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Ian S. Landsberg, Esq. (SBN 137431) 
Casey Z. Donoyan, Esq. (SBN 224945) 
LANDSBERG LAW, APC 
9300 Wilshire Boulevard, Suite 565 
Beverly Hills, California 90212 
Telephone:  (310) 409-2228 
Facsimile:   (310) 409-2380 
Email:  ian@landsberg-law.com 
 
Attorneys for Debtor and Debtor in Possession, 
Crystal Waterfalls LLC 

UNITED STATES BANKRUPTCY COURT 

CENTRAL DISTRICT OF CALIFORNIA 

LOS ANGELES DIVISION 

In re 
 
 
CRYSTAL WATERFALLS, LLC, dba PARK 
INN BY RADISSON, 
 
 
 
 
 

Debtor and Debtor in Possession. 
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Case No. 2:15-bk-27769-ER 
 
 
Chapter 11 
 
DEBTOR’S NOTICE OF MOTION 

AND MOTION FOR ENTRY OF AN 

ORDER APPROVING BIDDING 

PROCEDURES FOR SALE OF REAL 

PROPERTY AND IMPROVEMENTS 

AND  ASSUMPTION; MEMORANDUM 

OF POINTS AND AUTHORITIES; 

DECLARATION OF LUCY GAO IN 

SUPPORT THEREOF  

 

Bidding Procedures Hearing  

Date:      September 23, 2016 

Time:     11:00 a.m.  

Place:     Courtroom 1568 

               255 E. Temple Street 

               Los Angeles, CA 
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PLEASE TAKE NOTICE that, on September 23, at 11:00 a.m., before the Honorable 

Ernest Robles, United States Bankruptcy Judge, Crystal Waterfalls LLC (“Debtor”), debtor and 

debtor in possession in the above-captioned, chapter 11 bankruptcy case, will move the Bankruptcy 

Court, pursuant to Sections 105 and 363 of the Bankruptcy Code (“Sale Procedures Motion”), for 

an order establishing bidding procedures for the sale of the Debtor’s real property and 

improvements located at 1211 East Garvey Street, Covina, California 91724 bearing assessor’s 

parcel numbers 8447-031-045 and APN 8447-031-053 (the “Real Property”), upon which the 

Debtor operates a Park Inn by Radisson hotel (the “Hotel”). 

This Motion is made on the grounds that the Debtor has received a bona fide offer to 

purchase substantially all of the Debtor’s assets for the aggregate amount of $25,000,000.00
1
 (the 

“Purchase Price”) from PFM Ltd./Hillary Shockley, et al. and/or assignee (“Purchaser”).    

The Motion involves the proposed sale of substantially all of the Debtors’ assets (the 

“Assets”), including: 

a. The Real Property and the Hotel; 

b. All of the Debtor’s furniture, fixtures and equipment (“FF&E”) and inventory of 

personal property; and 

c. All permits, licenses, authorizations, registrations, consents and approvals relating to 

the Debtor’s business, whether governmental or otherwise, to the extent they are 

assignable or transferable in connection with the sale transaction. 

PLEASE TAKE FURTHER NOTICE that the Sale Procedures Motion is based upon this 

Notice of Motion and Motion, the attached Memorandum of Points and Authorities, the 

Declaration of Lucy Gao submitted herewith, Local Bankruptcy Rule 6004-1, the records and files 

in this Chapter 11 case, and such additional evidence and argument as may be presented at or 

before the hearing on the Sale Procedures Motion. 

                                                      
1
 Of the $25,000,000 purchase price, $24,800,000 is to be paid directly to the Debtor and $200,000 is being 

paid to Sequoia Hospitality (F&B) Covina, Inc., who is the Debtor’s tenant at the Hotel operating the 
restaurant, as a fee to terminate the existing lease. 
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PLEASE TAKE FURTHER NOTICE that pursuant to Local Bankruptcy Rule 6004-

1(b)(4), any party wishing to respond to the Sale Procedures Motion must file with the Bankruptcy 

Court and serve on counsel for the Debtor a written response at least one (1) day before the hearing.  

Pursuant to Local Bankruptcy Rule 9013-1(h), failure to timely file and serve a response in 

accordance with the Local Bankruptcy Rules may be deemed by the Bankruptcy Court to be 

consent to the granting of the relief requested in the Sale Procedures Motion. 

DATED: September 16, 2016   LANDSBERG LAW, APC 

 
 
     By: _/s/ Casey Z. Donoyan_______________ 
              Ian S. Landsberg, Esq. 
      Casey Z. Donoyan, Esq. 

Attorneys for the Debtor and Debtor-in-Possession, 
CRYSTAL WATERFALLS LLC 
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MEMORANDUM OF POINTS AND AUTHORITIES 

I.  

