'Scott Herrick' <snh@herricklaw.net>; Zellers, Ledell
<district2@cityofmadison.com>; Fruhling, William <WFruhling@cityofmadison.com>
Subject: RE: 121 Langdon Street

Hi Rebecca. David and I would like to meet with you Thursday, August 30 at 1pm. Would we meet at
126 S. Hamilton St.? I am attaching documents relative to the side porch and stairs showing
approvals for their construction in 2008. I also attach a revised drawing for the exterior repairs
showing the side porch and stairs in place, but replacing the vertical supports and providing in-
ground footings. Thank you for your referral to Jennifer Davel regarding historic tax credits. We have

an appointment with her September 4th. Harold Langhammer
 
 

From: PLLCApplications [mailto:landmarkscommission@cityofmadison.com] 
Sent: Wednesday, August 22, 2018 11:05 AM
To: info1 <info@centralapts.com>; David Ferch <david@fercharchitecture.com>
Cc: Bunnow, Kyle <KBunnow@cityofmadison.com>; Hank, George <GHank@cityofmadison.com>;



Stouder, Heather <HStouder@cityofmadison.com>; Strange, John <JStrange@cityofmadison.com>;
Mades, Lana <LMades@cityofmadison.com>; Scott Herrick <snh@herricklaw.net>; Zellers, Ledell
<district2@cityofmadison.com>; Fruhling, William <WFruhling@cityofmadison.com>
Subject: RE: 121 Langdon Street

Hello Harold and David,
It would be best  if we can set up an appointment with a few of our staff to determine how to move
forward.
Our staff team could have some availability on the following dates:

• Monday August 27, from 1-2pm
• Wednesday Ag 29 from 10-11am
• Thursday Aug 30  for an hour sometime between 1-3:30pm
• Friday Aug 31 for an hour sometime between 8:30-11:00 am

 
Please let me know which of these times and dates work best for you.
 
To answer your second question, the tax credit program is not run though the City. In order to apply
for Historic Tax credits, it is necessary for you to get in contact with the State Historical Preservation
Office. Ms. Jen Davel from the Historic Society may be able to help you figure out its
eligibility. I have included the links below to help you figure out what you need to do for the
state tax program (if it is indeed eligible).

Please let me know when you are available to meet,

Rebecca Cnare

Historic Tax Credit information:

Davel, Jennifer
Historic Preservation Architect
Historic Preservation - Public History
Phone: 608-264-6490
Email: Jennifer.Davel@wisconsinhistory.org
Address: 816 State St. Madison, WI 53706-1482

Tax Credit for Historic Building Rehabilitation website:
https://www.wisconsinhistory.org/Records/Article/CS15322

Rebecca S Cnare, PLA
Interim Preservation Planner
Urban Design Planner
Planning Division
Department of Planning & Community & Economic
Development
126 South Hamilton Street
PO Box 2985
Madison WI 53701-2985
landmarkscommisison@cityofmadison.com
608.266-6552



 
 
From: info1 
Sent: Monday, August 20, 2018 4:26 PM
To: PLLCApplications <landmarkscommission@cityofmadison.com>
Cc: Bunnow, Kyle <KBunnow@cityofmadison.com>; Hank, George <GHank@cityofmadison.com>;
Stouder, Heather <HStouder@cityofmadison.com>; Strange, John <JStrange@cityofmadison.com>;
Mades, Lana <LMades@cityofmadison.com>; Scott Herrick <snh@herricklaw.net>; Zellers, Ledell
<district2@cityofmadison.com>; David Ferch <david@fercharchitecture.com>
Subject: 121 Langdon Street

Hi Rebecca. I am responding to the Notice of Demolition dated August 15th. I would
appreciate having an appointment with you asap. We have spent the past several months
meeting with contractors etc to determine the scope and cost of the repair work. I have two
construction companies prepared to do the repairs contained in the work orders. Our architect
David Ferch has completed preliminary drawings showing the details and complexity of the
repairs. I attach these preliminary drawings. I would like to meet with you and David to be
sure that you approve of the specifics of the work set out in the drawings and that the work
will bring us in compliance with the orders. I would also appreciate guidance from you as to
the procedure for requesting historic tax credits for the work. Thank you. Harold Langhammer
255-1767
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Department of Planning & Community & Economic Development
Planning Division
Heather Stouder, Director
126 S Hamilton Street
P.O. Box 2985
Madison, Wisconsin  53701-2985
Phone: (608) 266-4635
Fax (608) 267-8739
www.cityofmadison.com

 
August 29, 2018 
 
 
121 Langdon Street Group 
c/o Shakespeare’s Books 
513 N Lake St 
Madison WI 53703 
 
 
Re: 121 Langdon Street – Demolition by Neglect public hearing 
 
The City of Madison Landmarks Commission has received notice from the Building Inspection Division that 
the landmark site located at 121 Langdon Street in the Mansion Hill Historic District is undergoing 
Demolition by Neglect.  This letter is to inform you that, pursuant to the Historic Preservation Ordinance 
Section 41.15(2), the Landmarks Commission will schedule the public hearing for this item on Monday, 
September 17, 2018 at 5:00 pm in room 103A of the City-County Building (210 Martin Luther King Jr 
Blvd).  A representative of this property should be in attendance at the public hearing. 
 
You are strongly encouraged to make any necessary repairs to bring your property into compliance before 
the public hearing of this date.  Should you have any questions about the hearing or conducting the 
necessary repairs to bring your property into compliance, please contact me at 
bfruhling@cityofmadison.com or 608-267-8736. 
 
Sincerely, 

William Fruhling, Acting Preservation Planner 
City of Madison Planning Division 
 
cc: Harold Langhammer, 513 N Lake St, Madison WI 53703 

Rebecca Cnare, Urban Design Planner 
Heather Stouder, Planning Division Director 

 Natalie Erdman, Department of Planning and Community and Economic Development Director 
 Stuart Levitan, Landmarks Commission Chairperson 
 Ledell Zellers, District 2 Alderperson 
 Anne Monks, Deputy Mayor 
 John Strange, Assistant City Attorney 
 George Hank, Building Inspection Director 
 Kyle Bunnow, Housing Inspection Supervisor 





 
 

FERCH ARCHITECTURE 
  

2704 Gregory Street, Madison, WI  53711  (608) 238-6900 

 

 
  

 

 
September 3, 2018 Project: 01815 
 
 
Madison Landmarks Commission 
126 S. Hamilton St. 
Madison, WI 53701 
 

RE: Letter of Intent – 121 Langdon Street 
 
 
Dear Madison Landmarks Commission Members: 
 
The owner of the registered landmarks building (John Suhr Residence) at 121 Langdon was issued 
a notice for needed repair work on the building. Attached is that repair notice and drawings 
addressing the repairs. 
 
The attached drawings are not quite finished, but I am requesting review at this time to receive 
input on the design and detail work on the front, south side and porches. The south side porch 
could be repaired to meet the design of the approved plans in 2008 (last 3 sheets of the drawings), 
but the owner is willing to make additional design improvements to that porch to be in more 
conforming to the original building design. 
 
Thank you for your time in reviewing this proposal. 
 
Respectfully Submitted, 
 

 
 
David Ferch  
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WOOD CROWN MOLDING

REMOVE BEADBOARD & 
PATCH RAFTERS AND JOIST 
AND INSTALL NEW WOOD 
BEADBOARD

REMOVE EXISTING WOOD 
PORCH DECKING & INSTALL 
NEW 3/4" T&G WOOD DECKING

REMOVE WOOD FRAMING & 
INSTALL NEW TREATED WOOD 
FRAMING W/ MTL JOIST 
HANGERS

REMOVE EXISTING 
LATTICE. REPAIR 
AND REINSTALL

REMOVE EXISTING PIERS AND 
INSTALL NEW CONC. FOOTING 
& FOUNDATION

REMOVE EXISTING 
RAILING. REPAIR AND 
REINSTALL

REMOVE EXISTING 
COLUMN BASE REPAIR 
AND REINSTALL. 
PROVIDE NEW AS 
REQUIRED TO MATCH 
ORIGINAL FRAME AND 
PANEL CONSTRUCTION

REMOVE EXISTING 
WOOD BEAM TRIM AND 
INSTALL NEW LVL BEAM. 
COVER W/ SALVAGED 
WOOD OR PROVIDE 
NEW CLEAR CEDAR OR 
REDWOOD

REMOVE EXISTING CROWN 
MOLDING AND PROVIDE NEW 
CLOSE MATCH WOOD CROWN 
MOLDING

NEW 1X8 CLEAR 
CEDAR OR 
REDWOOD PAINTED

REMOVE EXISTING STONE 
VENEER AND MARK PIECES 
AND REINSTALL IN EXACT 
SAME LOCATIONS ON CMU 
BACK-UP

FRONT PORCH
SCALE: 1/2" = 1'-0"

EXISTING RUBBLE 
FOUNDATION WALL

SLOPE 1/4"/FT

A
5

FE
R

C
H

 A
R

C
H

IT
EC

TU
R

E
27

04
 G

R
EG

O
R

Y
 S

TR
EE

T,
 M

A
D

IS
O

N
, W

I 5
37

11
60

8-
23

8-
69

00
   

d
a

vi
d

@
fe

rc
h

a
rc

h
ite

c
tu

re
.c

o
m

12
1 

LA
N

G
D

O
N

9
/3

/1
8



A
6

SLOPE 1/4"/FT

SIDE PORCH
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PLANNING DIVISION STAFF REPORT                                                      September 17, 2018 
              (corrected address version) 

PREPARED FOR THE LANDMARKS COMMISSION  

Project Name/Address:     121 Langdon  (Suhr House) 
 
Application Type: PUBLIC HEARING, Demolition By Neglect 

Legistar File ID #       53000 

Prepared By:             William Fruhling, Acting Preservation Planner, Planning Division   
 

Background Information 
 
Parcel Location: The subject site is designated landmark (Suhr House) located in the Mansion Hill District.  It was 
designated as a landmark in 1974 and placed on the National Register of Historic Places in 1982. 
 
Relevant Historic Preservation Ordinance Sections:   

41.02  DEFINITIONS. 
Demolition by Neglect means the process of allowing landmarks, landmark sites or improvements in 
historic districts to decay, deteriorate, become structurally defective, or otherwise fall into disrepair.    

 
41.14 MAINTENENCE OBLIGATION; ENFORCEMENT; PENALTIES 

(1) Maintenance obligation.  Every owner of a landmark, improvement on a landmark site, or 
improvement in a historic district shall do all of the following: 
(a)  Protect the improvement against exterior decay and deterioration. 
(b) Keep the improvement free from structural defects. 
(c) Maintain interior portions of the improvement, the deterioration of which may cause 

the exterior portions of such improvement to fall into a state of disrepair.  
(2) Enforcement.   

(a) The Building Inspector or designee is authorized to enforce the provisions of this 
chapter.   

(b) The Building Inspector may issue an official written notice to a property owner, 
requiring the property owner to correct a violation of sec. 41.14(1) above by a date 
specified in the notice. 

(c) The Building Inspector shall notify the Preservation Planner of all official compliance 
notices issued to owners of landmarks or improvements in historic districts. The Building 
Inspector shall further notify the Preservation Planner whenever a property owner fails 
to correct a violations by the compliance date specified in an official notice.  

(d) City agencies or commissions responsible for enforcing chapters 18, 27, 29, 30 and 31 of 
the Madison general ordinances, or, in the absence of such city agency or commission, 
the Building Inspector, may grant individual variances from those chapters to facilitate 
historic preservation and maintenance under this chapter, provided that such variance 
does not endanger public health or safety or vary any provisions of this chapter.   

 
41.15 DEMOLITION BY NEGLECT.  The owner of a landmark, improvement on a landmark site, or improvement 

in a historic district, may not allow the landmark or improvement to undergo demolition by neglect. 
(1)   Notice of demolition by neglect. If the Building Inspector believes that a landmark or 

improvement is undergoing demolition by neglect, the Building Inspector shall give written 



Legistar File ID # 53000 
121 Langdon Street 
September 17, 2018 
Page 2 of 3 
 

notice of that belief to the owner of the landmark or improvement.  The Building Inspector shall 
give a copy of the notice to the Preservation Planner and the Landmarks Commission.     

(2)  Public Hearing.  Upon receiving a notice under sec. 41.15(1), the Landmarks Commission shall 
issue a hearing notice under sec. 41.06 and hold a public hearing to determine whether the 
landmark or improvement is undergoing demolition by neglect.  The Commission shall hold the 
public hearing within 90 days of receiving the notice under sec. 41.15(1). 

(3)  Landmarks Commission Finding.  If, after a public hearing, the Landmarks Commission finds that 
a landmark or improvement is undergoing demolition by neglect, it shall report its finding to the 
Common Council, the Building Inspector and the Office of the City Attorney.  A Landmarks 
Commission finding of demolition by neglect is prima facie evidence of demolition by neglect for 
purposes of any administrative or civil court action, and also constitutes a determination that a 
public nuisance exists under sec. 27.05(3) of the Madison general ordinances.   

(4) Appeal of Landmarks Commission finding.   
(a) An appeal from a Landmarks Commission finding under sec. 41.15(3) may be taken to 

the Common Council by the owner of the affected landmark or improvement, the Alder 
of the district in which the subject property is located, or by the owners of 20% of the 
number of parcels of property within 200 feet of the subject property, measured 
according to sec. 41.03(5).   

(b) An appeal under par. (a) shall be filed with the City Clerk within 10 days after the 
Landmarks Commission makes its finding.  The appeal shall include the name and 
address of each petitioner, and shall specify the grounds for appeal.  The City Clerk shall 
forward the petition to the Common Council.  

(c)  The Common Council shall hold a public hearing regarding any appeal it receives under 
par. (b). 

(d) Following a public hearing, the Common Council may, by favorable vote of two-thirds 
(2/3) of its members, reverse or modify the Landmarks Commission finding, with or 
without conditions, or may refer the matter back to the Commission with or without 
instructions, if it finds that the Commission’s decision is contrary to applicable standards 
under this subchapter.  

(5) Abatement by the City.  If the Landmarks Commission finds under sec. 41.15(3) that a landmark 
or improvement is undergoing demolition by neglect, the Building Inspector may proceed under 
the non-summary abatement procedures set forth in sec. 27.05(3)(e) of the Madison general 
ordinances to repair the landmark or improvement to abate the nuisance.  The cost of the 
required repairs shall be paid by the property owner, or shall be imposed as a special charge 
against the property and collected pursuant to the provisions of sec. 4.09(13) of the Madison 
general ordinances and Wis. Stat. § 66.0627. 

(6) Acquisition by City. If the Landmarks Commission finds under sec. 41.15(3) that a landmark or 
improvement is undergoing demolition by neglect, the Common Council may authorize the City 
to acquire the property under Wis. Stat. § 66.1111(2), if necessary through the initiation of 
condemnation proceedings under Wis. Stat. § 32.06. 

 
 

Analysis and Conclusion 
 
The Historic Preservation Ordinance (Chapter 41) establishes a process to allow the Commission to find that a 
property is undergoing demolition by neglect (see Relevant Historic Preservation Ordinance section above).  Based 
on the report and information provided by Inspector Robert Ales issued on April 21, 2017 (CB2016-333-13997), 
the continued deterioration since that time, and the testimony of the public hearing, the Landmarks Commission 
shall determine if the property is undergoing demolition by neglect.  If the Commission finds that demolition by 
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neglect is occurring, the action report of the Landmarks Commission will be provided to the Common Council, the 
Building Inspector, and the Office of the City Attorney. 
 
As stated in the notice sent to the property owner from Kyle Bunnow, Housing Inspection Supervisor, on August 
15, 2018, staff believe that the property is currently undergoing demolition by neglect.  This communication cites 
failure to correct violations specified in case CB2016-333-13997, failure to communicate with Building Inspection 
or respond to multiple inquiries regarding the maintenance of the building, and failure to appear in Municipal 
Court for legal proceedings pertaining to that case.  A copy of this letter was provided to the Landmarks 
Commission at its August 27 meeting, at which time a public hearing on the matter of Demolition by Neglect was 
scheduled for this meeting. 
 
Since the Notice of Demolition was received by the property owner, staff have met with the owner and his 
architect to review the violations, preliminary drawings and a plan for making the necessary repairs, and the 
demolition by neglect process.  This work will require a Certificate of Appropriateness to be issued by the 
Landmarks Commission at a meeting in the near future.  The preliminary drawings in the packet are not for 
consideration of a Certificate of Appropriateness at this time, but rather to demonstrate progress towards 
resolving this matter. 
 
 

Recommendation 
  
Staff recommends that the Landmarks Commission find that the property at 121 Langdon is undergoing 
demolition by neglect as defined in Chapter 41.  However, if based on the testimony and discussion at the public 
hearing, the Landmarks Commission is highly confident that the property owner will seek a Certificate of 
Appropriateness and make the necessary repairs in an expedited timeframe, the Landmarks Commission could 
refer this matter to a future meeting. 







AGENDA # 1

City of Madison, Wisconsin

REPORT OF: LANDMARKS COMMISSION PRESENTED: 9/17/18

TITLE: 121 Langdon St - Demolition by Neglect 
of a Designated Madison Landmark 
in the Mansion Hill Hist. Dist. (Suhr 
House); 2nd Ald. Dist.

REFERRED:
REREFERRED:
REPORTED BACK:

AUTHOR: William Fruhling, Acting Preservation 
Planner ADOPTED: POF:

DATED: 9/26/18 ID NUMBER: 53000

Members present were: Stuart Levitan, Anna Andrzejewski, Katie Kaliszewski, David McLean, and Marsha 
Rummel. Excused was Richard Arnesen.

SUMMARY:

Scott Herrick, registering in opposition and wishing to speak.
David Ferch, registering in opposition and wishing to speak.
James Rapacz, registering in opposition and not wishing to speak.
Gene Devitt, registering in support and wishing to speak.
Harold Langhammer, registering in opposition and wishing to speak.

Levitan opened the public hearing.

Fruhling explained that demolition by neglect is a rare occurrence, and was a new provision added to the 
ordinance when it was last updated. He said that when properties are deteriorating and not being repaired in a 
timely manner, the Landmarks Commission can then determine whether demolition by neglect is occurring 
early enough that repairs can be made and the property can be saved. He noted that there are other more 
severe ramifications that can occur in extreme cases, but this case has not reached that level.

Fruhling said that the demolition by neglect process began when a notice was sent by Kyle Bunnow, Housing 
Inspection Supervisor, stating that the Building Inspection Division believes the property is undergoing 
demolition by neglect. By ordinance, the Landmarks Commission then holds a public hearing to determine 
whether demolition by neglect is occurring.

Fruhling stated that he and other City staff have met with the property owner and his architect. The preliminary 
plans were included for informational purposes in order to show that progress is being made, though the 
applicant will need to return before the Commission and request a Certificate of Appropriateness to complete 
the repairs.

Herrick, the attorney representing the property owner, said that he is also representing his client for the 
Building Inspection prosecution in Municipal Court. Herrick stated that he failed to appear for a sentencing 
hearing, which was part of the reasoning why the demolition by neglect notice was issued. He handed out a 
copy of an email exchange with an Assistant City Attorney regarding his failure to appear and requested that 
his client not be blamed for his mistake.



Levitan asked about the resolution of the court case. Herrick said that the violations must be resolved by 
August 15, 2019. If the repairs are completed, there is a certain fine, and if they are not completed, a much 
higher fine will be ordered. Levitan asked what the status of the property is supposed to be in August, and 
Herrick said that all of the work must be completed by then. Herrick explained that the Assistant City Attorney 
provided them with an amount of time that should be sufficient to complete the work, and they are planning to 
do more work than repairing the violations.

