


Community Preservation Act Application/Narrative 

Proposal from Victoria Capital Trust, mortgagee and party in control of the property 
(per Western Housing Court order) known as and numbered 63 Mulberry Street, 
Springfield, Massachusetts.  

Project: 63 Mulberry Street, Springfield, Massachusetts 

To: Community Preservation Act Committee 

 

NOTE: As per email correspondence of March 30, 2022 between Attorney Michael E. 
Swain, Karen Lee and Bob McCarroll, it is anticipated that supplemental information 
will be sent to the committee prior to the May 2022 meeting.  

 

I. GENERAL INFORMATION 

A: The parcel ID number for the property is 08885-0084.  The Property is currently 
owned by Sisterhood on the Move, Inc. and there is a pending lawsuit brought by 
former owner Cheryl Bonner alleging that she was fraudulently induced to transfer the 
Property to Charles Cobb, who then transferred the Property to his corporation named 
Sisterhood on the Move, Inc.  Applicant is the current mortgagee of the Property and is 
in control of the premises per court order of Western Housing Court.  

B. Community Housing Questions – N/A. 

C. Historic Preservation Questions 

1. The applicant agrees to preservation restriction or local historic district 
designations and will supplement the proposed rehab plan prior to the 
committee’s May meeting to address concerns regarding the same.  

2. The applicant will consult with the proper City entities to ensure the work 
complies with the Secretary’s Standards.  

3.  The Property was constructed in 1865. 

D. Open Space & Recreation Questions – N/A. 

 

E. Certification regarding applicant not being found guilty of wage theft – to be 
supplemented to this application prior to the committee’s May meeting.  

 



II. Narrative 
A. Project summary 

The main house on this property is an 8,624 square foot single family home 
consisting of 10 bedrooms and 7 bathrooms built in 1865.  Local architect Guy 
Kirkam deigned the large Colonial Revival style house and Shingle style carriage 
house for Chester Bliss.  Both buildings are in serious disrepair and are textbook 
examples of demolition by neglect.   There was also a fire in the main building that 
has caused serious damage.  Three proposals have been submitted for rehabilitation 
of the main house and demolition of the carriage house.  It is of the opinion of all 
three contractors and an architect that the carriage house is beyond repair and 
should be demolished.  The City has also taken the position (in the Western Housing 
Court matter) that the carriage house must be demolished for public safety.  
Applicant wishes to explore opportunities for how the main historic building may 
be rehabilitated.   

B.  Proposal Description 

The proposal is to restore the main building at the Property to preserve a historic 
building.  Springfield would be benefited by having this historic home restored to its 
old glory.  The proposal meets the CPA criteria of rehabilitation of historic 
resources.  The expected outcome of the project would be to have this historic 
property no longer condemned and provide a great improvement to the historic 
neighborhood.  

A list of the work that is needed at the Property includes: 

• Secure all necessary municipal permits 
• Provide all general condition (i.e. sani-can, dumpster, lift equipment, etc.) 
• Demo all finishes on the interior and exterior down to framing 
• Demo all MEP systems 
• Rebuild & repair all exterior walls, sheathing, and porches to code 
• Replace all windows and doors 
• Install new siding 
• Install new roofing shingles 
• Repair masonry 
• Install new MEP systems including but not limited to: new electrical service 

and distribution, HVAC systems, plumbing, fire alarm, etc.  
• Insulate building to code 
• Install new millwork and hardware 
• Install all finishes including paint, flooring, shelving, etc. 



NOTE: The attached proposals from the three (3) contractors will be updated to 
provide materials to be used that match the historic buildings character.  Currently 
the proposals do list things such as vinyl siding, which will not be in compliance 
with the historic district’s regulations.  

C. Feasibility and Sustainability 

Applicant is the mortgagee of the Property and has resources to invest in the 
restoration of the home.  Other funding sources are being looked into and it is 
anticipated that the applicant will supplement this application prior to the 
committee’s May meeting.  

 

D. Applicant Experience 

Applicant is currently in control of the Property via court order from Western 
Housing Court (the “Court”).  The Court approved the company of CSG Properties 
MA LLC based out of Springfield, MA to be the manager of the Property.  This 
company is affiliated with CSG Properties LLC (“CSG”) which was founded in 1995.  
CSG has provided professional management for distressed properties of all types.  
Attached is information providing greater insight into CSG’s long history of 
managing properties.   
 