INTRODUCTION 

 Subject to overbids, the Debtor seeks to sell its Assets free and clear of liens, claims and 

encumbrances to Purchaser for the sales price of $25,000,000.  As the sale of the Assets is 

necessary to consummate a Chapter 11 Plan, the sale is in the best interests of the Debtor’s estate. 

II.  

STATEMENT OF FACTS 

A. Jurisdiction, Venue and Background of the Debtors’ Cases 

1. The Court has jurisdiction over this matter pursuant to 28 U.S.C. §§ 157 and 1334.  

This is a core proceeding pursuant to 28 U.S.C. § 157(b)(2).  Venue is proper before this Court 

pursuant to 28 U.S.C. §§ 1408 and 1409.  The statutory predicate for the relief requested herein is 

Rule 1015(b) of the Federal Rules of Bankruptcy Procedures (the “Bankruptcy Rules”) and Local 

Bankruptcy Rule 1015-1(b). 

2. Crystal Waterfalls LLC, the debtor and debtor in possession in the above-captioned 

Chapter 11 bankruptcy case (the “Debtor”), commenced this case by filing a voluntary chapter 11 

petition on November 19, 2015 (the “Petition Date”).   

3. The Debtors continues to manage its financial affairs as a debtor in possession 

pursuant to 11 U.S.C. §§ 1107 and 1108.    

B. Description of the Debtor 

4. The Debtor is a California limited liability company formed on or about July 1, 

2011.  The Debtor currently has two members: (1) Lucy Gao, who serves as the Debtor’s managing 

member; and (2) Golden Bay Investments LLC, a California limited liability company (“Golden 

Bay”).  Ms. Gao is the sole and managing member of Golden Bay.  

5. In or about October 2011, the Debtor purchased real property in Covina, California 

(the “Real Property”), on which it currently operates a hotel known as the Park Inn by Radisson 

(the “Hotel”).  

 

Case 2:15-bk-27769-ER    Doc 211    Filed 09/17/16    Entered 09/17/16 04:42:19    Desc
 Main Document      Page 4 of 43



1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

26 

27 

28 

 

 

 

5  

 

C. The Hotel Operations 

6. The Hotel includes 258 rooms (some of which require certain forms of rehabilitation 

and currently are not in use), and offers guest accommodations and various amenities, such as a 

fitness center, an outdoor heated swimming pool and whirlpool, complimentary wireless internet 

access, on-site steakhouse known as Hamilton’s, which is operated by Sequoia Hospitality (F&B) 

Covina, Inc. (“Tenant”)
2
, and approximately 9,000 square feet of meeting space that could 

comfortably accommodate groups of up to 450 people.   

7. The Debtor operates the Hotel pursuant to a “License Agreement” between Park 

Hospitality LLC, as licensor (“Park Hospitality”) and the Debtor, as licensee, effective as of 

November 16, 2012. The License Agreement has a 15-year term. Both the Debtor and Park 

Hospitality conduct various forms of marketing for the Hotel, both locally and regionally, 

including, but not necessarily limited to, the use of third party advertising and reservation services, 

and displaying signs, as set forth and in accordance with the License Agreement. 

8. Prior to 2014, the Debtor employed a manager to run the day-to-day business and 

financial affairs of the Hotel.  The Debtor later determined that this manager was not adequately 

communicating with the Debtor regarding operations and overall financial condition, was 

underperforming and, in fact, failed to pay various real property taxes and transient occupancy 

taxes (“TOT”) obligations.   

9. As a result, in or about April 2014, the Debtor entered a Hotel Management 

Agreement with Rim Corporation (“Rim”)
3
.  Pursuant to the Management Agreement, Rim serves 

as the “sole and exclusive Operator of the Hotel” and manages, operates, conducts, and oversees 

the day-to-day operations and financial affairs of the Hotel, in accordance with the License 

Agreement.  The Debtor pays Rim a management fee each month in an amount equal to 3.0% of 

the Hotel gross revenues, plus a performance fee.   

                                                      

2 The Tenant is a California corporation, whose sole shareholder in Lucy Gao, who also serves as the 
Debtor’s managing member. 
3
 Rim was purchased by Interstate State Hotels and Resorts (“Interstate”), however for the purposes of this 

herein motion, the Debtor will refer to the management company as Rim. 
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10. On or about July 1, 2014, the Debtor entered into a lease with the Tenant for the on-

site Steakhouse known as Hamilton’s (“Restaurant Lease”).  Per the terms of the Restaurant Lease, 

the initial term is for five years from the date of commencement, subject to four renewal options of 

five (5) years each. Rent is fixed at $150,000 per year/$12,500 per month, commencing on January 

1, 2017. 