Ferch, the architect for this project, described the preliminary plans for the building. He said that they need to 
complete tuckpointing, painting, repair of rotted wood, and address the three porches. He pointed out that the 
roof on the front porch has water damage and the crown molding needs to be replaced. He mentioned that he 
would also like to change the side porch so that it looks more like it did in historic photos; there is one 
remaining original column on the side porch that he plans to replicate and use to replace the other columns. He 
said that he would also like to move the side porch stairwell to the rear of that porch so that it is not visible from 
the street. He mentioned that he would appreciate the Commission’s feedback on the design.

Levitan explained that this is not the meeting in which staff and Commissioners are prepared to provide 
meaningful guidance on the design, and instead they will be determining if there is substantial effort toward 
fixing the violations such that they could hold off on finding that demolition by neglect is occurring. Fruhling 
agreed and said that staff would need to look at the new plans and do some research before they can provide 
feedback. 

Levitan asked about the level of violations that Building Inspection found and the timeframe in which they need 
to be addressed in order to stop deterioration of the building. Bunnow said that there is currently a slow 
deterioration and while nothing needs to be completed urgently, the issues do need to be addressed in a 
meaningful way. He pointed out that the majority of the work is exterior, and the August 2019 deadline was 
created to give the property owner time to get the proper approvals and line up contractors to complete the 
work in spring and summer. He said that there is a threat of significant penalties if the work is not completed, 
and extra time was built in to the deadline; they should be able to finish the work sooner, so the understanding 
is that when the deadline arrives, the work needs to be done.

Levitan said that based on Bunnow’s statements, his impression is that nothing needs to be completed 
immediately, and the overall timeframe of finishing the work by next summer is adequate for the preservation 
of the building.

Rummel asked when the Building Inspection case for this property began. Bunnow said that it was on their 
radar in 2015, when they constructed a notice but did not issue it. The subsequent notice issued in November 
2016 had a due date of spring 2017; the due date passed, nothing had been done to the property, and they 
had no contact from the property owner. Bunnow noted that the case was then referred to the City Attorney for 
prosecution in an attempt to compel the owner into compliance. During prosecution, hearings were set over, 
which delayed the process, and the defendant also failed to appear at a sentencing hearing. The Building 
Inspection Division had received no contact from the owner saying that he intended to complete the work, so 
they decided to move forward with the demolition by neglect letter. He said that the letter was successful in 
getting the owner’s attention.

Devitt said that he has known Langhammer a long time and admires him because of his previous work with 
historic properties. He said that he does not like to see properties become deteriorated or neglected in 
Mansion Hill, and does not want to see any buildings torn down. He mentioned that while the timeframe to 
complete the work seems excessive, it does take a long time to order special materials and parts for historic 
buildings. He ended by saying that as long as the work is completed and the City is happy with it, that would be 
a good resolution.

Langhammer said that he does not have a good excuse for the neglect of the building, and has learned his 
lesson from this. He pointed out that he has owned the property for over 30 years and has never been involved 
in Municipal Court for any violation like this, and the fine being levied is very substantial. Because of the 



potential financial burden of that penalty, he said that he does not need further encouragement to complete the 
work. He stated that he is not proud of how he has handled the repairs in this situation, but he is proud of the 
house and its history. He said that it is going to be restored and will be the jewel on Langdon when they are 
finished. He mentioned that they are applying for historic tax credits, and that process will take a couple of 
months, but they do intend to get started on the work as soon as they can.

Levitan closed the public hearing.

Fruhling summarized the three actions that the Commission could take on this item: find that demolition by 
neglect is occurring, find that demolition by neglect is not occurring, or refer the item to a later date to give the 
property owner a chance to make progress on the repairs before coming to a decision.

Levitan asked Ferch when he would have a submission ready to apply for the Certificate of Appropriateness to 
complete the work. Ferch said that he would need a month to complete the plans.

Levitan said that the Commission needs to determine whether demolition by neglect is underway or if it has 
now been arrested and the necessary work is going to be done. McLean said that the property owner has 
taken the correct turn to keep demolition by neglect from occurring; they just started, but have shown the 
direction they intend to take. Rummel said that the neglect is occurring, and while the owner has taken a turn 
by working with his attorney and architect, it doesn’t mean that the neglect is no longer happening. She said 
that she hopes this provides an opportunity to stop the neglect and fix the house. She then asked what 
happens if they find that demolition by neglect is occurring.

Levitan read from the staff report and said that the finding would be reported to the Common Council, City 
Attorney’s Office, and Building Inspection. Fruhling confirmed that if they were to make the finding that 
demolition by neglect is occurring, it must be reported to those City agencies and is then out of the 
Commission’s hands and cannot be referred to a future meeting. 

Andrzejewski stated that demolition by neglect may be occurring, but steps are being taken to halt the process. 
She said that if they were to refer the item to a future meeting, she would like a shorter timeline than a year to 
check in on the project and see that steps are being taken toward completing the plans that meet the 
standards.

McLean pointed out that the Commission will also review the plans for the approval of the Certificate of 
Appropriateness, so they will continue to be involved in the process if they refer this decision. Levitan 
suggested referring the item for 6-8 weeks to monitor the progress and ensure the plans are moving forward, 
and pointed out that the finding of demolition by neglect has a lot of ramifications. Rummel proposed referring 
for 60 days. Kaliszewski echoed the suggestion and McLean said he would be comfortable with that timeframe. 
Fruhling suggested referral to the December 3 meeting, which has a submission deadline of November 12, 
approximately two months away.

Rummel mentioned that Langhammer said he wanted to begin some repairs now, and asked how he could 
move ahead without having to wait until the December 3 meeting for a Certificate of Appropriateness. McLean 
suggested that he start with items that can be administratively approved by staff in the meantime, and 
mentioned that tuckpointing would be good to complete before winter. Bunnow agreed and said that the 
removal of expanded foam that was used in lieu of mortar and painting both need to be done soon as well. 
Levitan asked Langhammer if the tuckpointing could be done in a timely manner. Langhammer said that 
tuckpointing will be a significant cost, so he would like to include that in the historic tax credit application. He 
said that he would like to start on the less expensive repairs that don’t need to be included in the tax credit 
application.

Bunnow stated that Building Inspection is now waiting until the August deadline to go out and check the work, 
unless the owner calls sooner to request the inspection. He said that at that point, they will assess the property 
for all items and make a determination on what is and what is not complete. He said that aside from assisting 



the property owner as requested, that is the extent of their involvement at this point; they have given the orders 
of what needs to be done.

Rummel asked that Langhammer provide a list of all of the work to complete along with a timeline that 
indicates which work can be done sooner and for which items he hopes to get tax credits.

Andrzejewski encouraged Ferch to reference the Secretary of the Interior’s Standards and work closely with 
staff to go over the relevant Historic Preservation Ordinances.

ACTION:

A motion was made by Rummel, seconded by Kaliszewski, to refer the item to a future Landmarks 
Commission meeting no later than December 3 with the stipulation that the applicant work closely with 
the Preservation Planner and other City staff to itemize work which can be done with and without tax 
credits and provide a timeline for addressing the work orders in a timely manner. The motion passed 
by voice vote.
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November 12, 2018 Project: 01815 
 
 
Madison Landmarks Commission 
126 S. Hamilton St. 
Madison, WI 53701 
 

RE: Letter of Intent – 121 Langdon Street 
 
 
Dear Madison Landmarks Commission Members: 
 
The owner of the registered landmarks building (John Suhr Residence) at 121 Langdon was issued 
a notice for needed repair work on the building. Attached is that repair notice and drawings 
addressing the repairs. 
 
I would appreciate feedback on the specific items or areas listed below: 
 
1.  The site plan includes a new refuse/recycling enclosure and bike parking. The city will also 
require a minimum amount of landscaping. The site plan shows the preliminary location of 
plantings. A final plan will be reviewed by the in the building plan approval process. 
 
2.  I have proposed replacing the metal roof on the front porch with a rubber roof membrane. 
 
3.  South side porch will be restored to the original building design. I have relocated the required 
exit stair to the rear of the building and have proposed using the same baluster design of the south 
porch on the stair guardrails. 
 
4.  I have raised the rear porch deck to be level with the first floor, eliminating the step at the rear 
door. If the deck is level with the floor in the future this area could be used as an accessible area of 
refuse, and the rear porch is also a good location for a future platform lift for the 1st floor building 
accessibility. 
 
Thank you for your time in reviewing this proposal. 
 
Respectfully Submitted, 
 

 
 
David Ferch  
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PLANNING DIVISION STAFF REPORT                                                        December 3, 2018 

PREPARED FOR THE LANDMARKS COMMISSION  

Project Name/Address:     121 Langdon  (Suhr House) 
 
Application Type: Certificate of Appropriateness for exterior alterations on a landmark site and 

demolition by neglect

Legistar File ID #       53824 – Certificate of Appropriateness;  and 

   53000 – Demolition by Neglect 

Prepared By:             William Fruhling, Acting Preservation Planner, Planning Division  

Date Prepared:   November 28, 2018 
 

Summary 
 
Project Applicant/Contact:   David Ferch, Ferch Architecture  
 
Requested Action:   The Applicant is requesting a Certificate of Appropriateness for exterior 

alterations on a landmark site.  The Landmarks Commission is also considering 
whether demolition by neglect is occurring on the landmark site. 

Background Information 
 
Parcel Location: The subject site is a designated landmark (Suhr House) located in the Mansion Hill District.  It was 
designated as a landmark in 1974 and placed on the National Register of Historic Places in 1982. 
 
On September 17, 2018, the Landmarks Commission held a public hearing on a notice of demolition by neglect.  
At that meeting, the Commission referred that matter “to a future Landmarks Commission meeting no later than 
December 3 with the stipulation that the applicant work closely with the Preservation Planner and other City staff 
to itemize work which can be done with and without tax credits and provide a timeline for addressing the work 
orders in a timely manner.” 
 
Subsequently, the Applicant has submitted an application for a Certificate of Appropriateness to undertake the 
necessary work to be considered at the December 3 meeting.  Staff has not been contacted about the tax credit 
work or the timeline for addressing the work orders.  However, as stated at the September 17 meeting, there is a 
court-approved agreement to complete the items in the work order by August 15, 2019. 
 
The Certificate of Appropriateness and the demolition by neglect are separate actionable items and are both 
addressed in this staff report.  Since the Commission should first consider the Certificate of Appropriateness, those 
standards are addressed first, followed by the demolition by neglect discussion. 
 
Relevant Ordinance Sections - Certificate of Appropriateness: 

41.18 STANDARDS FOR GRANTING A CERTIFICATE OF APPROPRIATENESS.  A certificate of appropriateness 
shall be granted only if the proposed project complies with this chapter, including all of the following 
standards that apply. 
(1) New construction or exterior alteration. The Landmarks Commission shall approve a certificate 

of appropriateness for exterior alteration or construction only if:  
(a)   In the case of exterior alteration to a designated landmark, the proposed work would 

meet the Secretary of the Interior’s Standards for Rehabilitation. 
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(b)  In the case of exterior alteration or construction of a structure on a landmark site, the 
proposed work would meet the Secretary of the Interior’s Standards for Rehabilitation. 

(c) In the case of exterior alteration or construction on any property located in a historic 
district, the proposed exterior alteration or construction meets the adopted standards 
and guidelines for that district. 

(d) In the case of any exterior alteration or construction for which a certificate of 
appropriateness is required, the proposed work will not frustrate the public interest 
expressed in this ordinance for protecting, promoting, conserving, and using the City’s 
historic resources. 

 
Secretary of the Interior’s Standards for Rehabilitation  
1.  A property will be used as it was historically or be given a new use that requires minimal change to its 

distinctive materials, features, spaces, and spatial relationships.  
2.  The historic character of a property will be retained and preserved. The removal of distinctive materials 

or alteration of features, spaces, and spatial relationships that characterize a property will be avoided.  
3.  Each property will be recognized as a physical record of its time, place, and use. Changes that create a 

false sense of historical development, such as adding conjectural features or elements from other 
historic properties, will not be undertaken.  

4.  Changes to a property that have acquired historic significance in their own right will be retained and 
preserved. 

5.  Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship that 
characterize a property will be preserved. 

6.  Deteriorated historic features will be repaired rather than replaced. Where the severity of deterioration 
requires replacement of a distinctive feature, the new feature will match the old in design, color, 
texture, and, where possible, materials. Replacement of missing features will be substantiated by 
documentary and physical evidence.  

7.  Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible. 
Treatments that cause damage to historic materials will not be used. 

8.  Archeological resources will be protected and preserved in place. If such resources must be disturbed, 
mitigation measures will be undertaken.  

9.  New additions, exterior alterations, or related new construction will not destroy historic materials, 
features, and spatial relationships that characterize the property. The new work will be differentiated 
from the old and will be compatible with the historic materials, features, size, scale and proportion, and 
massing to protect the integrity of the property and its environment.  

10.  New additions and adjacent or related new construction will be undertaken in such a manner that, if 
removed in the future, the essential form and integrity of the historic property and its environment 
would be unimpaired.  

 
----------------------------------------------------------------------------------------------------------------------------------------------------- 
 
Relevant Ordinance Sections – Demolition by Neglect: 
 
41.02  DEFINITIONS. 

Demolition by Neglect means the process of allowing landmarks, landmark sites or improvements in 
historic districts to decay, deteriorate, become structurally defective, or otherwise fall into disrepair.    

 
41.14 MAINTENENCE OBLIGATION; ENFORCEMENT; PENALTIES 

(1) Maintenance obligation.  Every owner of a landmark, improvement on a landmark site, or 
improvement in a historic district shall do all of the following: 
(a)  Protect the improvement against exterior decay and deterioration. 
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(b) Keep the improvement free from structural defects. 
(c) Maintain interior portions of the improvement, the deterioration of which may cause 

the exterior portions of such improvement to fall into a state of disrepair.  
(2) Enforcement.   

(a) The Building Inspector or designee is authorized to enforce the provisions of this 
chapter.   

(b) The Building Inspector may issue an official written notice to a property owner, 
requiring the property owner to correct a violation of sec. 41.14(1) above by a date 
specified in the notice. 

(c) The Building Inspector shall notify the Preservation Planner of all official compliance 
notices issued to owners of landmarks or improvements in historic districts. The Building 
Inspector shall further notify the Preservation Planner whenever a property owner fails 
to correct a violations by the compliance date specified in an official notice.  

(d) City agencies or commissions responsible for enforcing chapters 18, 27, 29, 30 and 31 of 
the Madison general ordinances, or, in the absence of such city agency or commission, 
the Building Inspector, may grant individual variances from those chapters to facilitate 
historic preservation and maintenance under this chapter, provided that such variance 
does not endanger public health or safety or vary any provisions of this chapter.   

 
41.15 DEMOLITION BY NEGLECT.  The owner of a landmark, improvement on a landmark site, or improvement 

in a historic district, may not allow the landmark or improvement to undergo demolition by neglect. 
(1)   Notice of demolition by neglect. If the Building Inspector believes that a landmark or 

improvement is undergoing demolition by neglect, the Building Inspector shall give written 
notice of that belief to the owner of the landmark or improvement.  The Building Inspector shall 
give a copy of the notice to the Preservation Planner and the Landmarks Commission.     

(2)  Public Hearing.  Upon receiving a notice under sec. 41.15(1), the Landmarks Commission shall 
issue a hearing notice under sec. 41.06 and hold a public hearing to determine whether the 
landmark or improvement is undergoing demolition by neglect.  The Commission shall hold the 
public hearing within 90 days of receiving the notice under sec. 41.15(1). 

(3)  Landmarks Commission Finding.  If, after a public hearing, the Landmarks Commission finds that 
a landmark or improvement is undergoing demolition by neglect, it shall report its finding to the 
Common Council, the Building Inspector and the Office of the City Attorney.  A Landmarks 
Commission finding of demolition by neglect is prima facie evidence of demolition by neglect for 
purposes of any administrative or civil court action, and also constitutes a determination that a 
public nuisance exists under sec. 27.05(3) of the Madison general ordinances.   

(4) Appeal of Landmarks Commission finding.   
(a) An appeal from a Landmarks Commission finding under sec. 41.15(3) may be taken to 

the Common Council by the owner of the affected landmark or improvement, the Alder 
of the district in which the subject property is located, or by the owners of 20% of the 
number of parcels of property within 200 feet of the subject property, measured 
according to sec. 41.03(5).   

(b) An appeal under par. (a) shall be filed with the City Clerk within 10 days after the 
Landmarks Commission makes its finding.  The appeal shall include the name and 
address of each petitioner, and shall specify the grounds for appeal.  The City Clerk shall 
forward the petition to the Common Council.  

(c)  The Common Council shall hold a public hearing regarding any appeal it receives under 
par. (b). 

(d) Following a public hearing, the Common Council may, by favorable vote of two-thirds 
(2/3) of its members, reverse or modify the Landmarks Commission finding, with or 
without conditions, or may refer the matter back to the Commission with or without 
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instructions, if it finds that the Commission’s decision is contrary to applicable standards 
under this subchapter.  

(5) Abatement by the City.  If the Landmarks Commission finds under sec. 41.15(3) that a landmark 
or improvement is undergoing demolition by neglect, the Building Inspector may proceed under 
the non-summary abatement procedures set forth in sec. 27.05(3)(e) of the Madison general 
ordinances to repair the landmark or improvement to abate the nuisance.  The cost of the 
required repairs shall be paid by the property owner, or shall be imposed as a special charge 
against the property and collected pursuant to the provisions of sec. 4.09(13) of the Madison 
general ordinances and Wis. Stat. § 66.0627. 

(6) Acquisition by City. If the Landmarks Commission finds under sec. 41.15(3) that a landmark or 
improvement is undergoing demolition by neglect, the Common Council may authorize the City 
to acquire the property under Wis. Stat. § 66.1111(2), if necessary through the initiation of 
condemnation proceedings under Wis. Stat. § 32.06. 

 

Analysis and Conclusion 
 
The Applicant has submitted a comprehensive set of plans addressing the exterior alterations.  A discussion of the 
relevant ordinance standards for the Certificate of Appropriateness is below, followed by a finding on the issue of 
Demolition by Neglect. 
 
Certificate of Appropriateness 
 
Section 41.18(1)(a) instructs the Landmarks Commission to review the alteration request using the Secretary of 
the Interior’s Standards for Rehabilitation.  A discussion of the SOI standards follows: 
 
Secretary of the Interior’s Standards for Rehabilitation  
1.  The property will continue its use as a residential structure.  
2.  The proposed alterations seek to preserve the historic character of a property.  Based on the submittal, 

most of the distinctive historic features such as the front porch columns, bases and capitals, railings and 
decorative trim and woodwork will be retained and preserved to the extent possible.  When this is not 
possible because the elements are missing or too deteriorated to preserve, they will be recreated. No 
such features are proposed to be removed.  

3.  The alterations seek to preserve the property as a physical record of its time, place, and use. No changes 
are proposed that would create a false sense of historical development.  

4.  N/A 
5.  Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship that 

characterize a property will be preserved if possible, or duplicated using the same materials and 
replicating the original design. 

6.  It is proposed that any deteriorated historic features will be repaired where possible.  Where these 
elements are too deteriorated to repair, they will be replicated to match the old in design, color, 
texture, and, where possible, materials. Photographs taken by the Building Inspection Division 
document elements that need to be replaced.  

7.  It is not clear if any chemical or physical treatments are being proposed. 
8.  N/A  
9.  The orientation of the current, non-original, stairs for the side porch is proposed to be rotated 90 

degrees.  From the historic photograph submitted, this alteration appears to be more consistent with 
the original design, but it is difficult to tell.  Regardless, the design of the new stairs will not destroy 
historic materials, features, and spatial relationships that characterize the property and will be 
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compatible with the historic materials, features, size, scale and proportion to protect the integrity of the 
property and its environment.  

10.  N/A  
 
41.18(1)(d) Although the majority of this work is to address long deferred maintenance on this landmark building, 
Staff believe that the proposed alterations are being undertaken with the intent of stabilizing the building and 
restoring important architectural features, hence will not frustrate the public interest expressed in this ordinance 
for protecting, promoting, conserving, and using the City’s historic resources. 
 