III. Timeline 

The timeline for rehabilitation is largely based on Western Housing Court approval 
and scheduling constraints of the contractors.  The contractors’ proposals stated a 
timeframe for work to be completed as about two (2) months.  With current supply 
chain issues, this timeframe estimate may be increased.    

IV. Budget 

Using the mid amount proposal received by the three (3) contractors, it is 
anticipated that the project will cost at least $1,839,900.00.  Upon revised proposals 
to meet historic district guidelines, this amount is likely to increase.   

 

V. Attachments 
• Fair Wage Compliance Certificate – to be provided prior to the committee’s 

May meeting.  
• Documents showing standing of applicant: Note, Mortgage, Assignment of 

Mortgage. 



• Court order regarding control of the Property.  
• Court report from Western Housing Court including photos.  
• Curriculum Vitae and biography of Gregory A. Gilfoil, CEO of CSG. 
• CSG Properties Brochure 
• Proposals from AJ Crane Construction of Chicopee, MA, Jared A Laravee 

Construction of Chicopee MA and JMC Services LLC of Indian Orchard, 
MA. 

• Letters of support – it is anticipated that upon updating the proposals from 
the contractors that letters of support will be supplemented prior to the 
committee’s May meeting.  
 



EXHIBIT A 
 

Note 













EXHIBIT B 
 

Mortgage 



























EXHIBIT C 
 

Assignment of Mortgage 













EXHIBIT D 
 

Court Report 



COURT REPORT

SKB 16ENFCP-00558HS -
Insp Time 9am-4pm
1) Is the carriage house still boarded and secured to USFA standards?
2) Is the main building still boarded and secured to USFA standards?
3) Is the property clear of all trash, debris, litter, and overgrowth?

Complaint Location: 63 MULBERRY ST Zone: Residence A

Date of Re-Inspection: Tuesday, January 12, 2021

Next Court 
Appearance:

2/16/21

Inspector(s): Colin  Hoppie

Purpose:

Additional Information:

Inspector Findings:

1. Yes the carriage house is still boarded and secure to USFA Standards
2. No the main building is not still boarded and secured to USFA standards. A wall has been breached at the right rear 
porch see photo.
3. No the property is not clear of all trash, debris, litter and overgrowth  

I Colin  Hoppie have found the above report and attachments to be accurate and true, signed under pains and penalties 
of perjury this 12 day of January.

Photographs

Narrative

Formal Report

Court Attendance Necessary

Time: 9am - 4pm



Basement - Housing

Doors Exterior Door To Basement
 Doors are Broken/ Missing/Rotted (105.CMR.410.500)

Court Inspection

Court Report Fields 1 carriage house not boarded to USFA standard.( see photo’s)

2.Main building not boarded to USFA standards.( see Photo’s)

3.Property not free and clear of overgrowth, litter and debris (see 
photo’s)

Dwelling - Housing

Entire Dwelling Condemnation Lifted
(105.CMR.410.700)  Inspectors Duty To Classify Violation
(105 CMR 410.500) Owner’s Responsibility To Maintain Structural 
Elements 
(105 CMR 410.351) Owner’s Installation And Maintenance 
Responsibilities 
(105.CMR.410.500)Walls Peeling/Flaking 
(105.CMR.410.500)Ceiling - Peeling/ Flaking/Rusted 
(105.CMR.410.351)Exposed wires

There is peeling paint on walls throughout. There water damaged 
ceilings throughout. There are exposed wires throughout

Dwelling - Housing

Entire Dwelling Smoke Detector(s) Defective and/or Missing - HAZARDOUS. Note: 
Referral made to Fire Dept - Owner must contact Springfield Fire 
Department at 413-787-6410 to obtain a compliance certificate 
verifying correction of above violations. (105.CMR.410.482) no smoke 
detector in basement

Means of Egress (105 CMR 410.450) rear egress blocked by caution 
tape/rear porch structurally unsound

Exterior - Housing

Gutters Gutters are Leaking (105.CMR.410.500)
Gutters are Rotted (105.CMR.410.500)

Exterior - Housing

Masonry Mortar is Missing or Loose on Foundation (105.CMR.410.500)

Exterior - Housing

Other Storm Windows Repair/Replace (105.CMR.410.500) Windows 
Broken/Missing throughout