D. Summary of the Purchase Agreement 

11. On or about September 12, 2016 (“Execution Date”), after months of negotiations, 

the Debtor and a third party unrelated to and unaffiliated with the Debtor, PFM Ltd./Hillary 

Shockley, et al. and/or assignee (“Purchaser”), entered into a Commercial Property Purchase 

Agreement and Joint Escrow Instructions (“Purchase Agreement”) for the sale and purchase of 

substantially all of the Debtor’s assets (the “Sale’), including the Real Property and the Hotel, the 

Debtor’s furniture, fixtures and equipment (“FF&E”) and inventory of personal property, and all 

permits, licenses, authorizations, registrations, consents and approvals relating to the Debtor’s 

business, including the Liquor License(s), whether governmental or otherwise, to the extent they 

are assignable or transferable in connection with the sale transaction (the “Assets”). 

12. The purchase price is $25,000,000 (“Purchase Price”), all cash, broken down as 

follows: 

a. $24,650,000 for all of the Debtor’s real and personal property assets, except 

for the Debtor’s Liquor License(s); 

b. $150,000 for the Seller’s Liquor License(s), for which a separate escrow will 

need to be opened in accordance with California law; 

c. $200,000 to the Tenant as a fee for terminating the Restaurant Lease prior to 

its expiration and for assisting the Purchaser in the release and assignment of 

the Seller’s Liquor License(s). 

13. The amount of the initial deposit is $750,000 or 3% of the Purchase Price, payable 

within 10 business days of the Execution Date. 

14. Within 10 business days of the Execution Date, the Purchase shall provide written 

verification of sufficient funds to consummate the Sale. 
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15. The Purchaser shall have 10 calendar days from the date the Purchase Agreement 

was executed to complete all due diligence. 

16. The close of escrow shall occur within 30 calendar days of the Court approval. 

17. The total commissions to be paid from the sale of the Assets to both the Debtor’s 

real estate agents and the Purchaser’s real estate agents is 3.5%, broken down as follows: 1.5% to 

the Debtor’s real estate agents and 2.0% to the buyer’s real estate agent. 

E. The Debtor’s Efforts to Market and Sell the Assets 

18. On March 29, 2016, the Debtor filed a Notice and Application to Employ Keller 

Williams Realty as Real Estate Broker (“RE Employment App”). Per the terms of the RE 

Employment App, Jeffrey Peldon (“Mr. Peldon”) and Lulu Knowlton (“Ms. Knowlton”) of Keller 

Williams Realty Westside will be the agent primarily responsible for assisting the Debtor with the 

sale of the Hotel. 

19. The Debtor, the Debtor’s counsel, Mr. Peldon and Ms. Knowlton have worked 

diligently to identify prospective purchasers for the Assets, to procure written letters of intent or 

offers from prospective purchasers, to discuss and negotiate the terms and conditions under which 

prospective purchasers would potentially purchase the Assets, to prepare a form of asset purchase 

agreement for the sale of the Assets and to take such other and further actions as necessary to 

negotiate and document a transaction which provides for the sale of the Assets. 

20. The marketing and sale efforts have been fruitful and have resulted in the successful 

negotiation of the Purchase Agreement referenced above. In addition, the Debtor has received 

expressions of interest from other potential purchasers, and believes that there is likely to be 

spirited bidding at the Auction (as defined below). 

F. The Proposed Bidding Procedures 

21. Though the Debtor is prepared to consummate a sale of the Assets to the Purchaser, 

the Debtor is also interested in obtaining the maximum price for the Assets.  Accordingly, the 

Debtor required that any sale of the Assets be subject to better and higher bids.  However, to induce 

the Purchaser to submit a formal “stalking horse” offer to purchase the Assets, the Purchaser is 

requiring that certain bidding procedures be implemented in connection with the sale of the 
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Property, including, without limitation, the payment of a breakup fee in an amount not to exceed 

$150,000 (the “Breakup Fee”) to be paid to the Buyer at the closing of the Sale in the event that the 

winning bidder of the Assets following the Auction is a party other than the Purchaser. 