Demolition by Neglect 
The Historic Preservation Ordinance (Chapter 41) establishes a process to allow the Commission to find that a 
property is undergoing demolition by neglect (see Relevant Historic Preservation Ordinance section above).  Based 
on the report and information provided by Inspector Robert Ales issued on April 21, 2017 (CB2016-333-13997), 
the notice sent to the property owner from Kyle Bunnow, Housing Inspection Supervisor, on August 15, 2018, and 
the continued deterioration since that time, staff believe that the property is currently undergoing demolition by 
neglect. 
 
 

Recommendation 
  
Certificate of Appropriateness 
Staff recommends that the Landmarks Commission find that the standards for granting a Certificate of 
Appropriateness for the proposed alterations are met and recommends that the Landmarks Commission approve 
the request subject to the following conditions: 
 

1) The extents of tuckpointing, mortar mix, and mortar color shall be approved by the Preservation 
Planner prior to any work being done.  Note that this may involve a one or more test areas. 

2) Clarify that the only portions of the building to be painted are wood or metal- not brick or stone. 
3) The specifications for the arched storm window on the lower level of the front façade shall be 

approved by the Preservation Planner. 
4) Any cleaning or chemical treatment of the building shall be approved by the Preservation Planner. 
5) The metal framing for the new metal/cable guardrail on the rear and side porches and stairs shall be 

painted a color complimentary to the overall brick color and be approved by the Preservation Planner. 
6) Additional detail, including precise dimensions, for the original columns, bases, and capitals, and 

balusters and railing for each of the porches shall be provided to ensure they are replicated in a 
historically accurate manner.  The specifications of the replacement components shall be approved 
by the Preservation Planner prior to their fabrication. 

 
Demolition by Neglect 
Staff recommends that the Landmarks Commission refer the finding that demolition by neglect is occurring until 
the April 8, 2019 meeting to ensure that adequate progress is being made on making the required repairs by the 
court stipulated deadline of August 15, 2019. 
 
 





AGENDA # 1

City of Madison, Wisconsin

REPORT OF: LANDMARKS COMMISSION PRESENTED: 12/3/18

TITLE: 121 Langdon St - Exterior Alteration to a 
Designated Madison Landmark in 
the Mansion Hill Hist. Dist. (Suhr 
House); 2nd Ald. Dist.

REFERRED:
REREFERRED:
REPORTED BACK:

AUTHOR: William Fruhling, Acting Preservation 
Planner ADOPTED: POF:

DATED: 12/11/18 ID NUMBER: 53824

Members present were: Stuart Levitan, Anna Andrzejewski, Richard Arnesen, Katie Kaliszewski, and David 
McLean. Excused was Marsha Rummel.

SUMMARY:

David Ferch, registering in support and wishing to speak.
Harold Langhammer, registering in support and wishing to speak.

Ferch described the work to be completed on the front, side, and rear porches. He said that the front porch
repairs are extensive and go beyond cosmetic repairs. They will complete work on the box beam, columns, 
and will reframe the porch. He said that they will take the stone piers down, add new footings, and then rebuild 
the piers. There is rot in the porch roof that the contractors recommend approaching from above rather than 
disturbing the beadboard on the porch ceiling. Ferch said that there is currently a flat seam metal roof that he 
hopes to replace with rubber membrane. 

Ferch showed historic photos of the side of the house, and said that he hopes to make the side porch look 
similar to the original. He explained that he has one original column that he intends to duplicate, and hopes to 
get porch rails made to match the original design as shown in the photo. He said that to meet code, they need 
a 42” railing, so he is proposing that a metal rail with cables be placed behind the wood rails. He mentioned 
that they are also reframing the side and rear porches because the footings need to be replaced.

Ferch said that it was difficult to find historic images of the back of the house, so he is not sure what the rear 
porch originally looked like. For continuity, he proposed using the same rails and columns as the side porch. 
He said that he would also like to raise the porch so that it is at the same floor level as the rear door; this will 
make it easier to provide accessibility to the building in the future.

Fruhling said that because of the flat profile of the front porch roof, it is not very visible, so he has no problem 
with a new rubber membrane roof in place of the metal. In terms of the side and rear porches, Fruhling 
emphasized the importance of documenting the dimensions of the single original post so that it is accurately 
replicated. He also discussed conditions 2 and 5 from the staff report, confirming that the applicant understood 
that the only portions of the building to be painted are wood or metal, not brick or stone, and that any new 
metal framing for the rear and side porch guardrails will be painted to match the brick. Ferch confirmed that he 
understood these conditions.



Andrzejewski voiced concern over the rear porch and stairways for which Ferch is proposing to replicate 
original post and railing elements. She said that she would rather he not try to replicate something that wasn’t 
there because it creates a false sense of historical development, which conflicts with the Secretary of the 
Interior’s Standard #3. Kaliszewski said that these concerns had crossed her mind as well, but it might not look 
right if the side and rear porches have different railings. 

Arnesen asked Andrzejewski what she thinks about the historic railing on the side porch, which is also not 
original, and she said that the side porch has acquired historic significance due to its age, so she is okay with 
that. She said that matching materials and color would be a good approach for the side and rear porches, but 
not replicating the original posts for the rear porch. Kaliszewski agreed, and suggested that the new railings on 
the stairs and rear porch be built at the height required by the building code rather than adding the metal 
guardrails. McLean said that it is difficult because there will be an oddity of proportions from a similar viewing 
angle; he said that he understands trying to separate the new from the old, but there will be a noticeable 
difference in heights. Kaliszewski said that she would be okay with it on the back of the house. Levitan said 
that if the railings and stairs on the two porches don’t match, most people would say that it looks wrong. 

McLean suggested slightly changing the design of the new elements so they match with each other, but are 
distinguishable from the original elements while still maintaining a similar scale. Andrzejewski and Kaliszewski 
agreed. Andrzejewski said that the new elements don’t need to be dramatically different from the original 
elements. She pointed out that there will be a lot of replacement occurring on the porches, and she was 
concerned about it looking so new; she wants to ensure that the historic aspects speak to the historic character 
and are distinguished from what is new.

McLean said that a rubber roof on the front porch may not withstand potential chair legs on it, and suggested 
they may need additional reinforcement under the rubber so that it does not get holes in it. Levitan asked if the 
Commission was okay with a rubber membrane roof, and there was general consensus that it was acceptable.

ACTION:

A motion was made by McLean, seconded by Kaliszewski, to approve the request for the Certificate of 
Appropriateness to repair the front, side, and rear porches and stairways with the condition that all 
final details must be approved by staff; to tuckpoint damaged masonry, with the extents of the work 
and the mortar mix and mortar color to be approved by staff; and to replace the arched storm window 
on the lower level of the front façade, with specifications for the window to be approved by staff. The 
motion passed by voice vote/other.



AGENDA # 2

City of Madison, Wisconsin

REPORT OF: LANDMARKS COMMISSION PRESENTED: 12/3/18

TITLE: 121 Langdon St - Demolition by Neglect 
of a Designated Madison Landmark 
in the Mansion Hill Hist. Dist. (Suhr 
House); 2nd Ald. Dist.

REFERRED:
REREFERRED:
REPORTED BACK:

AUTHOR: William Fruhling, Acting Preservation 
Planner ADOPTED: POF:

DATED: 12/11/18 ID NUMBER: 53000

Members present were: Stuart Levitan, Anna Andrzejewski, Richard Arnesen, Katie Kaliszewski, and David 
McLean. Excused was Marsha Rummel.

SUMMARY:

Fruhling explained that when this item was reviewed at the September 17, 2018 meeting, the Commission 
asked that the applicant itemize the work to be completed and provide a timeline for completion. He pointed 
out that the applicant’s agreement with the Municipal Court states that the repairs must be completed by 
August 15, 2019. He said that his recommendation is to refer the item to a future meeting in April in order to do 
a check-in and ensure that the work is moving forward and will be completed by the August 15 deadline.

Levitan referenced the Building Inspection Division official notice issued in April 2017, and asked the applicant 
about the number of times he saw that non-code compliant work was done without permits and approvals. 
There was brief discussion about previous work that had been completed on the property.

Langhammer requested that the item be referred to a meeting in May rather than April because of the tax 
credit process. Levitan suggested the April 22 meeting so that the existing Commissioners can continue
reviewing this case prior to some Commissioners’ terms ending on April 30, 2019.

Arnesen referenced the schedule of work provided by the applicant, and said that he would like to see a signed 
contract for the work at the April 22 meeting.

ACTION:

A motion was made by McLean, seconded by Arnesen, to refer the item to the April 22, 2019 
Landmarks Commission meeting. The motion passed by voice vote/other.



Department of Planning & Community & Economic Development
Planning Division
Heather Stouder, Director
215 Martin Luther King Jr Blvd, Suite 017
P.O. Box 2985
Madison, Wisconsin  53701-2985
Phone: (608) 266-4635
Fax (608) 267-8739
www.cityofmadison.com

 
December 6, 2018 
 
 
Harold Langhammer 
513 N Lake St 
Madison, WI 53703 
 
 
Re: Certificate of Appropriateness for 121 Langdon Street 
 
At its meeting on December 3, 2018, the Landmarks Commission reviewed, in accordance with the 
provisions of the Historic Preservation Ordinance, your plans to alter the landmark building located at 121 
Langdon Street in the Mansion Hill Historic District. The Commission approved a Certificate of 
Appropriateness to repair the front, side, and rear porches and stairways with the condition that all final 
details must be approved by staff. The Commission also approved tuckpointing of damaged masonry, with 
the extents of the work and the mortar mix and mortar color to be approved by staff. Specifications for 
the arched storm window on the lower level of the front façade also must be approved by staff. 
 
This letter will serve as the “Certificate of Appropriateness” for the project described above.  When you 
apply for a building permit, take this letter with you to the Building Inspection Counter, Department of 
Planning and Development, 215 Martin Luther King Jr Blvd, Suite 017. 
 
Please note that any scope of work or design changes from the alterations approved herein must receive 
approval by the Landmarks Commission, or staff designee, prior to commencing with the work.  This 
Certificate is valid for 24 months from the date of issuance. 
 
Please also note that failure to comply with the conditions of your approval is subject to a forfeiture of up 
to $500 for each day during which a violation of the Landmarks Commission ordinance continues (see 
Madison General Ordinances Chapter 41, Historic Preservation Ordinance). 
 
Please contact me at bfruhling@cityofmadison.com with any questions. 
 
Sincerely, 

William Fruhling, Acting Preservation Planner 
City of Madison Planning Division 
 
cc: City preservation property file 



















From: Bailey, Heather
To: info1
Cc: Fruhling, William
Subject: RE: follow up on 121 Langdon
Date: Monday, April 08, 2019 10:58:05 AM
Attachments: 53824- 121 Langdon STAFF REPORT 12-3-18.pdf

53824 - 121 Langdon COA 12-6-18.pdf

Harold,
 
I have reviewed your submission for the upcoming meeting and there are still some items
outstanding and some details I would like to clarify.
 
At the December 3, 2018, Landmarks Commission meeting they specified that for the April 22
meeting, they wanted you to submit a copy of the contract with your general contractor as that
would detail the scope of work. In your current submission there are two bids, but no signed
contract. The Walsh Contract has a disclaimer at the bottom that the details of how the code
violations will be resolved will be outlined in the signed contract, and it is those details that the
Landmarks Commission needs.
 
For the scope of work from Knockout Building Restoration, the work described does not meet our
preservation standards in several ways.

• To remove the mortar, it must be hand raked, not mechanically cut out
• You can clean the masonry through low pressure or hand scrubbing with a soft bristle brush,

but not high pressure
• You must test the historic mortar to determine the appropriate type, but Type S mortar is

only appropriate for new construction. Most likely the mortar used on the building will be
Type O, but possibly Type N.

• Replacement bricks must be of the same materials as the historic. New/modern brick is not
appropriate.

• Repairing and relaying the masonry piers needs to be completed in a preservation
appropriate manner. We need details of how that work will be completed.

• No sealants of historic masonry are appropriate or allowed.
 
Per the December staff report (attached), we asked for the following items and have not received
them to date:

1) The extents of tuckpointing, mortar mix, and mortar color shall be approved by the
Preservation Planner prior to any work being done. Note that this may involve a one or more
test areas.

2) Clarify that the only portions of the building to be painted are wood or metal- not brick or
stone.

3) The specifications for the arched storm window on the lower level of the front façade shall
be approved by the Preservation Planner.

4) Any cleaning or chemical treatment of the building shall be approved by the Preservation
Planner.

5) The metal framing for the new metal/cable guardrail on the rear and side porches and stairs
shall be painted a color complimentary to the overall brick color and be approved by the



Preservation Planner.
6) Additional detail, including precise dimensions, for the original columns, bases, and capitals,

and balusters and railing for each of the porches shall be provided to ensure they are
replicated in a historically accurate manner. The specifications of the replacement
components shall be approved by the Preservation Planner prior to their fabrication.

 
Your Certificate of Appropriateness (also attached) reiterated those items. I currently do not have
the details necessary to approve the work required for the property.
 
Your previous timeline included templates for the porch columns and balusters and test patches for
the tuck pointing. Your new timeline does not. In order to ensure the work you’re proposing to
complete meets the City’s requirements, I would recommend including those items back in the
timeline.
 
Are you able to submit a signed contract with a detailed scope of work? Are you able to supply the
specifications for the work as described in the numbered points above?
 

Heather L. Bailey, Ph.D.
Preservation Planner
Neighborhood Planning, Preservation + Design Section
-------------------------------------------------------------------------------------
Department of Planning + Community + Economic Development
Planning Division
215 Martin Luther King, Jr. Blvd.; Suite 017
PO Box 2985
Madison WI 53701-2985
Email: hbailey@cityofmadison.com          Phone: 608.266.6552

 
 
 

From: info1 
Sent: Monday, April 01, 2019 10:40 AM
To: Bailey, Heather <HBailey@cityofmadison.com>
Subject: RE: follow up on 121 Langdon
 
Hi Heather,
Please see attached.
Harold
 

From: Bailey, Heather [mailto:HBailey@cityofmadison.com] 
Sent: Tuesday, March 26, 2019 9:09 AM
To: info1 <info@centralapts.com>; 'david@fercharchitecture.com' <david@fercharchitecture.com>;
'snh@herricklaw.net' <snh@herricklaw.net>
Cc: Stouder, Heather <HStouder@cityofmadison.com>; Bunnow, Kyle
<KBunnow@cityofmadison.com>; Hank, George <GHank@cityofmadison.com>; Strange, John
<JStrange@cityofmadison.com>; Zellers, Ledell <district2@cityofmadison.com>; Fruhling, William
<WFruhling@cityofmadison.com>



Subject: RE: follow up on 121 Langdon
 
Mr. Langhammer,
 
At the December 3, 2018, Landmarks Commission meeting the commission referred the demolition
by neglect case for 121 Langdon to their April 22, 2019, meeting. They specifically requested that the
property owner supply evidence that work is being completed on schedule in order to meet the
August 15, 2019, court-mandated deadline. I am attaching the timeline you supplied for the
December 2018 meeting and the action report from that meeting. One of the items the commission
would like to see is a signed contract for the work to be completed.
 
In order to have a complete submission for the April 22 meeting, I need materials submitted by April
1 so we can notice this for a public hearing. I recommend submitting a narrative and any supporting
materials that demonstrate progress on this case. Let me know if you have questions as you
proceed.

Landmarks Commission Application Information
Submittal Dates

Application

 
Heather L. Bailey, Ph.D.
Preservation Planner
Neighborhood Planning, Preservation + Design Section
-------------------------------------------------------------------------------------
Department of Planning + Community + Economic Development
Planning Division
215 Martin Luther King, Jr. Blvd.; Suite 017
PO Box 2985
Madison WI 53701-2985
Email: hbailey@cityofmadison.com          Phone: 608.266.6552

 
 
 



 

PLANNING DIVISION STAFF REPORT                                                                  April 22, 2019 

PREPARED FOR THE LANDMARKS COMMISSION  

Project Name/Address:     121 Langdon St.  (Suhr House) 
 
Application Type: Demolition by Neglect

Legistar File ID #       53000 

Prepared By:             Heather Bailey, Preservation Planner, Planning Division 

Date Prepared:   April 15, 2019 
 

Summary 
 
Project Applicant/Contact:   Harold Langhammer; David Ferch, Ferch Architecture  
 
Requested Action:   The Landmarks Commission is considering whether demolition by neglect is 

occurring on the landmark site. 

Background Information 
 
Parcel Location: The subject site is a designated landmark (Suhr House) located in the Mansion Hill District.  It was 
designated as a landmark in 1974 and placed on the National Register of Historic Places in 1982. 
 
On September 17, 2018, the Landmarks Commission held a public hearing on a notice of demolition by neglect.  
At that meeting, the Commission referred that matter “to a future Landmarks Commission meeting no later than 
December 3 with the stipulation that the applicant work closely with the Preservation Planner and other City staff 
to itemize work which can be done with and without tax credits and provide a timeline for addressing the work 
orders in a timely manner.” 
 
On December 3, 2018, the Landmarks Commission approved a COA to complete the necessary work to stabilize 
and repair the building.  The Landmarks Commission referred the Demolition by Neglect case to the April 22, 2019, 
meeting to have an update from the property owner regarding progress towards completing necessary work in 
order to meet the terms and deadline of the court-approved agreement to complete the items in the work order 
by August 15, 2019. The Landmarks Commission has not made a final findings on the Demolition by Neglect case. 
 
Relevant Ordinance Sections – Demolition by Neglect: 
 
41.02  DEFINITIONS. 

Demolition by Neglect means the process of allowing landmarks, landmark sites or improvements in 
historic districts to decay, deteriorate, become structurally defective, or otherwise fall into disrepair.    

 
41.14 MAINTENENCE OBLIGATION; ENFORCEMENT; PENALTIES 

(1) Maintenance obligation.  Every owner of a landmark, improvement on a landmark site, or 
improvement in a historic district shall do all of the following: 
(a)  Protect the improvement against exterior decay and deterioration. 
(b) Keep the improvement free from structural defects. 
(c) Maintain interior portions of the improvement, the deterioration of which may cause 

the exterior portions of such improvement to fall into a state of disrepair.  
(2) Enforcement.   
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(a) The Building Inspector or designee is authorized to enforce the provisions of this 
chapter.   

(b) The Building Inspector may issue an official written notice to a property owner, 
requiring the property owner to correct a violation of sec. 41.14(1) above by a date 
specified in the notice. 

(c) The Building Inspector shall notify the Preservation Planner of all official compliance 
notices issued to owners of landmarks or improvements in historic districts. The Building 
Inspector shall further notify the Preservation Planner whenever a property owner fails 
to correct a violations by the compliance date specified in an official notice.  

(d) City agencies or commissions responsible for enforcing chapters 18, 27, 29, 30 and 31 of 
the Madison general ordinances, or, in the absence of such city agency or commission, 
the Building Inspector, may grant individual variances from those chapters to facilitate 
historic preservation and maintenance under this chapter, provided that such variance 
does not endanger public health or safety or vary any provisions of this chapter.   

 
41.15 DEMOLITION BY NEGLECT.  The owner of a landmark, improvement on a landmark site, or improvement 

in a historic district, may not allow the landmark or improvement to undergo demolition by neglect. 
(1)   Notice of demolition by neglect. If the Building Inspector believes that a landmark or 

improvement is undergoing demolition by neglect, the Building Inspector shall give written 
notice of that belief to the owner of the landmark or improvement.  The Building Inspector shall 
give a copy of the notice to the Preservation Planner and the Landmarks Commission.     

(2)  Public Hearing.  Upon receiving a notice under sec. 41.15(1), the Landmarks Commission shall 
issue a hearing notice under sec. 41.06 and hold a public hearing to determine whether the 
landmark or improvement is undergoing demolition by neglect.  The Commission shall hold the 
public hearing within 90 days of receiving the notice under sec. 41.15(1). 