Exterior - Housing

Porches Front and Rear Porches
Guardrail Enclosing Every Porch, Balcony, Mezzanine, Landing, Roof 
or Similar Place is Less Than 36" Minimum Height Requirement 
(105.CMR.410.503(c))
Guardrail is Missing (105.CMR.410.503(c))

Exterior - Housing

Old Items



Porches Front Porch
Ceilings are Rotted (105.CMR.410.500)
Ceiling - Peeling/ Flaking/Rusted (105.CMR.410.500)
Floor is Cracked/Rotted (105.CMR.410.500)
Floor Boards are Loose (105.CMR.410.500)
Floor - Weak/Holes (105.CMR.410.500)
Balusters are Missing/Broken (105.CMR.410.503(d))
Rear Porch
Floor is Cracked/Rotted (105.CMR.410.500)
Floor Boards are Loose (105.CMR.410.500)
Floor - Weak/Holes (105.CMR.410.500)

Exterior - Housing

Railings Rear Second Floor Porch
Guardrail is Missing (105.CMR.410.503(c)) Stockade Fence being 
used as rail

No Hand Rails on Stairs (105.CMR.410.503(a)) Right Rear Exterior 
Stair

Exterior - Housing

Roofing Fascia Boards are Rotted (105.CMR.410.500)

Exterior - Housing

Siding Siding Broken / Missing/Rotted (105.CMR.410.500)
Paint Peeling, Remove Loose Paint, Repaint (105.CMR.410.500)

Exterior - Housing

Yard Litter - Exterior (7.16.120 R/S)
Litter - Public Street Three Feet from Gutter or Curb (7.16.120 (C))
Overgrowth on Parcel of Land (7.16.120 (V))
Yard has piles of trash, furniture, debris and heavy 
overgrowth.Carriage house has garbage scattered on floor throughout.

Exterior - Housing

Yard Maintenance of Land (105.CMR.410.602(a))
Yard has overgrowth, with branches protruding onto sidewalk and 
driveway, there is construction/demolition debris, plastic oil containers, 
trash, rotted yard waste, miscellaneous debris throughout yard.
Stockade fence is broken, rotted, leaning

Garage-Shed - Housing

Other Board & Secure (Dept. Regulations attached) (105.CMR.410.500) 

Garage-Shed - Housing

Other CARRIAGE HOUSE IN THE BACK OF THE PROPERTY:
Structural Members are Unsound (105.CMR.410.500)
Owner's Responsibility to Maintain Structural Elements  
(105.CMR.410.500)
Roof is Leaking (105.CMR.410.500)
Roof is Open to Elements (105.CMR.410.500)
Siding Broken / Missing/Rotted (105.CMR.410.500)
Door Glass Broken (105.CMR.410.500)
Glass is Broken/Missing (105.CMR.410.500)
Gutters, Parts are Missing (105.CMR.410.500)
Gutters are Leaking (105.CMR.410.500)
Gutters are Rotted (105.CMR.410.500)
Paint Peeling, Remove Loose Paint, Repaint (105.CMR.410.500)

NOTE: A REFERRAL HAS BEEN MADE TO THE CITY OF 
SPRINGFIELD BUILDING DEPARTMENT FOR FURTHER 
INSPECTION.

New Items





Inspection Attachment
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Inspection Attachment
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Inspection Attachment
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Inspection Attachment
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Inspection Attachment

20210112110207000.jpg
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Inspection Attachment
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EXHIBIT E 
 

Curriculum Vitae 
 
 

  







EXHIBIT F 
 

Biography 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





EXHIBIT G 
 

CSG Properties LLC Brochure  



CSG Properties LLC 
Hotel, Residential, Office & Retail 

Property Management 

3171 Highway 9 N, Suite 303 

Old Bridge, New Jersey 08857 

(973) 826-0637   (973) 826-0687









Sampling of Multifamily Properties Managed by the Principals of CSG Properties LLC 