22. Based on the foregoing considerations, the Debtor seeks Court approval of the 

bidding procedures summarized below in connection with the Sale (the “Sales Procedures”): 

a. Qualified Bidders: Only Qualified Bidders may participate in the sale 

process.  To be a “Qualified Bidder”, a person or entity that is interested in purchasing the Assets 

must submit to Debtor’s counsel, Ian S. Landsberg, Esq., Landsberg Law, APC, 9300 Wilshire 

Blvd., Suite 565, Beverly Hills, CA 90212, Telephone (310) 409-2228, Facsimile (310) 409-2380; 

ian@landsberg-law.com, an “Alternative Bid”, as set forth below, so that it is received ten (7) 

calendar days prior to the Sale Hearing (the “Bid Deadline’).   

i. The initial Alternative Bid shall be in the amount of at least $750,000 

more than the Purchase Price. Qualified Bidders are those prospective bidders who deliver to 

Debtor’s counsel (i) a good funds deposit in the amount of 3% of the Purchase Price, which is 

$750,000; (ii) written evidence from a third party reasonably satisfactory to the Debtor of its 

financial ability to perform the obligations under the Purchase Agreement; (iii) a form of a 

proposed purchase and sale agreement for the Alternative Bid (solely in the event that the 

Alternative Bid is based upon terms and conditions that are materially different from the terms and 

conditions of the Purchase Agreement); and (iv) a written statement signed by the Qualified Bidder 

agreeing that such Alternative Bid, if successful at the hearing on the sale motion, shall be bound 

by the terms of the Purchase Agreement.  No Alternative Bids that are contingent as to financing 

shall be considered.  If they are contingent as to financing, the financing period shall have expired 

by the deadline for the Alternative Bid to be a Qualified Bidder or it will not be considered. 

b. The Sale Hearing / Auction and Overbid Requirements: The Debtor 

requests that the Court schedule a hearing to approve the sale to Purchaser, to a date and time to be 

determined by the Court (the “Sale Hearing”).  If Alternative Bids are received from Qualified 

Bidders, the Debtors will conduct an auction (the “Auction”) for a sale of the Assets at the Sale 

Hearing.  The Debtors request that the Auction be scheduled for a date that is no later than forty-
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five (45) days after the Court enters its order approving this Motion (the “Auction). The Auction 

will take place at the offices of Debtor’s counsel, Landsberg Law, APC, 9300 Wilshire Blvd., Suite 

565, Beverly Hills, CA 90212.  

i. Only a Qualified Bidder who has submitted an Alternative Bid will 

be eligible to participate at the Auction.  At such Auction, Purchaser and Qualified Bidders will be 

permitted to increase their bids.  In the event there is at least one Qualified Bidder, the Debtor will 

conduct an Auction (i) with each successive overbid to be in not less than $200,000 increments, 

and (ii) setting any such additional procedural rules that it determines to be reasonable under the 

circumstances for conducting the Auction.   

ii. Upon conclusion of an Auction, the Debtor shall (i) review each 

Alternative Bid on the basis of financial and contractual terms and the factors relevant to the sale 

process, including those factors affecting the speed and certainty of consummating the Sale and (ii) 

identify the highest and otherwise best offer (the “Successful Bid”).  The Debtors shall then request 

at the Sale Hearing that the Court approve the Sale to the individual/entity with the Successful Bid 

(the “Successful Bidder”).  The Debtors may adopt rules for the bidding process that are not 

inconsistent with any of the provisions of the Bankruptcy Code, any Bankruptcy Court Order, or 

these Sale Procedures; and 

iii. Following a hearing approving the sale of the Assets to a Successful 

Bidder, if such Successful Bidder fails to consummate an approved sale because of a breach or 

failure to perform on the part of such Successful Bidder, (a) it will forfeit its good funds deposit  to 

the Debtor and the Debtors may pursue any and all of its options at law and in equity with respect 

to such breach and (b) the next highest or otherwise best Alternative Bid, as disclosed at the Sale 

Hearing, shall be deemed to be the Successful Bid and the Debtor shall be authorized to effectuate 

such sale without further order of the Bankruptcy Court or (c) the Debtor may reschedule the 

Auction to a later date and time convenient to the Court. 

iv.  The second highest and alternative bid, or any Alternative Bid 

that is designated by the Bankruptcy Court as a “backup” bid at the hearing on the Sale Motion, 

shall remain binding upon the offeror as an Alternative Bid, and in the event the successful bidder 
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fails to close as required, such Alternative Bid shall be deemed accepted by the Debtors and 

approved by the Bankruptcy Court.  In the event the Debtors intend to proceed with a closing with 

respect to any bid designated by the Bankruptcy Court as a “backup” bid at the hearing on the sale 

motion, the Debtors shall provide to the party whose bid was designated as a “backup” bid not less 

than ten (10) days’ prior written notice of the date set for the closing with respect to such “backup” 

bid. 

c. The Breakup Fee: In the event that the winning bidder of the Assets 

following the Auction is a party other than the Purchaser, the Purchaser shall be entitled to the 

payment of a Breakup Fee in an amount no greater than $150,000, to be paid to the Purchaser at the 

closing of the sale in the event that the winning bidder of the Assets following the Auction is a 

party other than the Purchaser. The order granting this Motion shall include a finding and 

determination that the claim of the Purchaser in respect of the Breakup Fee is allowed super-

priority administrative expense claims against the Debtor under section 503 and 507(b) of the 

Bankruptcy Code in the Debtor’s Bankruptcy Case. 