(3)  Landmarks Commission Finding.  If, after a public hearing, the Landmarks Commission finds that 
a landmark or improvement is undergoing demolition by neglect, it shall report its finding to the 
Common Council, the Building Inspector and the Office of the City Attorney.  A Landmarks 
Commission finding of demolition by neglect is prima facie evidence of demolition by neglect for 
purposes of any administrative or civil court action, and also constitutes a determination that a 
public nuisance exists under sec. 27.05(3) of the Madison general ordinances.   

(4) Appeal of Landmarks Commission finding.   
(a) An appeal from a Landmarks Commission finding under sec. 41.15(3) may be taken to 

the Common Council by the owner of the affected landmark or improvement, the Alder 
of the district in which the subject property is located, or by the owners of 20% of the 
number of parcels of property within 200 feet of the subject property, measured 
according to sec. 41.03(5).   

(b) An appeal under par. (a) shall be filed with the City Clerk within 10 days after the 
Landmarks Commission makes its finding.  The appeal shall include the name and 
address of each petitioner, and shall specify the grounds for appeal.  The City Clerk shall 
forward the petition to the Common Council.  

(c)  The Common Council shall hold a public hearing regarding any appeal it receives under 
par. (b). 

(d) Following a public hearing, the Common Council may, by favorable vote of two-thirds 
(2/3) of its members, reverse or modify the Landmarks Commission finding, with or 
without conditions, or may refer the matter back to the Commission with or without 
instructions, if it finds that the Commission’s decision is contrary to applicable standards 
under this subchapter.  

(5) Abatement by the City.  If the Landmarks Commission finds under sec. 41.15(3) that a landmark 
or improvement is undergoing demolition by neglect, the Building Inspector may proceed under 
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the non-summary abatement procedures set forth in sec. 27.05(3)(e) of the Madison general 
ordinances to repair the landmark or improvement to abate the nuisance.  The cost of the 
required repairs shall be paid by the property owner, or shall be imposed as a special charge 
against the property and collected pursuant to the provisions of sec. 4.09(13) of the Madison 
general ordinances and Wis. Stat. § 66.0627. 

(6) Acquisition by City. If the Landmarks Commission finds under sec. 41.15(3) that a landmark or 
improvement is undergoing demolition by neglect, the Common Council may authorize the City 
to acquire the property under Wis. Stat. § 66.1111(2), if necessary through the initiation of 
condemnation proceedings under Wis. Stat. § 32.06. 

 

Analysis and Conclusion 
 
At the December 3, 2018, meeting, the Landmarks Commission approved the COA with the following conditions: 
repair the front, side, and rear porches and stairways with the condition that all final details must be approved 
by staff; to tuckpoint damaged masonry, with the extents of the work and the mortar mix and mortar color to 
be approved by staff; and to replace the arched storm window on the lower level of the front façade, with 
specifications for the window to be approved by staff. 
 
The Landmarks Commission referred the Demolition by Neglect case to the April 22, 2019, meeting. The 
commission asked to see a signed contract for the work in order at the April 22 meeting to assess if the work could 
be completed by the schedule the applicant presented on December 3. The Applicant has submitted quotes for 
the work, but the details in the scopes of work were minimal in detail and some of the methods described do not 
meet the Secretary of the Interior’s Standards. This includes pressure washing the building, mechanically cutting 
out mortar joints, sealing the masonry, etc. Staff provided feedback on the submission regarding our concerns for 
the proposed methods and lack of detail (correspondence is attached), but has not heard anything further. None 
of the conditions of the COA have been met at this time and staff has not approved any work. Based upon the 
level of detail provided, the abbreviated revised timeline, and lack of response from the property owner when 
staff asked for additional detail, staff is concerned about the progress of this project. 
 
A discussion of the pertinent code section follows: 
41.15 DEMOLITION BY NEGLECT.  The owner of a landmark, improvement on a landmark site, or improvement 

in a historic district, may not allow the landmark or improvement to undergo demolition by neglect. 
(1)   Notice of demolition by neglect. The notice was issued on August 15, 2018, by Kyle Bunnow, City 

of Madison Housing Inspection Supervisor. 
(2)  Public Hearing.  The Landmarks Commission received this notice at its August 27, 2018, meeting 

and held a public hearing on September 17, 2018. 
(3)  Landmarks Commission Finding.  The Landmarks Commission referred the case to its December 

3, 2018, meeting where it granted a Certificate of Appropriateness for work that would address 
the maintenance deficiencies of the property. The commission referred the Demolition by 
Neglect case to April 22, 2019, to check on the progress of the applicant in meeting the timeline 
the applicant submitted at the December 3, 2018, meeting. The commission has not made a 
finding in the case at this point.   

(4) Appeal of Landmarks Commission finding.  The process has not reached this stage.  
(5) Abatement by the City.  The process has not reached this stage. 
(6) Acquisition by City. The process has not reached this stage. 
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Recommendation 
 
Demolition by Neglect 
Staff recommends that the Landmarks Commission refer the finding that demolition by neglect is occurring until 
the May 6, 2019, meeting to review the signed contract for work and ensure that adequate progress is being made 
on making the required repairs by the court stipulated deadline of August 15, 2019. 
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Bailey, Heather

From: Bailey, Heather
Sent: Monday, April 22, 2019 9:14 AM
To: info1; Fruhling, William
Cc: Heiser-Ertel, Lauren
Subject: RE: 

Harold,

Thank you for this information. I will try to review it all before the meeting tonight, but will get detailed comments back
to you this week.

Heather L. Bailey, Ph.D.
Preservation Planner
Neighborhood Planning, Preservation + Design Section

Department of Planning + Community + Economic Development
Planning Division
215 Martin Luther King, Jr. Blvd.; Suite 017
PO Box 2985
Madison WI 53701 2985
Email: hbailey@cityofmadison.com Phone: 608.266.6552

From: info1
Sent: Friday, April 19, 2019 11:38 AM
To: Bailey, Heather <HBailey@cityofmadison.com>; Fruhling, William <WFruhling@cityofmadison.com>
Subject:

Hi Heather. Thanks for your recent email. Regarding your comments about the masonry, I attach a response 
from Knockout Building Restoration. I also attach two photos showing additional shoring that we have done to 
assure the integrity of the front porch roof. I have arranged for the replacement of the stone base for the leaning 
column on the front porch with B&B Building Restoration. I am awaiting Dan Forler's scheduling of that work. 
I attach completed construction drawings for this work from architect David Ferch. I am also attaching the 
proposed contract with Walsh's Construction. I have not yet signed the contract because I am waiting to find out 
about the potential sale of the property. Michael Fruchtman met with you and other department members last 
week seeking information about the building, repair orders, etc. If he purchases the building, he wants to have 
contractors of his own choosing. I should know next week whether or not he will be making the purchase. Once 
this is resolved, I will try to provide the specifications for the work described in your email. Harold 





























AGENDA # 2

City of Madison, Wisconsin

REPORT OF: LANDMARKS COMMISSION PRESENTED: 4/22/19

TITLE: 121 Langdon St - Demolition by Neglect 
of a Designated Madison Landmark 
in the Mansion Hill Hist. Dist. (Suhr 
House); 2nd Ald. Dist.

REFERRED:
REREFERRED:
REPORTED BACK:

AUTHOR: Heather Bailey, Preservation Planner ADOPTED: POF:

DATED: 4/26/19 ID NUMBER: 53000

Members present were: Stuart Levitan, Anna Andrzejewski, Richard Arnesen, Katie Kaliszewski, and Arvina 
Martin. Excused was David McLean.

SUMMARY:

Harold Langhammer, registering in support and wishing to speak
Scott Herrick, registering in support and available to answer questions

Bailey explained that the determination of whether demolition by neglect is occurring at 121 Langdon Street 
had been referred from previous meetings on September 17, 2018 and December 3, 2018. She noted that on 
December 3, 2018, the Commission approved a Certificate of Appropriateness to complete the necessary work 
on the property, and she outlined the specific conditions of that approval. She said that the property owner also 
has an agreement with the Municipal Court that all items on the Building Inspection work orders must be 
completed by August 15, 2019. At the December 3, 2018 meeting, the Commission requested that signed 
contracts be provided by the property owner in order to assess whether the work could be completed on 
schedule.

Bailey said that the applicant recently provided additional materials after the staff report was written, but she 
has not yet reviewed that information and cannot provide a recommendation on whether it meets the 
conditions of the Certificate of Appropriateness at this time. She said that she recommends the demolition by 
neglect determination be referred to the May 6, 2019 Landmarks Commission meeting in order to review the 
signed contract for the work and ensure that adequate progress is being made on the required repairs.

In looking at the construction schedule the applicant submitted at the December 3, 2018 meeting, Bailey said 
that none of the points in the timeline seem to have been met, and information submitted about the work to be 
completed does not meet the Secretary of the Interior’s Standards or Guidelines. Given these factors, she said 
that staff has concerns that the demolition by neglect is ongoing.

Levitan asked the property owner if he would be able to meet the timeline and if he had any updates to 
provide. Langhammer said that he doesn’t think meeting the August 15 deadline will be an issue. Levitan 
asked staff which work was determined not to be in compliance with the Secretary of the Interior’s Standards.
Bailey said that the description for how to address the tuckpointing was to grind the joints and use type S 
mortar, as well as to pressure wash the building and seal all of the masonry with water-repellent sealant. She 
said that none of those methods meet the Standards or Guidelines. She said that it appears the contractor has 
responded to staff’s concerns regarding those items as part of the recent submission, but she has not had a
chance to review it yet.



Andrzejewski asked for clarification on what they would like the property owner to provide at the next meeting.
Bailey said that the Commission had previously requested signed contracts with detailed scopes of work, and 
the descriptions of the work they have received to date do not meet the Secretary of the Interior’s Standards
and need to be revised. Andrzejewski requested that the applicants provide any additional materials well in 
advance of the next meeting so that Commissioners have time to give it most serious consideration. She
pointed out that if they continue to refer their determination, it could put everyone in a bind as the August 15 
deadline approaches. Langhammer said that he agreed, and is not intentionally delaying the process.

ACTION:

A motion was made by Andrzejewski, seconded by Kaliszewski, to refer the item to the May 6, 2019
Landmarks Commission meeting. The motion passed by voice vote/other.



From: Bailey, Heather
To: info1; Fruhling, William
Subject: RE:
Date: Friday, April 26, 2019 3:36:38 PM
Attachments: 02Preserve-Brief-MortarJoints.pdf

SOI Guidelines_masonry.pdf

Harold,
 
I have reviewed your submission. As a general note, I would recommend that the scopes of work
from the contractors and the construction documents align. Currently the construction documents
address elements on the front porch, but the work described by the contractors discuss work on the
building beyond the porch. Some of that work (such as using a 2x4 as the handrail) do not meet
building code or the preservation ordinance. Of the work associated with the CDs, the scopes of
work need to address what they are doing and how they are doing it. The Walsh scope of work
needs to be updated to align with the CDs.
 
As a response to the additional information from Knockout Building Restoration:
Staff will need a material sample for the source of replacement brick. The current brick on the
building is not Cream City brick.
For repairing the masonry piers, please utilize the description from the CDs. Mortar should be
removed with the gentlest means first and mechanical tools used in a limited fashion only as
necessary. All stones must have their configuration documented prior to disassembly, and numbered
for accurate reassembly (which is noted on the CDs). The new mortar needs to be the same type and
color, and the dimension needs to accurately replicate the original (width and depth of the joint).
 
They said that they welcomed suggestions and guidelines. I am attaching a the section from the
Secretary of the Interior’s Standards for Rehabilitation regarding masonry and the NPS Preservation
Brief on Repointing Masonry. Of note, please see page 9 of the preservation brief:
“The most common method of removing mortar, however, is through the use of power saws or
grinders. The use of power tools by unskilled masons can be disastrous for historic masonry,
particularly soft brick. Using power saws on walls with thin joints, such as most brick walls, almost
always will result in damage to the masonry units by breaking the edges and by overcutting on the
head, or vertical joints (Fig. 11).
 
However, small pneumatically-powered chisels generally can be used safely and effectively to
remove mortar on historic buildings as long as the masons maintain appropriate control over the
equipment.
 
Under certain circumstances, thin diamond-bladed grinders may be used to cut out horizontal joints

only on hard portland cement mortar common to most early-20th century masonry buildings (Fig.
12). Usually, automatic tools most successfully remove old mortar without damaging the masonry
units when they are used in combination with hand tools in preparation for repainting. Where
horizontal joints are uniform and fairly wide, it may be possible to use a power masonry saw to assist
the removal of mortar, such as by cutting along the middle of the joint; final mortar removal from
the sides of the joints still should be done with a hand chisel and hammer.”



 
I look forward to receiving the full construction drawings and updated scopes of work from the
contractors that align with those CDs.
 

Heather L. Bailey, Ph.D.
Preservation Planner
Neighborhood Planning, Preservation + Design Section
-------------------------------------------------------------------------------------
Department of Planning + Community + Economic Development
Planning Division
215 Martin Luther King, Jr. Blvd.; Suite 017
PO Box 2985
Madison WI 53701-2985
Email: hbailey@cityofmadison.com          Phone: 608.266.6552

 
 
 

From: info1 
Sent: Friday, April 19, 2019 11:38 AM
To: Bailey, Heather <HBailey@cityofmadison.com>; Fruhling, William
<WFruhling@cityofmadison.com>
Subject:

Hi Heather. Thanks for your recent email. Regarding your comments about the masonry, I
attach a response from Knockout Building Restoration. I also attach two photos showing
additional shoring that we have done to assure the integrity of the front porch roof. I have
arranged for the replacement of the stone base for the leaning column on the front porch with
B&B Building Restoration. I am awaiting Dan Forler's scheduling of that work. I attach
completed construction drawings for this work from architect David Ferch. I am also attaching
the proposed contract with Walsh's Construction. I have not yet signed the contract because I
am waiting to find out about the potential sale of the property. Michael Fruchtman met with
you and other department members last week seeking information about the building, repair
orders, etc. If he purchases the building, he wants to have contractors of his own choosing. I
should know next week whether or not he will be making the purchase. Once this is resolved, I
will try to provide the specifications for the work described in your email. Harold
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ra
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 t
hi

n 
co

nc
re

te
 s

he
ll 

co
ns

tr
uc

ti
on

. B
ui

lt
 in

 
19

61
 a

s 
th
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 b
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 m
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 c

ite
d 

as
 

an
 e

xa
m

pl
e 

of
 G

oo
gi

e 
ar

ch
ite

ct
ur
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 d
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 m
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 b
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 c
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 c
h
e
m

ic
a
l 
so

lu
ti
o
n
s 

w
h
e
n
 t

h
e
re

 i
s 

a
n
y 

p
o
ss

ib
il
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 b

ri
ck

 r
ow

 h
ou

se
 is

 
th

e 
re

su
lt

 o
f u

si
ng

 a
 s

cr
ub

 o
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 b
y 

ha
nd

, w
hi

ch
 is

 t
he

 
re

co
m

m
en

de
d 

m
et

ho
d.
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 o
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 b
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 b
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p
in

g
) 

p
ri
o
r 

to
 r

e
p
a
in

ti
n
g
. 

R
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 c
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 c
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c
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h
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p
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 m
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 c
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 m
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 c
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b
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c
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 m
o
rt

a
r 

th
a
t 

is
 

d
e
te

ri
o
ra

te
d
 o

r 
th

a
t 

is
 a

 n
o
n
-h

is
to

ri
c
 m

a
te

ri
a
l 
w

h
ic

h
 i
s 

c
a
u
si

n
g
 

d
a
m

a
g
e
 t

o
 t

h
e
 m

a
so

n
ry

 u
n
it
s.

 M
e
c
h
a
n
ic

a
l 
to

o
ls

 s
h
o
u
ld

 b
e
 u

se
d
 

o
n
ly

 b
y 

sk
il
le

d
 m

a
so

n
s 

in
 l
im

it
e
d
 c

ir
c
u
m

st
a
n
c
e
s 

a
n
d
 g

e
n
e
ra

ll
y 

n
o
t 

o
n
 s

h
o
rt

, 
ve

rt
ic

a
l 
jo

in
ts

 i
n
 b

ri
c
k
 m

a
so

n
ry

. 

A
ll
o
w

in
g
 u

n
sk

il
le

d
 w

o
rk

e
rs

 t
o
 u

se
 m

a
so

n
ry

 s
a
w

s 
o
r 

m
e
c
h
a
n
ic

a
l 
to

o
ls

 

to
 r

e
m

o
ve

 d
e
te

ri
o
ra

te
d
 m

o
rt

a
r 

fr
o
m

 j
o
in

ts
 p

ri
o
r 

to
 r

e
p
o
in

ti
n
g
. 

D
u
p
li
c
a
ti
n
g
 h

is
to

ri
c
 m

o
rt

a
r 

jo
in

ts
 i
n
 s

tr
e
n
g
th

, 
c
o
m

p
o
si

ti
o
n
, 
c
o
lo

r,
 

a
n
d
 t

e
xt

u
re

 w
h
e
n
 r

e
p
o
in

ti
n
g
 i
s 

n
e
c
e
ss

a
ry

. 
In

 s
o
m

e
 c

a
se

s,
 a

 l
im

e
-

b
a
se

d
 m

o
rt

a
r 

m
a
y 

a
ls

o
 b

e
 c

o
n
si

d
e
re

d
 w

h
e
n
 r

e
p
o
in

ti
n
g
 P

o
rt

la
n
d
 

c
e
m

e
n
t 

m
o
rt

a
r 

b
e
c
a
u
se

 i
t 

is
 m

o
re

 fl
e
xi

b
le

. 

R
e
p
o
in

ti
n
g
 m

a
so

n
ry

 u
n
it
s 

w
it
h
 m

o
rt

a
r 

o
f 

h
ig

h
 P

o
rt

la
n
d
 c

e
m

e
n
t 

c
o
n
te

n
t 

(u
n
le

ss
 i
t 

is
 t

h
e
 c

o
n
te

n
t 

o
f 

th
e
 h

is
to

ri
c
 m

o
rt

a
r)

. 

U
si

n
g
 “

su
rf

a
c
e
 g

ro
u
ti
n
g
”
 o

r 
a
 “

sc
ru

b
”
 c

o
a
ti
n
g
 t

e
c
h
n
iq

u
e
, 
su

c
h
 a

s 

a
 “

sa
c
k
 r

u
b
”
 o

r 
“
m

o
rt

a
r 

w
a
sh

in
g
,”

 t
o
 r

e
p
o
in

t 
e
xt

e
ri
o
r 

m
a
so

n
ry

 u
n
it
s 

in
st

e
a
d
 o

f 
tr

a
d
it
io

n
a
l 
re

p
o
in

ti
n
g
 m

e
th

o
d
s.

 

R
e
p
o
in

ti
n
g
 m

a
so

n
ry

 u
n
it
s 

(o
th

e
r 

th
a
n
 c

o
n
c
re

te
) 

w
it
h
 a

 s
yn

th
e
ti
c
 

c
a
u
lk

in
g
 c

o
m

p
o
u
n
d
 i
n
st

e
a
d
 o

f 
m

o
rt

a
r.
 

D
u
p
li
c
a
ti
n
g
 h

is
to

ri
c
 m

o
rt

a
r 

jo
in

ts
 i
n
 w

id
th

 a
n
d
 j
o
in

t 
p
ro

fi
le

 w
h
e
n
 

re
p
o
in

ti
n
g
 i
s 

n
e
c
e
ss

a
ry

. 

C
h
a
n
g
in

g
 t

h
e
 w

id
th

 o
r 

jo
in

t 
p
ro

fi
le

 w
h
e
n
 r

e
p
o
in

ti
n
g
. 