Crescent Gardens, West Collingswood, NJ 

Gramercy Park Gardens, Mt Ephraim, NJ 

223 2nd Avenue, NY, NY 

540 Henry St, Brooklyn, NY 

50 West 110th, NY, NY 

600 West 144th St, NY, NY 

601, 605, 609 West 175th Street, NY, NY 

Jackson Manor, Queens, NY 



Sampling of Hotels Managed by the Principals of CSG Properties LLC 

Days Inn Lincoln Tunnel, N Bergen, NJ 

Woodbridge Sheraton, NJ 

Hyatt Headquarters Hotel, Morristown, NJ 

Inn at Fox Hollow, Westbury, NY 

Hilton at Metro Center, Tampa, Fl 

Bryant Park Hotel, New York, NY 

Peachtree Conference Center, Atlanta, GA 

Doral Resort & Country Club, Miami, FL 

















821 East Main Street

Chicopee, MA 01020 

413-594-2450

Proposal

CSG Properties MA, LLC 

ATTN: Richard Gilfoil          6/22/2021 

RE: 63 Mulberry St. 

Project Overview: 

• A. Crane Construction Co. proposes to perform a full renovation of the building at 63

Mulberry St in Springfield, MA.  This renovation is in response to the condemnation

letter dated 10/11/2018 from the City of Springfield to the Owner.

Estimated Project Cost: 

• $1,792,340.00 

Scope of Work 

• Secure all necessary municipal permits

• Provide all general condition (i.e. sani-can, dumpster, lift equipment, etc.)

• Demo all finishes on the interior and exterior down to framing

• Demo all MEP systems

• Rebuild & repair all exterior walls, sheathing, and porches to code

• Replace all windows and doors

• Install new vinyl siding

• Install new asphalt roofing shingles

• Repair masonry where possible

• Install new MEP systems including but not limited to: new electrical service and

distribution, HVAC systems, plumbing, fire alarm, etc.

• Insulate the building to code

• Install all new drywall, tape, and sand as to make ready for paint

• Rebuild stairs and rails to code

• Install all new millwork and hardware including but not limited to: cabinetry,

countertops, doors, trim, etc

• Install new hardware as necessary

• Install all finishes including paint, flooring, shelving, etc.

• Clean all affected work areas and haul all excess construction debris off-site

• Present certificate of occupancy

Exclusions: 

• Any work not specifically listed above

• Removal of any hazardous materials

• Landscaping

• Fire suppression

• Driveway or sidewalk work

• Any/all work in the garage

License # CS-092236



• Engineered or architecturally stamped plans or prints

Owners Responsibilities: 

• Access to work area

• Payments as requested

• Selections in a timely manner

THE ABOVE PRICING IS VALID FOR     30    DAYS 

Changes to this contract will be in writing prior to work being completed. 

Extra work will be requested in writing and billed by the hour @ $85.00 per hour. 

Estimated Start: October 20, 2021

Completion Date: December 31, 2022

ACCEPTANCE OF PROPOSAL -- The above prices, specifications and conditions are 

satisfactory and are hereby accepted. You are authorized to do work as specified. 

Payment will be as outlined above. 

_________________________ 

Customer Signature 

_________________________ 

Date 

_________________________ 

Contractor Signature 

_________________________ 

Date 

6/22/2021





Jared A Laravee Construction 
39 Swol St 

Chicopee, MA 01013 
(413) 592-2464   (413) 297-2249 

License #CS-102286 
 
June 25, 2021 
 
Mr. Richard W. Gilfoil, Member 
CSG Properties MA LLC 
257 Gilbert Av 
Springfield, MA 01119 

Re: General Contracting Proposal – 63 Mulberry Street, Springfield. Massachusetts 

Dear Mr. Gilfoil, 

Herein is our proposal to perform a complete renovation of the main house located at the address 
captioned above in connection with Civil Action No. 18-CV-1060 (the “Civil Action”), Housing 
Court, Department of the Trial Court, Commonwealth of Massachusetts, County of Hampden (the 
“Court”) 
 
Estimated Project Cost -  $1,875,000.00 
 
Scope of Work as provided by Caolo & Bieniek Associates, Inc. 