III. 

DISCUSSION 

A. Good Cause Exists to Grant the Sale Procedures Motion 

 A proposed use, sale or lease of property under Section 363(b) is appropriate if some 

“articulated business justification" exists for the transaction.  See, Institutional Creditors of 

Continental Air Lines, Inc. v. Continental Air Lines, Inc. (In re Continental Air Lines, Inc.), 780 

F.2d 1223, 1226 (5th Cir. 1986); Stephens Indus., Inc. v. McClung (In re McClung), 789 F.2d 386, 

390 (6th Cir. 1986); In re Lionel Corp., 722 F.2d 1063, 1071 (2d Cir. 1983); Walter v. Sunwest 

Bank (In re Walter), 83 B.R. 14, 19-20 (Bankr. 9th Cir. 1988). 

 Applying § 363 of the Bankruptcy Code, numerous courts have approved overbid 

procedures and break-up fees in advance of a debtor’s sale motion.  See, Doehring v. Crown Corp., 

(In re Crown Corp.), 679 F.2d 774, 775 (9th Cir. 1982) (noting that district court required specified 

minimum overbid amounts, deposits, and the form of purchase agreement to be used by bidders); 

In re Crowthers McCall Pattern, Inc., 114 B.R. 877, 879 (Bankr. S.D.N.Y. 1990) (noting that the 
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bankruptcy court had entered an order approving potential break-up fees and requiring that 

overbids be made in specified minimum increments with deposits); In re Table Talk, Inc., 53 B.R. 

937, 939 (Bankr D. Mass. 1985) (noting that § 363 requires notice and a hearing prior to the 

establishment of bidding procedures). 

Courts have made clear that a debtor's business judgment is entitled to great deference with 

respect to the procedures to be used in selling assets of the estate.  See, In re Integrated Resources, 

Inc., 147 B.R. 650, 656-57 (Bankr. S.D.N.Y. 1992) (noting that overbid procedures and break-up 

fee arrangements that have been negotiated by a debtor-in-possession are to be reviewed according 

to the deferential “business judgment” standard, under which such procedures and arrangements are 

“presumptively valid”), appeal dismissed, 3 F.3d 49 (2d Cir. 1993); In re 995 Fifth Ave. Assocs. 

L.P., 96 B.R. 24, 28 (Bankr. S.D.N.Y. 1989) (same). In In re Crowthers McCall Pattern, Inc., 114 

B.R. 877 (Bankr. S.D.N.Y. 1990), the Court approved a transaction including provisions relating to 

a breakup fee and minimum overbids.  In responding to objections to other provisions of the 

agreement, the Court held that: 

The Court is not to second guess the inclusion of some provisions as 

long as the Agreement as a whole is within reasonable business 

judgment, and the subject provisions do not distort the balance 

Congress struck in Chapter 11.  Cf. In re Ames Dep’t Stores, Inc., 

Eastern Retailers Service Corp., et al., 115 B.R. 34, 37-38 (Bankr. 

S.D.N.Y. 1990). 

 

114 B.R. at 886. 

A breakup fee like the one which is proposed to be paid to the Purchaser in the event of a 

successful sale of the Assets to a party other than the Purchaser has been approved by other courts.  

In general, “[a] ‘break-up fee’ is an incentive payment to an unsuccessful bidder who placed the 

estate property in a sales configuration mode . . . to attract other bidders to the auction.”  In re 

Financial News Network, Inc., 126 B.R. 152, 154 n. 5 (Bankr. S.D.N.Y. 1991); see also In re 

Integrated Resources, Inc., 147 B.R. 650, 653 (S.D.N.Y. 1992), app. dismissed on jurisdictional 

grounds, 3 F.3d 49 (2d Cir. 1993) [“[a] break-up fee, or more appropriately, a termination fee, is an 

incentive payment to a prospective purchaser with which a company fails to consummate a 

transaction”].  Agreements to provide breakup fees are designed to compensate the potential 
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acquirer who serves as a catalyst or “stalking horse’ which attracts more favorable offers.  In re 

S.N.A. Nut Co., 186 B.R. 98, 101 (Bankr. N.D.Ill. 1995); In re 995 Fifth Ave. Assoc., L.P., 96 B.R. 

24, 28 (Bankr. S.D.N.Y. 1989).   

In evaluating the appropriateness of a breakup fee, the appropriate question for the Court to 

consider is “whether the break-up fee served any of three possible useful functions:  (1) to attract or 

retain a potentially successful bid; (2) to establish a bid standard or minimum for other bidders to 

follow; or (3) to attract additional bidders.”  In re Integrated Resources, Inc., 147 B.R. at 662.  