R
e
p
a
ir
in

g
 s

tu
c
c
o
 b

y 
re

m
o
vi

n
g
 t

h
e
 d

a
m

a
g
e
d
 m

a
te

ri
a
l 
a
n
d
 p

a
tc

h
in

g
 

w
it
h
 n

e
w

 s
tu

c
c
o
 t

h
a
t 

d
u
p
li
c
a
te

s 
th

e
 o

ld
 i
n
 s

tr
e
n
g
th

, 
c
o
m

p
o
si

ti
o
n
, 

c
o
lo

r,
 a

n
d
 t

e
xt

u
re

. 

R
e
m

o
vi

n
g
 s

o
u
n
d
 s

tu
c
c
o
 o

r 
re

p
a
ir
in

g
 w

it
h
 n

e
w

 s
tu

c
c
o
 t

h
a
t 

is
 d

if
fe

r-

e
n
t 

in
 c

o
m

p
o
si

ti
o
n
 f

ro
m

 t
h
e
 h

is
to

ri
c
 s

tu
c
c
o
. 

P
a
tc

h
in

g
 s

tu
c
c
o
 o

r 
c
o
n
c
re

te
 w

it
h
o
u
t 

re
m

o
vi

n
g
 t

h
e
 s

o
u
rc

e
 o

f 
d
e
te

ri
o
-

ra
ti
o
n
. 

R
e
p
la

c
in

g
 d

e
te

ri
o
ra

te
d
 s

tu
c
c
o
 w

it
h
 s

yn
th

e
ti
c
 s

tu
c
c
o
, 
a
n
 e

xt
e
ri
o
r 

fi
n
is

h
 a

n
d
 i
n
su

la
ti
o
n
 s

ys
te

m
 (

E
F
IS

),
 o

r 
o
th

e
r 

n
o
n
-t

ra
d
it
io

n
a
l 
m

a
te

ri
-

a
ls

. 
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T
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N
E
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B

R
IC

K
, 
T
E
R

R
A
 C

O
T
T
A
, 
C
O

N
C
R

E
T
E
, 
A
D

O
B

E
, 
S
T
U

C
C
O

, 
A
N

D
 M

O
R

T
A
R

 

R
E

C
O

M
M

E
N

D
E

D
 

N
O

T
 R

E
C

O
M

M
E

N
D

E
D

 

U
si

n
g
 m

u
d
 p

la
st

e
r 

o
r 

a
 c

o
m

p
a
ti
b
le

 l
im

e
-p

la
st

e
r 

a
d
o
b
e
 r

e
n
d
e
r,
 

w
h
e
n
 a

p
p
ro

p
ri
a
te

, 
to

 r
e
p
a
ir
 a

d
o
b
e
. 

A
p
p
ly

in
g
 c

e
m

e
n
t 

st
u
c
c
o
, 
u
n
le

ss
 i
t 

a
lr
e
a
d
y 

e
xi

st
s,

 t
o
 a

d
o
b
e
. 

S
e
a
li
n
g
 j
o
in

ts
 i
n
 c

o
n
c
re

te
 w

it
h
 a

p
p
ro

p
ri
a
te

 fl
e
xi

b
le

 s
e
a
la

n
ts

 a
n
d
 

b
a
c
k
e
r 

ro
d
s,

 w
h
e
n
 n

e
c
e
ss

a
ry

. 

C
u
tt

in
g
 d

a
m

a
g
e
d
 c

o
n
c
re

te
 b

a
c
k
 t

o
 r

e
m

o
ve

 t
h
e
 s

o
u
rc

e
 o

f 
d
e
te

ri
o
-

ra
ti
o
n
, 
su

c
h
 a

s 
c
o
rr

o
si

o
n
 o

n
 m

e
ta

l 
re

in
fo

rc
e
m

e
n
t 

b
a
rs

. 
T
h
e
 n

e
w

 

p
a
tc

h
 m

u
st

 b
e
 a

p
p
li
e
d
 c

a
re

fu
ll
y 

so
 t

h
a
t 

it
 w

il
l 
b
o
n
d
 s

a
ti
sf

a
c
to

ri
ly

 

w
it
h
 a

n
d
 m

a
tc

h
 t

h
e
 h

is
to

ri
c
 c

o
n
c
re

te
. 

P
a
tc

h
in

g
 d

a
m

a
g
e
d
 c

o
n
c
re

te
 w

it
h
o
u
t 

re
m

o
vi

n
g
 t

h
e
 s

o
u
rc

e
 o

f 
d
e
te

ri
o
-

ra
ti
o
n
. 

[5
] R

eb
ar

s 
in

 t
he

 r
ei

nf
or

ce
d 

co
nc

re
te

 c
ei

lin
g 

ha
ve

 r
us

te
d,

 c
au

si
ng

 t
he

 c
on

cr
et

e 
to

 s
pa

ll.
 T

he
 r

eb
ar

s 
m

us
t 

be
 c

le
an

ed
 o

f r
us

t 
be

fo
re

 t
he

 c
on

cr
et

e 
ca

n 
be

 p
at

ch
ed

. 

[6
] S

om
e 

ar
ea

s 
of

 t
he

 c
on

cr
et

e 
br

is
e 

so
le

il 
sc

re
en

 o
n 

th
is

 b
ui

ld
in

g 
co

ns
tr

uc
te

d 
in

 
19

67
 a

re
 b

ad
ly

 d
et

er
io

ra
te

d.
 If

 t
he

 s
cr

ee
n 

ca
nn

ot
 b

e 
re

pa
ir

ed
, i

t 
m

ay
 b

e 
re

pl
ac

ed
 

in
 k

in
d 

or
 w

it
h 

a 
co

m
po

si
te

 s
ub

st
itu

te
 m

at
er

ia
l w

it
h 

th
e 

sa
m

e 
ap

pe
ar

an
ce

 a
s 

th
e 

co
nc

re
te

. 

M
A

S
O

N
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[7
] (

a)
 J

.W
. K

na
pp

’s
 D

ep
ar

tm
en

t 
St

or
e,

 b
ui

lt
 19

37
-3

8
, i

n 
La

ns
in

g,
 M

I, 
w

as
 

co
ns

tr
uc

te
d 

w
it

h 
a 

pr
op

ri
et

ar
y 

m
at

er
ia

l n
am

ed
 “

M
au

l M
ac

ot
ta

” 
m

ad
e 

of
 

en
am

el
ed

 s
te

el
 a

nd
 c

as
t-

in
-p

la
ce

 c
on

cr
et

e 
pa

ne
ls

. P
ri

or
 to

 it
s 

re
ha

bi
lit

at
io

n,
 

a 
bu

ild
in

g 
in

sp
ec

ti
on

 r
ev

ea
le

d 
th

at
, d

ue
 to

 a
 fl

aw
 in

 t
he

 o
ri

gi
na

l d
es

ig
n 

an
d 

co
ns

tr
uc

ti
on

, t
he

 m
at

er
ia

l w
as

 d
et

er
io

ra
te

d 
be

yo
nd

 r
ep

ai
r. 

Th
e 

ar
ch

ite
ct

s 
fo

r 
th

e 
re

ha
bi

lit
at

io
n 

pr
oj

ec
t 

de
vi

se
d 

a 
re

pl
ac

em
en

t 
sy

st
em

 (b
) c

on
si

st
in

g 
of

 e
na

m
el

ed
 

al
um

in
um

 p
an

el
s 

th
at

 m
at

ch
ed

 t
he

 o
ri

gi
na

l c
ol

or
s 

(c
). 

P
ho

to
s 

an
d 

dr
aw

in
g 

(a
-b

): 
Q

ui
nn

 E
va

ns
 A

rc
hi

te
ct

s;
 P

ho
to

 (c
): 

Ja
m

es
 H

ae
fn

er
 P

ho
to

gr
ap

hy
. 

M
A

S
O

N
R

Y
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 S
T
O

N
E
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B

R
IC

K
, 
T
E
R

R
A
 C

O
T
T
A
, 
C
O

N
C
R

E
T
E
, 
A
D

O
B

E
, 
S
T
U

C
C
O

, 
A
N
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O
R

T
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R
E

C
O

M
M

E
N

D
E

D
 

N
O

T
 R

E
C

O
M

M
E

N
D

E
D

 

U
si

n
g
 a

 n
o
n
-c

o
rr

o
si

ve
, 
st

a
in

le
ss

-s
te

e
l 
a
n
c
h
o
ri
n
g
 s

ys
te

m
 w

h
e
n
 

re
p
la

c
in

g
 d

a
m

a
g
e
d
 s

to
n
e
, 
c
o
n
c
re

te
, 
o
r 

te
rr

a
-c

o
tt

a
 u

n
it
s 

th
a
t 

h
a
ve

 

fa
il
e
d
. 

A
p
p
ly

in
g
 n

o
n
-h

is
to

ri
c
 s

u
rf

a
c
e
 t

re
a
tm

e
n
ts

, 
su

c
h
 a

s 
w

a
te

r-
re

p
e
ll
e
n
t 

c
o
a
ti
n
g
s,

 t
o
 m

a
so

n
ry

 o
n
ly

 a
ft

e
r 

re
p
o
in

ti
n
g
 a

n
d
 o

n
ly

 i
f 

m
a
so

n
ry

 

re
p
a
ir
s 

h
a
ve

 f
a
il
e
d
 t

o
 a

rr
e
st

 w
a
te

r 
p
e
n
e
tr

a
ti
o
n
 p

ro
b
le

m
s.

 

A
p
p
ly

in
g
 w

a
te

rp
ro

o
f,

 w
a
te

r-
re

p
e
ll
e
n
t,

 o
r 

n
o
n
-o

ri
g
in

a
l 
h
is

to
ri
c
 c

o
a
t-

in
g
s 

(s
u
c
h
 a

s 
st

u
c
c
o
) 

to
 m

a
so

n
ry

 a
s 

a
 s

u
b
st

it
u
te

 f
o
r 

re
p
o
in

ti
n
g
 a

n
d
 

m
a
so

n
ry

 r
e
p
a
ir
s.

 

A
p
p
ly

in
g
 p

e
rm

e
a
b
le

, 
a
n
ti
-g

ra
ffi

ti
 c

o
a
ti
n
g
s 

to
 m

a
so

n
ry

 w
h
e
n
 

a
p
p
ro

p
ri
a
te

. 

A
p
p
ly

in
g
 w

a
te

r-
re

p
e
ll
e
n
t 

o
r 

a
n
ti
-g

ra
ffi

ti
 c

o
a
ti
n
g
s 

th
a
t 

c
h
a
n
g
e
 t

h
e
 

h
is

to
ri
c
 a

p
p
e
a
ra

n
c
e
 o

f 
th

e
 m

a
so

n
ry

 o
r 

th
a
t 

m
a
y 

tr
a
p
 m

o
is

tu
re

 i
f 

th
e
 

c
o
a
ti
n
g
 i
s 

n
o
t 

su
ffi

c
ie

n
tl
y 

p
e
rm

e
a
b
le

. 

R
ep

la
ci

ng
 i
n
 k

in
d
 a

n
 e

n
ti
re

 m
a
so

n
ry

 f
e
a
tu

re
 t

h
a
t 

is
 t

o
o
 d

e
te

ri
o
-

ra
te

d
 t

o
 r

e
p
a
ir
 (

if
 t

h
e
 o

ve
ra

ll
 f

o
rm

 a
n
d
 d

e
ta

il
in

g
 a

re
 s

ti
ll
 e

vi
d
e
n
t)

 

u
si

n
g
 t

h
e
 p

h
ys

ic
a
l 
e
vi

d
e
n
c
e
 a

s 
a
 m

o
d
e
l 
to

 r
e
p
ro

d
u
c
e
 t

h
e
 f

e
a
tu

re
 

o
r 

w
h
e
n
 t

h
e
 r

e
p
la

c
e
m

e
n
t 

c
a
n
 b

e
 b

a
se

d
 o

n
 h

is
to

ri
c
 d

o
c
u
m

e
n
ta

-

ti
o
n
. 
E
xa

m
p
le

s 
c
a
n
 i
n
c
lu

d
e
 l
a
rg

e
 s

e
c
ti
o
n
s 

o
f 

a
 w

a
ll
, 
a
 c

o
rn

ic
e
, 

p
ie

r,
 o

r 
p
a
ra

p
e
t.

 I
f 

u
si

n
g
 t

h
e
 s

a
m

e
 k

in
d
 o

f 
m

a
te

ri
a
l 
is

 n
o
t 

fe
a
si

b
le

, 

th
e
n
 a

 c
o
m

p
a
ti
b
le

 s
u
b
st

it
u
te

 m
a
te

ri
a
l 
m

a
y 

b
e
 c

o
n
si

d
e
re

d
. 

R
e
m

o
vi

n
g
 a

 m
a
so

n
ry

 f
e
a
tu

re
 t

h
a
t 

is
 u

n
re

p
a
ir
a
b
le

 a
n
d
 n

o
t 

re
p
la

c
in

g
 

it
, 
o
r 

re
p
la

c
in

g
 i
t 

w
it
h
 a

 n
e
w

 f
e
a
tu

re
 t

h
a
t 

d
o
e
s 

n
o
t 

m
a
tc

h
. 

U
si

n
g
 s

u
b
st

it
u
te

 m
a
te

ri
a
l 
fo

r 
th

e
 r

e
p
la

c
e
m

e
n
t 

th
a
t 

d
o
e
s 

n
o
t 

c
o
n
ve

y 

th
e
 s

a
m

e
 a

p
p
e
a
ra

n
c
e
 o

f 
th

e
 s

u
rv

iv
in

g
 c

o
m

p
o
n
e
n
ts

 o
f 

th
e
 m

a
so

n
ry

 

fe
a
tu

re
. 

Th
e f

ol
lo

w
in

g 
w

or
k 

is 
hi

gh
lig

ht
ed

 to
 in

di
ca

te
 th

at
 it

 is
 sp

ec
ifi

c t
o 
Re

ha
bi
lit
at
io
n 

pr
oj

ec
ts

 a
nd

 sh
ou

ld
 o

nl
y 

be
 co

ns
id

er
ed

 a
fte

r t
he

 p
re

se
rv

at
io

n 
co

nc
er

ns
 h

av
e 

be
en

 a
dd

re
ss

ed
. 

D
es

ig
ni

ng
 t

he
 R

ep
la

ce
m

en
t 

fo
r 

M
is

si
ng

 H
is

to
ri

c 
Fe

at
ur

es
 

D
e
si

g
n
in

g
 a

n
d
 i
n
st

a
ll
in

g
 a

 r
e
p
la

c
e
m

e
n
t 

m
a
so

n
ry

 f
e
a
tu

re
, 
su

c
h
 a

s 
C
re

a
ti
n
g
 a

n
 i
n
a
c
c
u
ra

te
 a

p
p
e
a
ra

n
c
e
 b

e
c
a
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PLANNING DIVISION STAFF REPORT                                                                  May 6, 2019 

PREPARED FOR THE LANDMARKS COMMISSION  

Project Name/Address:     121 Langdon St.  (Suhr House) 

Application Type: Demolition by Neglect

Legistar File ID #       53000 

Prepared By:             Heather Bailey, Preservation Planner, Planning Division 

Date Prepared:   April 30, 2019 
 

Summary 
 
Project Applicant/Contact:   Harold Langhammer; David Ferch, Ferch Architecture  
 
Requested Action:   The Landmarks Commission is considering whether demolition by neglect is 

occurring on the landmark site. 

Background Information 
 
Parcel Location: The subject site is a designated landmark (Suhr House) located in the Mansion Hill District.  It was 
designated as a landmark in 1974 and placed on the National Register of Historic Places in 1982. 
 
On September 17, 2018, the Landmarks Commission held a public hearing on a notice of demolition by neglect.  
At that meeting, the Commission referred that matter “to a future Landmarks Commission meeting no later than 
December 3 with the stipulation that the applicant work closely with the Preservation Planner and other City staff 
to itemize work which can be done with and without tax credits and provide a timeline for addressing the work 
orders in a timely manner.” 
 
On December 3, 2018, the Landmarks Commission approved a COA to complete the necessary work to stabilize 
and repair the building.  The Landmarks Commission referred the Demolition by Neglect case to the April 22, 2019, 
meeting to have an update from the property owner regarding progress towards completing necessary work in 
order to meet the terms and deadline of the court-approved agreement to complete the items in the work order 
by August 15, 2019. The submissions for the April 22 meeting did not meet the requirements for completing the 
work, so the commission referred the project to the next available meeting. The Landmarks Commission has not 
made a final findings on the Demolition by Neglect case. 
 
Relevant Ordinance Sections – Demolition by Neglect: 
 
41.02  DEFINITIONS. 

Demolition by Neglect means the process of allowing landmarks, landmark sites or improvements in 
historic districts to decay, deteriorate, become structurally defective, or otherwise fall into disrepair.    

 
41.14 MAINTENENCE OBLIGATION; ENFORCEMENT; PENALTIES 

(1) Maintenance obligation.  Every owner of a landmark, improvement on a landmark site, or 
improvement in a historic district shall do all of the following: 
(a)  Protect the improvement against exterior decay and deterioration. 
(b) Keep the improvement free from structural defects. 
(c) Maintain interior portions of the improvement, the deterioration of which may cause 

the exterior portions of such improvement to fall into a state of disrepair.  
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(2) Enforcement.   
(a) The Building Inspector or designee is authorized to enforce the provisions of this 

chapter.   
(b) The Building Inspector may issue an official written notice to a property owner, 

requiring the property owner to correct a violation of sec. 41.14(1) above by a date 
specified in the notice. 

(c) The Building Inspector shall notify the Preservation Planner of all official compliance 
notices issued to owners of landmarks or improvements in historic districts. The Building 
Inspector shall further notify the Preservation Planner whenever a property owner fails 
to correct a violations by the compliance date specified in an official notice.  

(d) City agencies or commissions responsible for enforcing chapters 18, 27, 29, 30 and 31 of 
the Madison general ordinances, or, in the absence of such city agency or commission, 
the Building Inspector, may grant individual variances from those chapters to facilitate 
historic preservation and maintenance under this chapter, provided that such variance 
does not endanger public health or safety or vary any provisions of this chapter.   

 
41.15 DEMOLITION BY NEGLECT.  The owner of a landmark, improvement on a landmark site, or improvement 

in a historic district, may not allow the landmark or improvement to undergo demolition by neglect. 
(1)   Notice of demolition by neglect. If the Building Inspector believes that a landmark or 

improvement is undergoing demolition by neglect, the Building Inspector shall give written 
notice of that belief to the owner of the landmark or improvement.  The Building Inspector shall 
give a copy of the notice to the Preservation Planner and the Landmarks Commission.     

(2)  Public Hearing.  Upon receiving a notice under sec. 41.15(1), the Landmarks Commission shall 
issue a hearing notice under sec. 41.06 and hold a public hearing to determine whether the 
landmark or improvement is undergoing demolition by neglect.  The Commission shall hold the 
public hearing within 90 days of receiving the notice under sec. 41.15(1). 

(3)  Landmarks Commission Finding.  If, after a public hearing, the Landmarks Commission finds that 
a landmark or improvement is undergoing demolition by neglect, it shall report its finding to the 
Common Council, the Building Inspector and the Office of the City Attorney.  A Landmarks 
Commission finding of demolition by neglect is prima facie evidence of demolition by neglect for 
purposes of any administrative or civil court action, and also constitutes a determination that a 
public nuisance exists under sec. 27.05(3) of the Madison general ordinances.   

(4) Appeal of Landmarks Commission finding.   
(a) An appeal from a Landmarks Commission finding under sec. 41.15(3) may be taken to 

the Common Council by the owner of the affected landmark or improvement, the Alder 
of the district in which the subject property is located, or by the owners of 20% of the 
number of parcels of property within 200 feet of the subject property, measured 
according to sec. 41.03(5).   

(b) An appeal under par. (a) shall be filed with the City Clerk within 10 days after the 
Landmarks Commission makes its finding.  The appeal shall include the name and 
address of each petitioner, and shall specify the grounds for appeal.  The City Clerk shall 
forward the petition to the Common Council.  

(c)  The Common Council shall hold a public hearing regarding any appeal it receives under 
par. (b). 