• Secure all necessary municipal permits 
• Provide all general condition (i.e. sani-can, dumpster, lift equipment, etc.) 
• Demo all finishes on the interior and exterior down to framing 
• Demo all MEP systems 
• Rebuild & repair all exterior walls, sheathing, and porches to code 
• Replace all windows and doors 
• Install new vinyl siding 
• Install new asphalt roofing shingles 
• Repair masonry where possible 
• Install new MEP systems including but not limited to: new electrical service and 

distribution, HVAC systems, plumbing, fire alarm, etc. 
• Insulate the building to code 
• Install all new drywall, tape, and sand as to make ready for paint 
• Rebuild stairs and rails to code 
• Install all new millwork and hardware including but not limited to: cabinetry, 

countertops, doors, trim, etc 
• Install new hardware as necessary 
• Install all finishes including paint, flooring, shelving, etc. 
• Clean all affected work areas and haul all excess construction debris off-site 
• Present certificate of occupancy 



Richard W. Gilfoil 
June 25, 2021 
Page 2 

Exclusions: 

• Any work not specifically listed above 
• Removal of any hazardous materials 
• Landscaping 
• Fire suppression 
• Driveway or sidewalk work 
• Any/all work in the garage 
• Engineered or architecturally stamped plans or prints 

 
Owners Responsibilities: 

• Access to work area 
• Payments as requested 
• Selections in a timely manner 

THE ABOVE PRICING IS VALID FOR 45 DAYS 
Changes to this contract will be in writing prior to work being completed. 
Extra work will be requested in writing and billed by the hour @ $90.00 per hour. 

 
Estimated Start: October 18, 2021             Completion Date: December 31, 2022 

 
ACCEPTANCE OF PROPOSAL -- The above prices, specifications and conditions are 
satisfactory and are hereby accepted. You are authorized to do work as specified. 

  Payment will be based on progress upon certified progress payment requests. 
 

Very truly yours, 

Jared A Laravee 
Jared A. Laravee 

 
ACCEPTED: 
 
CSG Properties MA LLC 
By: Richard W. Gilfoil, Member 

 

 

             
         Date 



 
License # CS-088045 

(413) 301-7318

34 Front St
Indian Orchard, MA 01151

June 29, 2021 
 

Proposal 
 
CSG Properties MA LLC 
Mr. Richard W. Gilfoil 
 
Project 
 
Perform a complete renovation of the main house located at the address captioned above in 
connection with Civil Action No. 18-CV-1060 (the “Civil Action”), Housing Court, Department 
of the Trial Court, Commonwealth of Massachusetts, County of Hampden (the “Court”) 
 
Estimated Project Cost -  $1,815,000.00 
 
Scope of Work as provided by Caolo & Bieniek Associates, Inc. 

• Secure all necessary municipal permits 
• Provide all general condition (i.e. sani-can, dumpster, lift equipment, etc.) 
• Demo all finishes on the interior and exterior down to framing 
• Demo all MEP systems 
• Rebuild & repair all exterior walls, sheathing, and porches to code 
• Replace all windows and doors 
• Install new vinyl siding 
• Install new asphalt roofing shingles 
• Repair masonry where possible 
• Install new MEP systems including but not limited to: new electrical service and 

distribution, HVAC systems, plumbing, fire alarm, etc. 
• Insulate the building to code 
• Install all new drywall, tape, and sand as to make ready for paint 
• Rebuild stairs and rails to code 
• Install all new millwork and hardware including but not limited to: cabinetry, 

countertops, doors, trim, etc 
• Install new hardware as necessary 
• Install all finishes including paint, flooring, shelving, etc. 
• Clean all affected work areas and haul all excess construction debris off-site 
• Present certificate of occupancy 



CSG Properties MA LLC 
June 29, 2021 
Page 2 

Exclusions: 

• Any work not specifically listed above 
• Removal of any hazardous materials 
• Landscaping 
• Fire suppression 
• Driveway or sidewalk work 
• Any/all work in the garage 
• Engineered or architecturally stamped plans or prints 

 
Owners Responsibilities: 

• Access to work area 
• Payments as requested 
• Selections in a timely manner 

THE ABOVE PRICING IS VALID FOR 60 DAYS 
Changes to this contract will be in writing prior to work being completed. 
Extra work will be requested in writing and billed by the hour @ $95.00 per hour. 

 
Estimated Start: October 25, 2021             Completion Date: December 31, 2022 

 
ACCEPTANCE OF PROPOSAL -- The above prices, specifications and conditions are 
satisfactory and are hereby accepted. You are authorized to do work as specified. 

  Payment will be based on progress upon certified progress payment requests. 
 

Respectfully submitted, 

Jeremy Methe 
Jeremy Methe 

 
ACCEPTED: 
 
CSG Properties MA LLC 
By: Richard W. Gilfoil, Member 

 

 

             
         Date 
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