Furthermore, break-up fees of between 1-3% of the purchase price have been held to be reasonable. 

See e.g., Cottle v. Storer, 849 F.2d at 570) ($18 million termination fee approved using business 

judgment rule where fee was 1.16% of sale price); In re 995 Fifth Avenue Associates, L.P., 96 B.R. 

at  24  (a $500,000 breakup fee was approved by the Court in the $76 million sale of the Stanhope 

Hotel in New York City -- the fee was 0.65% of purchase price); Samjens Partners I v. Burlington 

Indus., 663 F.Supp. 614 (S.D.N.Y. 1987) (breakup fee calculated as 2% of the value of the 

company was "not so onerous as to end the auction”); In re Integrated Resources, 147 B.R. at 650 

(approving breakup fee of 1.6% of the proposed purchase price of $565 million); In re T.V.S.I. 

Holdings, 90 B. 13581-13586, 90 B 13856-13864 (Slip Op.) (Bankr. S.D.N.Y. 1991) (2.54% or 

$3.5 million break-up fee was approved); In re Crowthers McCall Pattern, Inc., 114 B.R. at 877 

(approving $500,000 break-up fee in a $45 million sale – 1.11%).   

Here, the Breakup Fee allowed the Debtor to attract and retain a potentially successful bid 

from the Purchaser that was the best bid in terms of price and contingencies out of the other 

indications of interest received from third parties expressing interest in acquiring the Assets. In 

addition, the Breakup Fee serves to establish a bid minimum for any Alternative Bids.  The 

Breakup Fee of no greater than $150,000 is less than 1% of the Purchase Price, which is an amount 

far less than what Courts have demonstrated a willingness to approve, often approved by courts. 

Based on the foregoing, the Debtor submits that the proposed Breakup Fee to be paid to the Buyer 

should be approved by the Court as it satisfies the standards identified in Integrated Resources.  
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B. The Proposed Sale Procedures Will Maximize The Likelihood of High Values For The 

Subject Assets  

 Generally, to obtain approval of a proposed sale of assets, a debtor must demonstrate that 

the “proffered purchase price is the highest and best offer.”  In re Integrated Resource Inc., 135 

B.R. 746, 750 (Bankr. S.D.N.Y.) aff’d, 147 B.R. 650 (S.D.N.Y. 1992), appeal dismissed, 3 F.3d 49 

(2d Cir. 1993); In re Atlanta Packaging Products, Inc., 99 B.R. 124, 131 (Bankr. N.D. Ga. 1988). 

To that end, courts uniformly recognize that procedures intended to enhance competitive bidding 

are consistent with the goal of maximizing the value received by the estate and are appropriate in 

the context of bankruptcy sales. See, Integrated Resources, 147 B.R. at 659 (such procedures 

should “encourage bidding and maximize the value of the debtors assets”); In re Financial News 

Network, Inc., 126 B.R. 152, 156 (S.D.N.Y. 1991) (“court-imposed rules for the disposition of 

assets . . . [should] provide an adequate basis for comparison of offers, and provide for a fair and 

efficient resolution of bankrupt estates”), appeal dismissed, 931 F. 2d 217, 2d Cir. 1991). 

 The proposed Sale Procedures are intended to increase the likelihood that the Debtor will 

receive the best offer for the Assets.  First, pre-approval of the bidding procedures will provide 

interested parties with notice of the specific bidding procedures authorized by this Court, and the 

opportunity to competitively bid for the Assets.  Second, pre-approval of the rules of the proposed 

sale will ensure fair comparability of competing bids.  Third, by open solicitation of higher bids, 

the Debtor is making every effort to maximize the value of the Assets to the estates and its 

creditors.   

 Moreover, the proposed Sale Procedures require quick action in order to avoid potential 

harm and immediate potential deterioration in the value of the estates and the opportunity for 

recovery by creditors. The Sale Procedures themselves are fair, reasonable and productive, as they 

will permit the Debtors to conduct an orderly sale and obtain the highest obtainable price on the 

best possible terms for the acquisition of the Debtors’ Assets.  In sum, the proposed Sale 

Procedures will facilitate a fair and competitive bidding process.  Also, the Sale Procedures are a 

necessary component of the sale of the Assets to Purchaser.  The Sales Procedures will help the 

Debtor obtain the highest and best possible price under urgent and challenging circumstances.  As 
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discussed in detail above, each provision of the proposed Sale Procedures is supported by sound 

business judgment.  Therefore, the proposed Sale Procedures are reasonable and appropriate under 

the circumstances, and are within the Debtors’ sound business judgment.   

IV.  