(d) Following a public hearing, the Common Council may, by favorable vote of two-thirds 
(2/3) of its members, reverse or modify the Landmarks Commission finding, with or 
without conditions, or may refer the matter back to the Commission with or without 
instructions, if it finds that the Commission’s decision is contrary to applicable standards 
under this subchapter.  
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(5) Abatement by the City.  If the Landmarks Commission finds under sec. 41.15(3) that a landmark 
or improvement is undergoing demolition by neglect, the Building Inspector may proceed under 
the non-summary abatement procedures set forth in sec. 27.05(3)(e) of the Madison general 
ordinances to repair the landmark or improvement to abate the nuisance.  The cost of the 
required repairs shall be paid by the property owner, or shall be imposed as a special charge 
against the property and collected pursuant to the provisions of sec. 4.09(13) of the Madison 
general ordinances and Wis. Stat. § 66.0627. 

(6) Acquisition by City. If the Landmarks Commission finds under sec. 41.15(3) that a landmark or 
improvement is undergoing demolition by neglect, the Common Council may authorize the City 
to acquire the property under Wis. Stat. § 66.1111(2), if necessary through the initiation of 
condemnation proceedings under Wis. Stat. § 32.06. 

 

Analysis and Conclusion 
 
At the December 3, 2018, meeting, the Landmarks Commission approved the COA with the following conditions: 
repair the front, side, and rear porches and stairways with the condition that all final details must be approved 
by staff; to tuckpoint damaged masonry, with the extents of the work and the mortar mix and mortar color to 
be approved by staff; and to replace the arched storm window on the lower level of the front façade, with 
specifications for the window to be approved by staff. 
 
At the December 3 meeting, the commission asked to see a signed contract for the work to assess if the work 
could be completed by the schedule the applicant presented on December 3. The applicants submission from April 
19, 2019, is what staff is reviewing for this Landmarks Commission meeting. In reviewing the construction 
documents, they do not address all of the work required for the property. The contractor scopes of work do not 
correlate to the construction documents and some of the items are not compliant with the Secretary of the 
Interior’s Standards (see attached email). 
 
A discussion of the pertinent code section follows: 
41.15 DEMOLITION BY NEGLECT.  The owner of a landmark, improvement on a landmark site, or improvement 

in a historic district, may not allow the landmark or improvement to undergo demolition by neglect. 
(1)   Notice of demolition by neglect. The notice was issued on August 15, 2018, by Kyle Bunnow, City 

of Madison Housing Inspection Supervisor. 
(2)  Public Hearing.  The Landmarks Commission received this notice at its August 27, 2018, meeting 

and held a public hearing on September 17, 2018. 
(3)  Landmarks Commission Finding.  The Landmarks Commission referred the case to its December 

3, 2018, meeting where it granted a Certificate of Appropriateness for work that would address 
the maintenance deficiencies of the property. The commission referred the Demolition by 
Neglect case to April 22, 2019, to check on the progress of the applicant in meeting the timeline 
the applicant submitted at the December 3, 2018, meeting. The commission has not made a 
finding in the case at this point.   

(4) Appeal of Landmarks Commission finding.  The process has not reached this stage.  
(5) Abatement by the City.  The process has not reached this stage. 
(6) Acquisition by City. The process has not reached this stage. 
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Recommendation 
 
Demolition by Neglect 
Staff recommends that the Landmarks Commission refer the finding that demolition by neglect is occurring until 
the May 20, 2019, meeting. At that meeting the commission would review the construction documents, and 
signed contract for work to ensure that adequate progress is being made on making the required repairs by the 
court-stipulated deadline of August 15, 2019. 
 
 



AGENDA # 2

City of Madison, Wisconsin

REPORT OF: LANDMARKS COMMISSION PRESENTED: 5/6/19

TITLE: 121 Langdon St - Demolition by Neglect 
of a Designated Madison Landmark 
in the Mansion Hill Hist. Dist. (Suhr 
House); 2nd Ald. Dist.

REFERRED:
REREFERRED:
REPORTED BACK:

AUTHOR: Heather Bailey, Preservation Planner ADOPTED: POF:

DATED: 5/10/19 ID NUMBER: 53000

Members present were: Stuart Levitan, Richard Arnesen, Katie Kaliszewski, and David McLean. Excused were
Anna Andrzejewski and Arvina Martin.

SUMMARY:

Harold Langhammer, registering neither in support nor in opposition and available to answer questions

Bailey explained that the determination of whether demolition by neglect is occurring at 121 Langdon Street 
had been referred from previous meetings on September 17, 2018, December 3, 2018, and April 22, 2019.
She said that the property owner also has an agreement with the Municipal Court that all items on the Building 
Inspection work orders must be completed by August 15, 2019. The items requested of the applicant that are 
still outstanding include meeting the conditions of the Certificate of Appropriateness approved on December 3, 
2018 and providing signed contracts for the work in order to assess whether it can be completed on schedule.
Regarding the submittal for this meeting, she said that the construction documents do not cover all of the work 
to be completed and the scopes of work from the two contractors do not align with the construction documents. 
She said that the work as described by the contractors does not meet the Secretary of the Interior’s Standards 
and therefore does not meet the Landmarks Commission’s standards for review either.

Langhammer said that he sent Bailey’s comments to the contractors with the request that they update the 
contracts to meet the standards of approval, and hopes to receive the revised contracts within 2-3 days. He 
said that he will then submit the revised contracts to Bailey for review and have them signed prior to the next 
Landmarks Commission meeting.

Arnesen asked if the contractors have done restoration work like this before. Langhammer said that he was 
told they have. McLean asked if staff’s primary concerns are regarding the treatment of masonry, and Bailey 
said that she does have significant concerns about that. McLean told the applicant that it is important to clean 
the brick prior to matching it for color. Langhammer said that he understood.

ACTION:

A motion was made by McLean, seconded by Kaliszewski, to refer the item to the May 20, 2019 
Landmarks Commission meeting. The motion passed by voice vote/other.
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Bailey, Heather

From: Bailey, Heather
Sent: Monday, May 13, 2019 1:30 PM
To: info1
Subject: RE: 

Harold,

Thank you. I’ve added it to the file for the next meeting and will give you feedback on it soon. In addition to the scope
from the general contractor, we do not have a complete set of construction drawings yet.

Heather L. Bailey, Ph.D.
Preservation Planner
Neighborhood Planning, Preservation + Design Section

Department of Planning + Community + Economic Development
Planning Division
215 Martin Luther King, Jr. Blvd.; Suite 017
PO Box 2985
Madison WI 53701 2985
Email: hbailey@cityofmadison.com Phone: 608.266.6552

From: info1
Sent: Monday, May 13, 2019 10:30 AM
To: Bailey, Heather <HBailey@cityofmadison.com>
Subject:

Hi Heather,
Here is the revised masonry contract. I will forward the general contract as soon as I receive it.
Harold



 

 

 
 

 

 

 

Restoration Proposal Form    

     
     

OWNER INFORMATION  CONTRACTOR INFORMATION 

Name Central Properties  Company 
Knock Out Building  
Restoration LLC. 

Address 121 Langdon St.  Name Ryan Jones 

City, State ZIP Madison, WI 53711  Address 161 Bischoff St. 

Phone (608)-255-1767  City, State ZIP Fond du Lac, WI 54935 

Email   Phone (920)-296-7427 

   Email ryantajones@gmail.com 

Project name  Historic Suhr Residence     
     
SCOPE OF WORK 
Using Aerial Lift- Remove brick samples to be submitted to 
closest match for approval from Madison Landmarks 
Commission. Hand Chisel all cracked and deteriorated 
mortar joints. Lightly wash building to remove any dust and 
debris in mortar joints. Tuckpoint all mortar joints with color 
matching mortar. Mortar will be tested to determine Type as 
per Landmarks Commission. Inspect and caulk all failing 
caulk joints with Polyurethane Sealant. Remove any failing 
and deteriorated bricks from chimney and re-lay with 
matching brick up to 100 bricks. Apply Waterproofing 
Sealer to all brick and block work using product Seal Krete.  
 
Repair and Relay masonry piers as per notice below. 
Masonry piers will be measured and documented. Before 
removal. The utmost care will be conducted to preserve the 
stones. Most likely to separate the stones a company that 
specializes in exact and precision masonry cutting will be 
brought in to separate the stones.  
 
All Masonry Completed will be to Requirements of City of 
Madisons Official Notice CB2016-333-13997 
Item 
5. 27.05(2)(g)2 
11. 27.05(2)(g) 
    



 
 
 
     
     

NOT INCLUDED     
     
N/A 
     
 
COMPANY PROPOSAL    
     
Scope of Work to be completed at a cost of $34,680. 1st payment of $11,560 due upon signing contract.  
2nd payment of $11,560 due upon starting project. 3rd and final payment of $11,560 due upon finishing project.  
Check can be made payable to Knockout Building Restoration. Upon receiving 1st payment and signed contract I will  
retrieve brick samples for Landmark Commission Approval and mortar testing. 
If there are any unforeseen circumstances that will be more then total cost of $34,680, Written permission will be required. 
Items that could change total cost could be but not limited to, complete rebuild of chimneys and replacement of upper  
Flues and/or replacement of any of the front pier stones or bringing in a company that specializes in precision cutting. 
 If anything shall fail or any shrink cracks appear, repair work will  
be done at no charge. A 30 day check of the work done will be conducted. Work guaranteed for 5 years. 

 Ryan Jones - Owner        05-12-2019 
Submitted by (Company Representative)   Date 
     

OWNER ACCEPTANCE    
     

         
Submitted by (home owner or authorized representative) Date 
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Bailey, Heather

From: Bailey, Heather
Sent: Thursday, May 16, 2019 10:39 AM
To: info1
Subject: RE: 121 Langdon_Porch Columns and Beam Repair_Revised

Harold,

Thank you for the update. The CDs currently only address the front porch. The COA is for work on the front, side, and
rear porches. Will the masonry work include areas elsewhere on the building (the scope of work from the contractor
suggests that it will). For the masonry, the scope of work still includes applying a sealer to the historic masonry, which is
not allowed per the Secretary of the Interior’s Standards (and staff has previously commented that it was not
compliant).

Heather L. Bailey, Ph.D.
Preservation Planner
Neighborhood Planning, Preservation + Design Section

Department of Planning + Community + Economic Development
Planning Division
215 Martin Luther King, Jr. Blvd.; Suite 017
PO Box 2985
Madison WI 53701 2985
Email: hbailey@cityofmadison.com Phone: 608.266.6552

From: info1
Sent: Wednesday, May 15, 2019 1:16 PM
To: Bailey, Heather <HBailey@cityofmadison.com>
Subject: Fwd: 121 Langdon_Porch Columns and Beam Repair_Revised

Hi Heather. Here are revised construction drawings for the masonry work. I have requested an updated contract 
to send to you for the general work from Walsh Construction, but have not yet received it. Harold 
---------- Forwarded message --------- 
From: David Ferch <david@fercharchitecture.com>
Date: Wed, May 15, 2019 at 12:16 PM 
Subject: 121 Langdon_Porch Columns and Beam Repair_Revised 
To: Harlod Langhammer <info@centralapts.com>

Hi Harold, 

Attached are the revised front porch construction drawings. These drawings have been revised to include 
repairing all the masonry piers and foundations for the front porch. 

Regards,
Dave
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FERCH ARCHITECTURE
2704 Gregory Street, Madison, WI 53711 
608-238-6900 david@fercharchitecture.com







 

PLANNING DIVISION STAFF REPORT                                                                  May 20, 2019 

PREPARED FOR THE LANDMARKS COMMISSION  

Project Name/Address:     121 Langdon St.  (Suhr House) 

Application Type: Demolition by Neglect

Legistar File ID #       53000 

Prepared By:             Heather Bailey, Preservation Planner, Planning Division 

Date Prepared:   May 16, 2019 
 

Summary 
 
Project Applicant/Contact:   Harold Langhammer; David Ferch, Ferch Architecture  
 
Requested Action:   The Landmarks Commission is considering whether demolition by neglect is 

occurring on the landmark site. 

Background Information 
 
Parcel Location: The subject site is a designated landmark (Suhr House) located in the Mansion Hill District.  It was 
designated as a landmark in 1974 and placed on the National Register of Historic Places in 1982. 
 
On September 17, 2018, the Landmarks Commission held a public hearing on a notice of demolition by neglect.  
At that meeting, the Commission referred that matter “to a future Landmarks Commission meeting no later than 
December 3 with the stipulation that the applicant work closely with the Preservation Planner and other City staff 
to itemize work which can be done with and without tax credits and provide a timeline for addressing the work 
orders in a timely manner.” 
 
On December 3, 2018, the Landmarks Commission approved a COA to complete the necessary work to stabilize 
and repair the building.  The Landmarks Commission referred the Demolition by Neglect case to the April 22, 2019, 
meeting to have an update from the property owner regarding progress towards completing necessary work in 
order to meet the terms and deadline of the court-approved agreement to complete the items in the work order 
by August 15, 2019. The submissions for the April 22 meeting did not meet the requirements for completing the 
work, so the commission referred the project to the next available meeting. The submissions for the May 6 
meeting also did not meet the requirements, so the commission referred the project to the next available meeting. 
The Landmarks Commission has not made a final findings on the Demolition by Neglect case. 
 
Relevant Ordinance Sections – Demolition by Neglect: 
 
41.02  DEFINITIONS. 

Demolition by Neglect means the process of allowing landmarks, landmark sites or improvements in 
historic districts to decay, deteriorate, become structurally defective, or otherwise fall into disrepair.    

 
41.14 MAINTENENCE OBLIGATION; ENFORCEMENT; PENALTIES 

(1) Maintenance obligation.  Every owner of a landmark, improvement on a landmark site, or 
improvement in a historic district shall do all of the following: 
(a)  Protect the improvement against exterior decay and deterioration. 
(b) Keep the improvement free from structural defects. 
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(c) Maintain interior portions of the improvement, the deterioration of which may cause 
the exterior portions of such improvement to fall into a state of disrepair.  

(2) Enforcement.   
(a) The Building Inspector or designee is authorized to enforce the provisions of this 

chapter.   
(b) The Building Inspector may issue an official written notice to a property owner, 

requiring the property owner to correct a violation of sec. 41.14(1) above by a date 
specified in the notice. 

(c) The Building Inspector shall notify the Preservation Planner of all official compliance 
notices issued to owners of landmarks or improvements in historic districts. The Building 
Inspector shall further notify the Preservation Planner whenever a property owner fails 
to correct a violations by the compliance date specified in an official notice.  

(d) City agencies or commissions responsible for enforcing chapters 18, 27, 29, 30 and 31 of 
the Madison general ordinances, or, in the absence of such city agency or commission, 
the Building Inspector, may grant individual variances from those chapters to facilitate 
historic preservation and maintenance under this chapter, provided that such variance 
does not endanger public health or safety or vary any provisions of this chapter.   

 
41.15 DEMOLITION BY NEGLECT.  The owner of a landmark, improvement on a landmark site, or improvement 

in a historic district, may not allow the landmark or improvement to undergo demolition by neglect. 
(1)   Notice of demolition by neglect. If the Building Inspector believes that a landmark or 

improvement is undergoing demolition by neglect, the Building Inspector shall give written 
notice of that belief to the owner of the landmark or improvement.  The Building Inspector shall 
give a copy of the notice to the Preservation Planner and the Landmarks Commission.     

(2)  Public Hearing.  Upon receiving a notice under sec. 41.15(1), the Landmarks Commission shall 
issue a hearing notice under sec. 41.06 and hold a public hearing to determine whether the 
landmark or improvement is undergoing demolition by neglect.  The Commission shall hold the 
public hearing within 90 days of receiving the notice under sec. 41.15(1). 

(3)  Landmarks Commission Finding.  If, after a public hearing, the Landmarks Commission finds that 
a landmark or improvement is undergoing demolition by neglect, it shall report its finding to the 
Common Council, the Building Inspector and the Office of the City Attorney.  A Landmarks 
Commission finding of demolition by neglect is prima facie evidence of demolition by neglect for 
purposes of any administrative or civil court action, and also constitutes a determination that a 
public nuisance exists under sec. 27.05(3) of the Madison general ordinances.   

(4) Appeal of Landmarks Commission finding.   
(a) An appeal from a Landmarks Commission finding under sec. 41.15(3) may be taken to 

the Common Council by the owner of the affected landmark or improvement, the Alder 
of the district in which the subject property is located, or by the owners of 20% of the 
number of parcels of property within 200 feet of the subject property, measured 
according to sec. 41.03(5).   

(b) An appeal under par. (a) shall be filed with the City Clerk within 10 days after the 
Landmarks Commission makes its finding.  The appeal shall include the name and 
address of each petitioner, and shall specify the grounds for appeal.  The City Clerk shall 
forward the petition to the Common Council.  

(c)  The Common Council shall hold a public hearing regarding any appeal it receives under 
par. (b). 

(d) Following a public hearing, the Common Council may, by favorable vote of two-thirds 
(2/3) of its members, reverse or modify the Landmarks Commission finding, with or 
without conditions, or may refer the matter back to the Commission with or without 
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instructions, if it finds that the Commission’s decision is contrary to applicable standards 
under this subchapter.  

(5) Abatement by the City.  If the Landmarks Commission finds under sec. 41.15(3) that a landmark 
or improvement is undergoing demolition by neglect, the Building Inspector may proceed under 
the non-summary abatement procedures set forth in sec. 27.05(3)(e) of the Madison general 
ordinances to repair the landmark or improvement to abate the nuisance.  The cost of the 
required repairs shall be paid by the property owner, or shall be imposed as a special charge 
against the property and collected pursuant to the provisions of sec. 4.09(13) of the Madison 
general ordinances and Wis. Stat. § 66.0627. 

(6) Acquisition by City. If the Landmarks Commission finds under sec. 41.15(3) that a landmark or 
improvement is undergoing demolition by neglect, the Common Council may authorize the City 
to acquire the property under Wis. Stat. § 66.1111(2), if necessary through the initiation of 
condemnation proceedings under Wis. Stat. § 32.06. 

 

Analysis and Conclusion 
 
At the December 3, 2018, meeting, the Landmarks Commission approved the COA with the following conditions: 

repair the front, side, and rear porches and stairways with the condition that all final details must be 
approved by staff 
tuckpoint damaged masonry, with the extents of the work and the mortar mix and mortar color to be 
approved by staff;  
replace the arched storm window on the lower level of the front façade, with specifications for the 
window to be approved by staff. 

 
At the December 3 meeting, the commission asked to see a signed contract for the work to assess if the work 
could be completed by the schedule the applicant presented on December 3. The latest submissions from the 
applicant include a set of construction documents that only address the front porch. The construction documents 
need to address the front, side, and rear porches and stairways. The updated scope of work from the mason is 
largely compliant with the Secretary of the Interior’s Standards and aligns with the construction documents.  
 
A discussion of the pertinent code section follows: 
41.15 DEMOLITION BY NEGLECT.  The owner of a landmark, improvement on a landmark site, or improvement 

in a historic district, may not allow the landmark or improvement to undergo demolition by neglect. 
(1)   Notice of demolition by neglect. The notice was issued on August 15, 2018, by Kyle Bunnow, City 

of Madison Housing Inspection Supervisor. 
(2)  Public Hearing.  The Landmarks Commission received this notice at its August 27, 2018, meeting 

and held a public hearing on September 17, 2018. 
(3)  Landmarks Commission Finding.  The Landmarks Commission referred the case to its December 

3, 2018, meeting where it granted a Certificate of Appropriateness for work that would address 
the maintenance deficiencies of the property. The commission referred the Demolition by 
Neglect case to April 22, 2019, to check on the progress of the applicant in meeting the timeline 
the applicant submitted at the December 3, 2018, meeting. The commission has not made a 
finding in the case at this point.   

(4) Appeal of Landmarks Commission finding.  The process has not reached this stage.  
(5) Abatement by the City.  The process has not reached this stage. 
(6) Acquisition by City. The process has not reached this stage. 
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Recommendation 
 
Demolition by Neglect 
Staff will approve the work to proceed on the front porch and the tuckpointing per the Landmarks Commission’s 
previously approved Certificate of Appropriateness with the following conditions: 

1. The masonry work not include sealants 
2. All work for the porch comply with the construction documents 

 
Staff recommends that the Landmarks Commission continue referring this item to future meetings while staff 
awaits construction documents for the side porch, rear porch, and stairs; and a product sheet for the replacement 
arched storm window. 
 
 



From: Bailey, Heather
To: Heck, Patrick
Cc: Heiser-Ertel, Lauren
Subject: RE: 5/20 Landmarks Commission
Date: Friday, May 17, 2019 8:09:28 AM
Attachments: image003.png

I don’t need anything formal from you. This email will serve that purpose.
 

Heather L. Bailey, Ph.D.
Preservation Planner
Neighborhood Planning, Preservation + Design Section
-------------------------------------------------------------------------------------
Department of Planning + Community + Economic Development
Planning Division
215 Martin Luther King, Jr. Blvd.; Suite 017
PO Box 2985
Madison WI 53701-2985
Email: hbailey@cityofmadison.com          Phone: 608.266.6552

 
 
 

From: Heck, Patrick 
Sent: Friday, May 17, 2019 8:00 AM
To: Bailey, Heather <HBailey@cityofmadison.com>
Subject: Re: 5/20 Landmarks Commission
 
Hi Heather,

Do you need anything formal from me related to this matter or the 121 Langdon
agenda item? I support what staff is recommending, per earlier email when 121
Langdon was on Landmarks' agenda, and support staff recommendations for 15 E.
Gilman too.

Thanks,
Patrick

Alder Patrick Heck
608-286-2260

To subscribe to District 2 updates go to:
http://www.cityofmadison.com/council/district2/

From: Heiser-Ertel, Lauren
Sent: Thursday, May 16, 2019 3:55 PM
To: 'jaynemariemiller@gmail.com'; 'Kurt Hartjes'
Cc: Heck, Patrick
Subject: 5/20 Landmarks Commission

Hi Jayne,



Attached please find the staff report for the item that will be reviewed by the Landmarks
Commission on May 20. 

The agenda for the meeting can be found here:
https://madison.legistar.com/View.ashx?M=A&ID=640635&GUID=25E59F1E-F20D-4C4F-AD15-
31BE158C811A

A project representative should be in attendance at the meeting to answer any questions. 

Best,
Lauren

 
Lauren Heiser-Ertel
Administrative Clerk
Department of Planning & Community & Economic Development
215 Martin Luther King Jr Blvd
PO Box 2985
Madison, WI 53701-2985
608-266-4807
lheiser-ertel@cityofmadison.com
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Bailey, Heather

From: Bailey, Heather
Sent: Sunday, May 19, 2019 9:11 AM
To: info1
Subject: RE: 121 Langdon

Thank you, Harold. I’ll review it and get back to you if I have comments. You’ll see in the staff report that I’m
recommending work can proceed with the front porch. Once you get me construction documents for the other porches
and the extent of masonry work on the rest of the building, I can administratively give you the go ahead to do the rest of
the work.

I heard from Rebecca that you want to refer your item on Monday. I’m still giving you approval to begin work on the
front porch as long as it is in conformance with the specifications in the construction documents.

Heather L. Bailey, Ph.D.
Preservation Planner
Neighborhood Planning, Preservation + Design Section

Department of Planning + Community + Economic Development
Planning Division
215 Martin Luther King, Jr. Blvd.; Suite 017
PO Box 2985
Madison WI 53701 2985
Email: hbailey@cityofmadison.com Phone: 608.266.6552

From: info1
Sent: Friday, May 17, 2019 4:16 PM
To: Bailey, Heather <HBailey@cityofmadison.com>
Subject: Fwd: 121 Langdon

Hi Heather. I am forwarding to you another revised contract with Knockout Masonry that eliminates the 
prohibited sealing treatment. I still have not received the revised contract document from Walsh Contracting. 
Harold

---------- Forwarded message --------- 
From: Ryan Jones <ryantajones@gmail.com>
Date: Fri, May 17, 2019 at 5:05 AM 
Subject: Re: 121 Langdon 
To: Central Properties <info@centralapts.com>

New Revised Proposal attached 



Restoration Proposal Form    

     
     

OWNER INFORMATION CONTRACTOR INFORMATION 

Name Central Properties Company 
Knock Out Building  
Restoration LLC. 

Address 121 Langdon St. Name Ryan Jones 

City, State ZIP Madison, WI 53711 Address 161 Bischoff St. 

Phone (608)-255-1767 City, State ZIP Fond du Lac, WI 54935 

Email Phone (920)-296-7427 

   Email ryantajones@gmail.com

Project name  Historic Suhr Residence 
     
SCOPE OF WORK 
Using Aerial Lift- Remove brick samples to be submitted to 
closest match for approval from Madison Landmarks 
Commission. Hand Chisel all cracked and deteriorated 
mortar joints. Lightly wash building to remove any dust and 
debris in mortar joints. Tuckpoint all mortar joints with color 
matching mortar. Mortar will be tested to determine Type as 
per Landmarks Commission. Inspect and caulk all failing 
caulk joints with Polyurethane Sealant. Remove any failing 
and deteriorated bricks from chimney and re-lay with 
matching brick up to 100 bricks.   

Repair and Relay masonry piers as per notice below. 
Masonry piers will be measured and documented. Before 
removal. The utmost care will be conducted to preserve the 
stones. Most likely to separate the stones a company that 
specializes in exact and precision masonry cutting will be 
brought in to separate the stones.

All Masonry Completed will be to Requirements of City of 
Madisons Official Notice CB2016-333-13997 
Item
5. 27.05(2)(g)2 
11. 27.05(2)(g) 

   



     
     

NOT INCLUDED          
N/A
     

COMPANY PROPOSAL         
Scope of Work to be completed at a cost of $34,680. 1st payment of $11,560 due upon signing contract.  
2nd payment of $11,560 due upon starting project. 3rd and final payment of $11,560 due upon finishing project.  
Check can be made payable to Knockout Building Restoration. Upon receiving 1st payment and signed contract I will  
retrieve brick samples for Landmark Commission Approval and mortar testing. 
If there are any unforeseen circumstances that will be more then total cost of $34,680, Written permission will be required. 
Items that could change total cost could be but not limited to, complete rebuild of chimneys and replacement of upper  
Flues and/or replacement of any of the front pier stones or bringing in a company that specializes in precision cutting. 
 If anything shall fail or any shrink cracks appear, repair work will  
be done at no charge. A 30 day check of the work done will be conducted. Work guaranteed for 5 years. 

 Ryan Jones - Owner       05-12-2019 
Submitted by (Company Representative) Date 
     

OWNER ACCEPTANCE 

      
Submitted by (home owner or authorized representative) Date 
     



AGENDA # 1

City of Madison, Wisconsin

REPORT OF: LANDMARKS COMMISSION PRESENTED: 5/20/19

TITLE: 121 Langdon St - Demolition by Neglect 
of a Designated Madison Landmark 
in the Mansion Hill Hist. Dist. (Suhr 
House); 2nd Ald. Dist.

REFERRED:
REREFERRED:
REPORTED BACK:

AUTHOR: Heather Bailey, Preservation Planner ADOPTED: POF:

DATED: 5/21/19 ID NUMBER: 53000

Members present were: Stuart Levitan, Anna Andrzejewski, Richard Arnesen, and Katie Kaliszewski. Excused 
were Arvina Martin and David McLean.

SUMMARY:

Bailey explained that the property owner was unable to be at the meeting, but she wanted to move forward 
with discussing the project. She provided background information on the previous referrals of the item because 
the conditions of the Certificate of Appropriateness have not been met, nor has the project timeline submitted 
in December 2018. She said that the property owner also has an agreement with the Municipal Court that all 
items on the Building Inspection work orders must be completed by August 15, 2019.

She said that staff will approve the work on the front porch because the construction documents and 
specifications are detailed enough to proceed. She has reviewed the contractor’s scope of work, which now 
aligns with the construction documents, so there is some work that can take place. She said that she is still 
waiting for other items to address the conditions of the Certificate of Appropriateness, and recommends they 
refer the item to a meeting one month away in order to give the property owner more time to secure additional 
construction documents and scopes of work that align with those documents.

Andrzejewski pointed out that the property owner is running up against a hard deadline. Levitan asked what 
will happen if it proves unfeasible to meet the August 15 deadline. Bailey said that the property owner would 
have substantial fines to pay and a new deadline would then be set. She explained that at that time, the
Landmarks Commission could make a determination that Demolition by Neglect is occurring and the item
would proceed to Common Council.

ACTION:

A motion was made by Andrzejewski, seconded by Arnesen, to refer the item to the June 24, 2019 
Landmarks Commission meeting. The motion passed by voice vote/other.
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Bailey, Heather

From: info1
Sent: Friday, May 24, 2019 6:49 AM
To: Bailey, Heather
Subject: Re: 121 Langdon

Thank you VERY much. Harold 

On Thu, May 23, 2019 at 4:54 PM Bailey, Heather <HBailey@cityofmadison.com> wrote: 

Harold,

To let you know, the Landmarks Commission agreed with staff’s recommendation that you proceed with work 
on the front porch and continue to work on the additional documentation for the construction documents for 
the other exterior work. They referred your project to the June 24 Landmarks Commission meeting for a 
progress update. Let me know if you need additional information. 

Heather L. Bailey, Ph.D.

Preservation Planner

Neighborhood Planning, Preservation + Design Section

-------------------------------------------------------------------------------------

Department of Planning + Community + Economic Development 

Planning Division

215 Martin Luther King, Jr. Blvd.; Suite 017

PO Box 2985

Madison WI 53701-2985

Email: hbailey@cityofmadison.com          Phone: 608.266.6552



Department of Planning & Community & Economic Development 

Building Inspection Division 
Madison Municipal Building, Suite 017  
215 Martin Luther King Jr. Blvd.  
P.O. Box 2984  
Madison, Wisconsin  53701-2984 
Phone: (608) 266-4551 
Fax (608) 266-6377 
www.cityofmadison.com  
 
 

MEMORANDUM 
 
DATE: June 3, 2019 
 
TO: Heather Bailey, Preservation Planner 
 
FROM: Kyle Bunnow, Plan Review and Inspection Supervisor 
 
SUBJECT: 121 Langdon Street – Demolition Via Neglect 
 
 
In a notification dated August 15, 2018 sent to the property owner of 121 Langdon Street, 
Landmarks Commission, City Staff, and Building Inspection determined it is our conclusion 121 
Langdon Street is currently undergoing demolition by neglect as outlined in MGO 41.15.  I am now 
writing to provide you with an update regarding the status of 121 Langdon Street. 
 
As of May 29, 2019 the property owner has not made any meaningful progress in resolving the 
outstanding issues and has not maintained consistent contact with Building Inspection or 
Landmarks.  The required permits and approvals have not been obtained, and Building Inspection does 
not have any indication that the owner has retained the necessary contractors to complete the work.   
 
It is the opinion of Building Inspection that the owner’s inaction to retain contractors and gain 
approvals to complete the required work makes compliance in 2019 highly unlikely.  Furthermore, it 
is the opinion of Building Inspection that 121 Langdon Street continues to undergo demolition via 
neglect and that the building is likely to further deteriorate before meaningful repairs can be made. 
 
 
 



 

   

PLANNING DIVISION STAFF REPORT                                                                  June 24, 2019 

PREPARED FOR THE LANDMARKS COMMISSION  
 

Project Name/Address:     121 Langdon St.  (Suhr House) 

Application Type:  Demolition by Neglect 

Legistar File ID #       53000 

Prepared By:             Heather Bailey, Preservation Planner, Planning Division 

Date Prepared:   June 14, 2019 
 

Summary 
 
Project Applicant/Contact:   Harold Langhammer; David Ferch, Ferch Architecture  
 
Requested Action:   The Landmarks Commission is considering whether demolition by neglect is 

occurring on the landmark site. 

Background Information 
 
Parcel Location: The subject site is a designated landmark (Suhr House) located in the Mansion Hill District.  It was 
designated as a landmark in 1974 and placed on the National Register of Historic Places in 1982. 
 
On September 17, 2018, the Landmarks Commission held a public hearing on a notice of demolition by neglect.  
At that meeting, the Commission referred that matter “to a future Landmarks Commission meeting no later than 
December 3 with the stipulation that the applicant work closely with the Preservation Planner and other City staff 
to itemize work which can be done with and without tax credits and provide a timeline for addressing the work 
orders in a timely manner.” 
 
On December 3, 2018, the Landmarks Commission approved a COA to complete the necessary work to stabilize 
and repair the building.  The Landmarks Commission referred the Demolition by Neglect case to the April 22, 2019, 
meeting to have an update from the property owner regarding progress towards completing necessary work in 
order to meet the terms and deadline of the court-approved agreement to complete the items in the work order 
by August 15, 2019. The submissions for the April 22 meeting did not meet the requirements for completing the 
work, so the commission referred the project to the next available meeting. The submissions for the May 6 
meeting also did not meet the requirements, so the commission referred the project to the next available meeting. 
At the May 20 meeting, staff notified the commission that part of the conditions of the Certificate of 
Appropriateness had been met and that the property owner would have time to begin work on the front porch 
and prepare additional materials prior to a June 24, 2019, meeting. The commission referred the case to that date. 
The Landmarks Commission has not made a final findings on the Demolition by Neglect case. 
 
Relevant Ordinance Sections – Demolition by Neglect: 
 
41.02  DEFINITIONS. 

Demolition by Neglect means the process of allowing landmarks, landmark sites or improvements in 
historic districts to decay, deteriorate, become structurally defective, or otherwise fall into disrepair.    
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41.14 MAINTENENCE OBLIGATION; ENFORCEMENT; PENALTIES 

(1) Maintenance obligation.  Every owner of a landmark, improvement on a landmark site, or 
improvement in a historic district shall do all of the following: 
(a)  Protect the improvement against exterior decay and deterioration. 
(b) Keep the improvement free from structural defects. 
(c) Maintain interior portions of the improvement, the deterioration of which may cause 

the exterior portions of such improvement to fall into a state of disrepair.  
(2) Enforcement.   

(a) The Building Inspector or designee is authorized to enforce the provisions of this 
chapter.   

(b) The Building Inspector may issue an official written notice to a property owner, 
requiring the property owner to correct a violation of sec. 41.14(1) above by a date 
specified in the notice. 

(c) The Building Inspector shall notify the Preservation Planner of all official compliance 
notices issued to owners of landmarks or improvements in historic districts. The Building 
Inspector shall further notify the Preservation Planner whenever a property owner fails 
to correct a violations by the compliance date specified in an official notice.  

(d) City agencies or commissions responsible for enforcing chapters 18, 27, 29, 30 and 31 of 
the Madison general ordinances, or, in the absence of such city agency or commission, 
the Building Inspector, may grant individual variances from those chapters to facilitate 
historic preservation and maintenance under this chapter, provided that such variance 
does not endanger public health or safety or vary any provisions of this chapter.   

 
41.15 DEMOLITION BY NEGLECT.  The owner of a landmark, improvement on a landmark site, or improvement 

in a historic district, may not allow the landmark or improvement to undergo demolition by neglect. 
(1)   Notice of demolition by neglect. If the Building Inspector believes that a landmark or 

improvement is undergoing demolition by neglect, the Building Inspector shall give written 
notice of that belief to the owner of the landmark or improvement.  The Building Inspector shall 
give a copy of the notice to the Preservation Planner and the Landmarks Commission.     

(2)  Public Hearing.  Upon receiving a notice under sec. 41.15(1), the Landmarks Commission shall 
issue a hearing notice under sec. 41.06 and hold a public hearing to determine whether the 
landmark or improvement is undergoing demolition by neglect.  The Commission shall hold the 
public hearing within 90 days of receiving the notice under sec. 41.15(1). 

(3)  Landmarks Commission Finding.  If, after a public hearing, the Landmarks Commission finds that 
a landmark or improvement is undergoing demolition by neglect, it shall report its finding to the 
Common Council, the Building Inspector and the Office of the City Attorney.  A Landmarks 
Commission finding of demolition by neglect is prima facie evidence of demolition by neglect for 
purposes of any administrative or civil court action, and also constitutes a determination that a 
public nuisance exists under sec. 27.05(3) of the Madison general ordinances.   

(4) Appeal of Landmarks Commission finding.   
(a) An appeal from a Landmarks Commission finding under sec. 41.15(3) may be taken to 

the Common Council by the owner of the affected landmark or improvement, the Alder 
of the district in which the subject property is located, or by the owners of 20% of the 
number of parcels of property within 200 feet of the subject property, measured 
according to sec. 41.03(5).   

(b) An appeal under par. (a) shall be filed with the City Clerk within 10 days after the 
Landmarks Commission makes its finding.  The appeal shall include the name and 
address of each petitioner, and shall specify the grounds for appeal.  The City Clerk shall 
forward the petition to the Common Council.  
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(c)  The Common Council shall hold a public hearing regarding any appeal it receives under 
par. (b). 

(d) Following a public hearing, the Common Council may, by favorable vote of two-thirds 
(2/3) of its members, reverse or modify the Landmarks Commission finding, with or 
without conditions, or may refer the matter back to the Commission with or without 
instructions, if it finds that the Commission’s decision is contrary to applicable standards 
under this subchapter.  

(5) Abatement by the City.  If the Landmarks Commission finds under sec. 41.15(3) that a landmark 
or improvement is undergoing demolition by neglect, the Building Inspector may proceed under 
the non-summary abatement procedures set forth in sec. 27.05(3)(e) of the Madison general 
ordinances to repair the landmark or improvement to abate the nuisance.  The cost of the 
required repairs shall be paid by the property owner, or shall be imposed as a special charge 
against the property and collected pursuant to the provisions of sec. 4.09(13) of the Madison 
general ordinances and Wis. Stat. § 66.0627. 

(6) Acquisition by City. If the Landmarks Commission finds under sec. 41.15(3) that a landmark or 
improvement is undergoing demolition by neglect, the Common Council may authorize the City 
to acquire the property under Wis. Stat. § 66.1111(2), if necessary through the initiation of 
condemnation proceedings under Wis. Stat. § 32.06. 

 

Analysis and Conclusion 
 
At the December 3, 2018, meeting, the Landmarks Commission approved the COA with the following conditions: 

 repair the front, side, and rear porches and stairways with the condition that all final details must be 
approved by staff 

 tuckpoint damaged masonry, with the extents of the work and the mortar mix and mortar color to be 
approved by staff;  

 replace the arched storm window on the lower level of the front façade, with specifications for the 
window to be approved by staff. 

 
Staff has approved the work for the masonry and the front porch. We are still awaiting finalized construction 
drawings for the other porches and the window. Staff has met with the property owner and contractors who 
would potentially be working on this project. Given their schedule and the fact that not all of the necessary 
contractors have been retained, staff does not believe it is possible to complete the work by the court-approved 
deadline. Included in the packet is an update from Kyle Bunnow stating that it is not possible for the property 
owner to complete the work by the August deadline. 
 
A discussion of the pertinent code section follows: 
41.15 DEMOLITION BY NEGLECT.  The owner of a landmark, improvement on a landmark site, or improvement 

in a historic district, may not allow the landmark or improvement to undergo demolition by neglect. 
(1)   Notice of demolition by neglect. The notice was issued on August 15, 2018, by Kyle Bunnow, City 

of Madison Housing Inspection Supervisor. 
(2)  Public Hearing.  The Landmarks Commission received this notice at its August 27, 2018, meeting 

and held a public hearing on September 17, 2018. 
(3)  Landmarks Commission Finding. The property owner has not completed the work of any of the 

previous timelines he submitted to the Landmarks Commission. Per the most recent notice from 
the Building Inspection Division, it is not possible for the required work to be completed by the 
court-approved deadline. 