CONCLUSION 

WHEREFORE, the Debtors respectfully request that the Court enter an order: 

(1)  Affirming the adequacy of the notice given; 

(2) Granting the Sale Procedures Motion in its entirety; 

(3)  Approving the Sale Procedures as set forth in the Sale Procedures Motion;  

(4)  Setting a hearing on a sale motion as soon as practically possible, to a date and time 

to be determined by the Court; and 

(5) Granting such other and further relief as the Court deems just and proper. 

DATED: September 16, 2016   LANDSBERG LAW, APC 

 
 
     By: _/s/ Casey Z. Donoyan_______________ 
               Ian S. Landsberg, Esq. 
       Casey Z. Donoyan, Esq. 

Attorneys for the Debtor and Debtor-in-Possession, 
CRYSTAL WATERFALLS LLC 
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DECLARATION OF LUCY GAO 

 I, Lucy Gao, declare as follows: 

1. I am the managing member of Crystal Waterfalls, a California limited liability 

company, dba Park Inn by Radisson, debtor and debtor in possession in the above-captioned case 

(the “Debtor”).   

2. I make and execute this declaration in support of the Debtor’s Motion for Entry of 

an Order Approving Bidding Procedures for Sale of Real Property and Improvements (“Sales 

Procedures Motion”). I have personal knowledge of the facts set forth in this declaration and 

believe them to be true, and if called upon as a witness, I could and would competently testify 

thereto under oath. 

3. The Debtor is a California limited liability company formed on or about July 1, 

2011.  The Debtor currently has two members: (1) myself, who serves as the Debtor’s managing 

member; and (2) Golden Bay Investments LLC, a California limited liability company (“Golden 

Bay”). I am the sole and managing member of Golden Bay.  

4. In or about October 2011, the Debtor purchased real property in Covina, California 

(the “Real Property”), on which it currently operates a hotel known as the Park Inn by Radisson 

(the “Hotel”).  

5. The Hotel includes 258 rooms (some of which require certain forms of rehabilitation 

and currently are not in use), and offers guest accommodations and various amenities, such as a 

fitness center, an outdoor heated swimming pool and whirlpool, complimentary wireless internet 

access, on-site steakhouse known as Hamilton’s, which is operated by Sequoia Hospitality (F&B) 

Covina, Inc. (“Tenant”), and approximately 9,000 square feet of meeting space that could 

comfortably accommodate groups of up to 450 people.   

6. I am the sole shareholder of Sequoia Hospitality (F&B) Covina, Inc., a California 

corporation. 

7. The Debtor operates the Hotel pursuant to a “License Agreement” between Park 

Hospitality LLC, as licensor (“Park Hospitality”) and the Debtor, as licensee, effective as of 

November 16, 2012. The License Agreement has a 15-year term. Both the Debtor and Park 
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Hospitality conduct various forms of marketing for the Hotel, both locally and regionally, 

including, but not necessarily limited to, the use of third party advertising and reservation services, 

and displaying signs, as set forth and in accordance with the License Agreement. 

8. Prior to 2014, the Debtor employed a manager to run the day-to-day business and 

financial affairs of the Hotel.  The Debtor later determined that this manager was not adequately 

communicating with the Debtor regarding operations and overall financial condition, was 

underperforming and, in fact, failed to pay various real property taxes and transient occupancy 

taxes (“TOT”) obligations.   

9. As a result, in or about April 2014, the Debtor entered a Hotel Management 

Agreement with Rim Corporation (“Rim”). On information and belief, Rim was purchased by 

Interstate State Hotels and Resorts (“Interstate”), however for the purposes of this herein motion, 

the Debtor will refer to the management company as Rim. 

10. Pursuant to the management agreement, Rim serves as the “sole and exclusive 

Operator of the Hotel” and manages, operates, conducts, and oversees the day-to-day operations 

and financial affairs of the Hotel, in accordance with the License Agreement.  The Debtor pays 

Rim a management fee each month in an amount equal to 3.0% of the Hotel gross revenues, plus a 

performance fee.   

11. On or about July 1, 2014, the Debtor entered into a lease with the Tenant for the on-

site Steakhouse known as Hamilton’s (“Restaurant Lease”). Per the terms of the Restaurant Lease, 

the initial term is for five years from the date of commencement, subject to four renewal options of 

five (5) years each. Rent is fixed at $150,000 per year/$12,500 per month, commencing on January 

1, 2017. 