(4) Appeal of Landmarks Commission finding.  The process has not reached this stage.  
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(5) Abatement by the City.  The Building Inspector and/or the Office of the City Attorney will have 
to determine if the City will take abatement steps or pursue other legal remedies. 

(6) Acquisition by City. The process has not reached this stage. 
 
 
Recommendation 
 
Staff recommends that the Landmarks Commission makes a finding of demolition by neglect, per the 
recommendation of the Building Inspection Division. The commission should make a report of this finding to 
Common Council, the Building Inspector, and the Office of the City Attorney, with the recommendation that the 
Landmarks Commission’s finding serve to support actions taken through the Building Inspection Division and the 
City Attorney’s Office to remediate the physical condition of 121 Langdon Street. 
 
 



1

Bailey, Heather

From: Heck, Patrick
Sent: Thursday, June 20, 2019 3:02 PM
To: Bailey, Heather
Subject: Re: 121 Langdon

Thanks Heather. I read the report and support the findings of Preservation Planning and Building 
Inspection. It is past time that this historic home get the care that it deserves. I hope that a finding of 
demolition by neglect will provide sufficient impetus for the owner to move forward with repairs as 
previously promised. 

You are welcome to mention those comments at Landmarks if it will be helpful. If not, no problem. 

Patrick

Alder Patrick Heck 
608-286-2260

To subscribe to District 2 updates go to:  http://www.cityofmadison.com/council/district2/

From: Bailey, Heather
Sent: Thursday, June 20, 2019 2:50 PM
To: Heck, Patrick
Subject: 121 Langdon

Patrick,

I am attaching the staff report for 121 Langdon. At the upcoming Landmarks Commission meeting, I am recommending
that the commission make a finding of demolition by neglect. Building Inspection is making the same recommendation
as there has not been any work completed onsite. It is not possible for the property owner to complete the work by the
court approved deadline. Let me know if you would like to talk about staff recommendations and if you have any
comments for the commission to consider at the meeting.

Heather L. Bailey, Ph.D.
Preservation Planner
Neighborhood Planning, Preservation + Design Section

Department of Planning + Community + Economic Development
Planning Division
215 Martin Luther King, Jr. Blvd.; Suite 017
PO Box 2985
Madison WI 53701 2985
Email: hbailey@cityofmadison.com Phone: 608.266.6552
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Bailey, Heather

From: Bailey, Heather
Sent: Monday, June 24, 2019 10:06 AM
To: info1
Cc: Bunnow, Kyle; sundoogie151@gmail.com
Subject: RE: 121 Langdon

I’ll add the drawing to the file. It has the information needed for that portion of the work.

Heather L. Bailey, Ph.D.
Preservation Planner
Neighborhood Planning, Preservation + Design Section

Department of Planning + Community + Economic Development
Planning Division
215 Martin Luther King, Jr. Blvd.; Suite 017
PO Box 2985
Madison WI 53701 2985
Email: hbailey@cityofmadison.com Phone: 608.266.6552

From: info1
Sent: Monday, June 24, 2019 9:28 AM
To: Bailey, Heather <HBailey@cityofmadison.com>
Cc: Bunnow, Kyle <KBunnow@cityofmadison.com>; sundoogie151@gmail.com
Subject: 121 Langdon

Hi Heather. I attach two chimney drawing that Nick Morgan, the mason, asked me to send to you. He said he 
would be calling you in an hour or so for your comments.  He is sourcing for matching bricks. Do you have any 
suggestions to call? Also, Nick has moved into an apartment at 121 Langdon. He will be working seven days a 
week for as many hours as needed until the job is done.Thanks. Harold 































AGENDA # 1

City of Madison, Wisconsin

REPORT OF: LANDMARKS COMMISSION PRESENTED: 6/24/19

TITLE: 121 Langdon St - Demolition by Neglect 
of a Designated Madison Landmark 
in the Mansion Hill Hist. Dist. (Suhr 
House); 2nd Ald. Dist.

REFERRED:
REREFERRED:
REPORTED BACK:

AUTHOR: Heather Bailey, Preservation Planner ADOPTED: POF:

DATED: 6/28/19 ID NUMBER: 53000

Members present were: Stuart Levitan, Richard Arnesen, Katie Kaliszewski, Arvina Martin, and David McLean.
Excused was Anna Andrzejewski.

Other City staff present: Kyle Bunnow, Plan Review and Inspection Supervisor, Building Inspection Division 

SUMMARY:

Harold Langhammer, registering in opposition and wishing to speak
Nick Morgan, registering in opposition and wishing to speak
David Ferch, registering neither in support nor in opposition and available to answer questions
Fred Mohs, registering neither in support nor in opposition and wishing to speak
Kurt Stege, registering neither in support nor in opposition and wishing to speak

Bailey provided a timeline of the previous dates on which the Landmarks Commission has reviewed the 
potential demolition by neglect of the property at 121 Langdon Street. She said that a public hearing was held 
on September 17, 2018 in response to the notice of demolition by neglect that the Landmarks Commission 
received from the Building Inspection Division. On December 3, 2018 a Certificate of Appropriateness was 
issued with conditions and the decision regarding the demolition by neglect was referred to April 22, 2019 in 
order to give the property owner time to comply with the court-approved agreement. The item was then 
referred to meetings on May 6 and May 22, 2019 as the Landmarks Commission and staff worked with the 
applicant to meet the conditions of the Certificate of Appropriateness. She noted that the date of the court-
approved agreement by which the owner must complete the items on the Building Inspection work orders is 
August 1, 2019, which had previously been reported incorrectly as August 15, 2019.

Bailey said that there are outstanding conditions to be met per the Certificate of Appropriateness; staff has 
approved construction documents for the majority of the work, but are still lacking information regarding two 
porches and an arched window that is being replaced. She said that she and Building Inspection staff visited 
the site on Friday, June 21, 2019 to meet with the mason, and the masonry work will begin soon.

Bailey said that staff’s recommendation is that the Landmarks Commission make a finding of demolition by 
neglect, per the recommendation of the Building Inspection Division as outlined in a memo from Plan Review 
and Inspection Supervisor Kyle Bunnow on June 3, 2019. She said that she and Building Inspection believe 
that the work cannot be completed by the August 1, 2019 deadline. She explained that if the Landmarks 
Commission were to make a finding of demolition by neglect, they are obligated to submit a report to the 
Common Council, Building Inspection, and the City Attorney’s Office with a recommendation on how to 
proceed. She said that she suggests they recommend that the finding of demolition by neglect serve to support 



actions taken through the Building Inspection Division and the City Attorney’s Office to remediate the physical 
condition of 121 Langdon Street.

Bunnow explained that Building Inspection has exhausted all of the tools at their disposal, and he believes that 
the property continues to undergo demolition by neglect. He said that a finding of demolition by neglect is an 
opportunity to put something on file that will prevent anyone from claiming the building is beyond repair in the 
future. He stated that Building Inspection is the entity that will give an approval or denial for the work orders 
that are completed, and while they have not reached the court-approved deadline for the completion of that 
work, he does not think it is reasonable to expect that the work will be completed by the August 1 deadline. He 
explained that a finding of demolition by neglect creates a point whereby the property cannot be redeveloped in 
the future with a claim that it is in such poor shape that it cannot be salvaged. He said they will continue to use 
tools such as fines, City Attorney prosecution, and liens in order to gain compliance and hold the property 
owner responsible. He explained that in a situation of demolition by neglect, the City can seek control of the 
property and have the work completed at their discretion; however, the City does not want that to happen. 
Levitan asked what will happen if the work is not completed by the August 1 deadline. Bunnow said that two 
potential penalties were negotiated. If the work is completed, there is a lower fine amount, and if the work is not 
completed, the City Attorney’s Office will seek to have the Municipal Court impose a higher fine amount. 
Building Inspection will also assess the condition of the building and ask for the case to be re-filed and 
prosecuted with more penalties. 

Arnesen asked if a finding of demolition by neglect might have the potential to scare away a potential 
purchaser of the property, or if it allows for a good faith purchaser to restore the house. Bunnow said that any 
fines incurred during the time in which the current owner has owned the property are the responsibility of the
current property owner. He said that there is also a policy that when a new person purchases a property, they 
are given a reasonable amount of time from the date purchased to complete the repairs. The purchaser is not 
penalized for the property’s current condition, but will need to make arrangements to complete the work orders 
or will face penalties. 

Arnesen asked if there is removal of a finding of demolition by neglect, and Bunnow said that the ordinance 
does not address that. Bunnow said that Building Inspection would take the position that if the code violations 
are corrected, the property would no longer be undergoing demolition by neglect.

Morgan introduced himself as the mason for this project, and said he has already begun his prep work. He said 
that he was able to track down the specific type of mortar required and has brick samples for Bailey to review 
for the chimney repairs. He explained that he will refurbish the chimney, complete tuckpointing, and reconstruct 
the columns. He said that he is willing to put in a lot of hours and will bring in additional workers in order to 
complete the masonry portion of the repairs.

Langhammer said that he is not pleased with the situation and if he could have done this differently, he would 
have, though he thinks that a finding of demolition by neglect is inappropriate. He said that the building is 
structurally sound and any problems will be corrected. He said that it wouldn’t have made a difference if the 
work were completed a year ago because it is a 140-year-old house. He said that he will use whatever 
resources are necessary to get the work done, and the carpenter he has hired has the same attitude as 
Morgan. He said that he does not dispute the comments in Bunnow’s June 3, 2019 memo that he did not have 
the required permits and approvals at that time, but said that he did have a signed contract from a different 
mason. After weeks of delay by that mason, Langhammer sought out different help and said that he now has 
contracts, permits, and approvals. He said that the property has already improved, and would appreciate if he 
was given the opportunity to complete the work before a decision is made regarding the demolition by neglect.

Ferch said that there are plans in for review that Building Inspection will likely approve tomorrow for work on 
the front porch, tuckpointing, and painting. He said that the plans for the rear and side porches have not been 
approved yet because they also require site plan review. He said that the front porch should be mostly 
complete in a month aside from a few moldings that have not be made yet.



Kaliszewski asked why it has taken so long to go through this process, and Langhammer said that it was a 
delay on his part. He pointed out that the existing rear and side porches are not appropriate for the era or the 
house, and he intends to rebuild the porches to look authentic and complementary to the house. He said that 
he decided to do this extra work beyond the work orders so that it will end up a handsome building. He said 
that he had considered selling the property, but now that he is engaged in completing the work, he does not 
intend to sell at this point.

Levitan asked if there are contractors in place to comply with all existing work orders, and Langhammer 
responded that he does have contractors. Levitan requested confirmation that the plans are not all approved, 
and Ferch stated that he was correct. Ferch said that the site plan work has not been submitted yet, and he is 
still working on plans for the side and rear porches based on previous feedback from the Landmarks 
Commission. Arnesen asked if the contractor who had previously signed a contract for the work was still 
involved. Langhammer explained that he previously had a signed contract and paid 1/3 of the fee up front, but 
the contractor stopped showing up and now the project is behind.

Bunnow said that at the time the memo was written on June 3, he had not had any contact with Langhammer 
and had expected that at that point, plans would be submitted and going through the review process. He said 
that after 2 ½ years of pursuing this case and the lack of communication from the property owner, he decided 
to write the memo. He said that construction plans were submitted last week, and given the situation, staff has 
chosen to expedite the review, which they do not do lightly. He pointed out that this has been challenging 
because work done under pressure is often work not done to the highest level of quality, so they need to find a 
balance to ensure things are getting done and are done well. He said that no matter the finding that the 
Landmarks Commission makes, Building Inspection will continue to monitor the property, and mentioned that 
he does believe that Langhammer wants to complete the work.

Arnesen asked what the practical repercussions are if they were to make a finding of demolition by neglect 
versus referring to see if the deadline is met. Bunnow pointed out that the timelines for penalties and the 
Landmarks Commission finding are independent. He said that Building Inspection will inspect the property a 
day or two after August 1 per the City Attorney Office to assess whether the work is completely done or not. He 
explained that if the work is not complete, the City Attorney’s Office may choose to seek a higher penalty. If the
Landmarks Commission were to make a finding of demolition by neglect, that would be further information for 
the City Attorney’s Office to use in the prosecution of the case.

Levitan asked for the opinion of District 2 Alder Heck, who said that he defers to staff and the work they have 
done over the last several months. Heck said that he believes the cumulative impact of the many 
postponements of this project is such that it is questionable whether this work can be completed on time.

Kaliszewski asked if all of the work that the Landmarks Commission had approved is finished. Bailey said that 
she is still missing items related to the conditions of the Certificate of Appropriateness. Bailey said that if the 
Landmarks Commission makes a finding of demolition by neglect, she will still work with the property owner to 
complete the work orders. Kaliszewski asked if they could pull a finding of demolition by neglect if the work 
ends up being completed. Bailey said that the ordinance does not specify that process.

Levitan asked Bunnow if we have now gotten the property owner’s attention. Bunnow said that he thought they 
had gotten the owner’s attention last December, but as of today, the property is effectively in the same 
condition as it was when this case began 2 ½ years ago. He said that many steps in the right direction have 
occurred over the last few weeks in lining up the mason and submitting plans, but he is not going to say that 
the work will be completed on time or be done well until we get to the final completion. 

Levitan asked Bunnow if his recommendation on a finding of demolition by neglect would be the same had 
there been a mason on duty and plans submitted as of June 3. Bunnow said that he does not believe the work 
will be done by August 1, pointing out that there is still a significant amount of work to complete and factors 
outside of our control like the weather and the arrival time of materials that could easily make this not occur. He 



said that the August 1 deadline is only relevant to the Landmarks Commission as a date they had also tagged 
as significant, but that he would still probably have written the memo.

Langhammer said that the deadline of August 1 is of great cost to him. He encouraged the Commission to refer 
their decision on the demolition by neglect for four weeks because the building will be in better condition at that 
time. He said that if the work isn’t 100% done, it will be close to it, which should satisfy their concerns. He said 
that a finding of demolition by neglect would only impose unnecessary conditions on him.

Levitan asked Bunnow which of the three conditions of the Certificate of Appropriateness, porch repair, 
tuckpointing, and window replacement, are more relevant to a finding of demolition by neglect. Bunnow said 
that masonry is at the top of the list because water is one of the main causes of deterioration to a structure. He 
said that because the porches are exterior in nature, they may look poor but may not impact the structure. He 
pointed out that he has not examined the structure of the building, but would put porches second in priority 
because of their volume. He said that the replacement window would be lowest in priority because we don’t 
know that the existing window has lost the ability to keep the elements out. 

Bailey said that it is important to look at the cumulative effect of all of these elements coming together to create 
a situation for demolition by neglect. McLean said that if they make a finding of demolition by neglect tonight 
versus closer to the August 1 deadline, they may be preempting history and could potentially make a more 
accurate assessment based on what ends up happening to the property closer to the deadline.

Mohs said that in his experience of doing building rehab, it is important to have help from experts in the field 
because a homeowner simply can’t know enough about the specific work to be completed. He said that this is 
especially true for tuckpointing because the work is being done in a place that one cannot see. He 
recommended that Langhammer seek an engineer supervisor to oversee the work and produce a report that 
would be beneficial to have if he were to ever sell the property. Levitan asked Mohs to speak to the demolition 
by neglect, and Mohs said that it exists for sure, so he doesn’t know why the Commission wouldn’t make that 
finding. He said that the property owner needs to watch the work being done to see that it is being done well, 
and he hopes that Building Inspection will watch what is happening as well. He said that this is a wonderful 
house, and completing this work is not throwing money away because if the job is done right, the house will be 
worth more.

Stege, representing the Madison Trust for Historic Preservation, said that there is a benefit to having the 
demolition by neglect ordinance in the books. He commended the work of the building inspectors who have 
been monitoring the structure and taking action. He said that the Trust is concerned about the substantial 
ongoing damage to the property and encourages acting as promptly as possible to stabilize the structure. He 
said that a step in that direction has to be making a finding of demolition by neglect. He mentioned that the 
rehab of Garver Feed Mill could be instructive in that the estimated repair cost increased substantially between 
the time bids were submitted and when the work commenced, despite interim steps to mitigate the damage. 
He said that the speed of deterioration will increase, and pointed out the many rotted, unprotected areas on the 
structure at 121 Langdon. He said that the community is also interested to see how the demolition by neglect 
ordinance will be applied by the City. He said that Building Inspection and the Landmarks Commission will 
determine that, but the many referrals indicate that the City will allow delays when it comes to deteriorating 
local landmarks and structures in historic districts. He pointed out that this property is in an area of the city 
under strong developmental pressure, and he personally believes that the house has clearly been neglected 
much longer than 2 ½ years.

Levitan asked Bunnow to speak to the unprotected deteriorated wood to which Stege referred. Bunnow said 
that deterioration happens slowly until it happens fast because it slowly accumulates over time, but once wood 
rot sets in, it can spread more rapidly and lead to failures in structural integrity. He said that wood preservation 
is important, and there are several areas on the building that need to be preserved, as well as many areas of 
masonry that need to be treated. He expressed that Building Inspection is not the project manager, they are 
the enforcers of the building code and it is up to the property owner to direct the work. He said that Building 
Inspection will dedicate a tremendous amount of staff resources for this project and will make people available 



to visit the site frequently in order to determine whether the work is done appropriately. He said that this project 
is getting to the point where it really needs to move forward because the construction season is getting shorter 
and contractors are booked far in advance.

Levitan asked Bunnow what a finding of demolition by neglect would do to expedite the necessary work. 
Bunnow said that it does little today, but will be very significant if the work is not completed by the negotiated 
deadline and the City seeks additional penalties. Bailey said that if the Landmarks Commission makes a 
finding of demolition by neglect, there are additional steps in the process. She said that staff’s recommendation 
is phrased in a way that other entities could use the finding in order to move forward with the property 
expeditiously. She said that the decay on the structure is such that they need to do that, and pointed out that 
the Landmarks Commission is supposed to be a steward of landmark properties. In response to 
Langhammer’s earlier comments about the amount of work that may be completed, Bailey said that all of the 
work needs to be done; there is an obligation for maintenance, and the entire work order must be completed. 
Langhammer said that 100% of the work will be done.

Levitan asked if the Commission feels that the first masonry contractor failing to show up is a reason to excuse 
the delay. Arnesen and Kaliszewski said no. Kaliszewski pointed out that it is June 24 and the property owner 
doesn’t have everything lined up yet; when he appeared in front of the Commission almost a year ago, he said 
he would take care of it quickly, but still doesn’t have plans approved. She said that the history of this property 
has shown that any pressure from Building Inspection did not work because they were ignored for 2 years. She 
asked if making a finding of demolition by neglect would matter because none of the previous actions by the 
City have sped anything up. Arnesen said that the property owner had plenty of time to get the work lined up 
and start earlier, but he didn’t submit any contracts to the Landmarks Commission until recently. He said that 
he agrees with Mohs and does not think they should refer because it puts artificial pressure on the contractors 
to rush to finish in order to avoid the finding of demolition by neglect. He said that if they were to make a finding 
of demolition by neglect today, it doesn’t seem to put the property owner in a worse position as long as he 
follows through. He explained his understanding that if the work is completed, the finding will not cause the 
property owner any other issues, but if he fails to complete the work, it will. He said that the Landmarks 
Commission has been patient and referred the item many times, but it wouldn’t do any good to refer another 
month. Martin said that she agreed.

Levitan said that with a finding of demolition by neglect, it is then reported to Common Council, Building 
Inspection, and the City Attorney’s Office.

Arnesen said that if the property owner gets the work done, he would like to rescind the finding of demolition by 
neglect. Kaliszewski agreed.

Kaliszewski pointed out that the property owner can file an appeal within 10 days with the City Clerk. Levitan 
asked for confirmation that the District 2 Alder would not appeal the finding, and Heck said that was correct.

ACTION:

A motion was made by Arnesen, seconded by Kaliszewski, to make a finding of demolition by neglect. 
The motion passed by voice vote/other.