12. On or about September 12, 2016 (“Execution Date”), after months of negotiations, 

the Debtor and PFM Ltd./Hillary Shockley, et al. and/or assignee (“Purchaser”), entered into a 

Commercial Property Purchase Agreement and Joint Escrow Instructions (“Purchase Agreement”) 

for the sale and purchase of substantially all of the Debtor’s assets (the “Sale’), including the Real 

Property and the Hotel, the Debtor’s furniture, fixtures and equipment (“FF&E”) and inventory of 

personal property, and all permits, licenses, authorizations, registrations, consents and approvals 
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relating to the Debtor’s business, including the Liquor License(s), whether governmental or 

otherwise, to the extent they are assignable or transferable in connection with the sale transaction 

(the “Assets”). A true and correct copy of the fully executed Purchase Agreement is attached hereto 

as Exhibit “A” and incorporated herein by this reference. 

13. I am in now way related to or affiliated with the Purchaser or any of its principals. 

14. The purchase price is $25,000,000 (“Purchase Price”), all cash, broken down as 

follows: 

a. $24,650,000 for all of the Debtor’s real and personal property assets, 

except for the Debtor’s Liquor License(s); 

b. $150,000 for the Seller’s Liquor License(s), for which a separate escrow 

will need to be opened in accordance with California law; and 

c. $200,000 to the Tenant as a fee for terminating the Restaurant Lease 

prior to its expiration and for assisting the Purchaser in the release and 

assignment of the Seller’s Liquor License(s). 

15. The amount of the initial deposit is $750,000 or 3% of the Purchase Price, payable 

within 10 business days of the Execution Date. 

16. Within 10 business days of the Execution Date, the Purchase shall provide written 

verification of sufficient funds to consummate the Sale. 

17. The Purchaser shall have 10 calendar days from the date the Purchase Agreement 

was executed to complete all due diligence. 

18. The close of escrow shall occur within 30 calendar days of the Court approval. 

19. The total commissions to be paid from the sale of the Assets to both the Debtor’s 

real estate agents and the Purchaser’s real estate agents is 3.5%, broken down as follows: 1.5% to 

the Debtor’s real estate agents and 2.0% to the buyer’s real estate agent. 

20. On March 29, 2016, the Debtor filed a Notice and Application to Employ Keller 

Williams Realty as Real Estate Broker (“RE Employment App”). Per the terms of the RE 

Employment App, Jeffrey Peldon (“Mr. Peldon”) and Lulu Knowlton (“Ms. Knowlton”) of Keller 

Williams Realty Westside will be the agent primarily responsible for assisting the Debtor with the 
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sale of the Hotel. 

21. The Debtor, the Debtor’s counsel, Mr. Peldon and Ms. Knowlton have worked 

diligently to identify prospective purchasers for the Assets, to procure written letters of intent or 

offers from prospective purchasers, to discuss and negotiate the terms and conditions under which 

prospective purchasers would potentially purchase the Assets, to prepare a form of asset purchase 

agreement for the sale of the Assets and to take such other and further actions as necessary to 

negotiate and document a transaction which provides for the sale of the Assets. 

22. The marketing and sale efforts have been fruitful and have resulted in the 

successful negotiation of the Purchase Agreement referenced above. In addition, the Debtor has 

received expressions of interest from other potential purchasers, and believes that there is likely to 

be spirited bidding at the Auction (as defined below). 

23. Though the Debtor is prepared to consummate a sale of the Assets to the 

Purchaser, the Debtor is also interested in obtaining the maximum price for the Assets.  

Accordingly, the Debtor required that any sale of the Assets be subject to better and higher bids.  

However, to induce the Purchaser to submit a formal “stalking horse” offer to purchase the Assets, 

the Purchaser is requiring that certain bidding procedures be implemented in connection with the 

sale of the Property, including, without limitation, the payment of a breakup fee in an amount not to 

exceed $150,000 (the “Breakup Fee”) to be paid to the Buyer at the closing of the Sale in the event 

that the winning bidder of the Assets following the Auction is a party other than the Purchaser. 

24. The Debtor believes that the proposed Sale Procedures are intended to increase the 

likelihood that the Debtor will receive the best offer for the Assets.  First, pre-approval of the 

bidding procedures will provide interested parties with notice of the specific bidding procedures 

authorized by this Court, and the opportunity to competitively bid for the Assets.  Second, pre-

approval of the rules of the proposed sale will ensure fair comparability of competing bids.  Third, 

by open solicitation of higher bids, the Debtor is making every effort to maximize the value of the 

Assets to the estates and its creditors.   

25. Moreover, the proposed Sale Procedures require quick action in order to avoid 

potential harm and immediate potential deterioration in the value of the estates and the opportunity 
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for recovery by creditors. The Sale Procedures themselves are fair, reasonable and productive, as 

they will permit the Debtors to conduct an orderly sale and obtain the highest obtainable price on 

the best possible terms for the acquisition of the Debtors’ Assets.  In sum, the proposed Sale 

Procedures will facilitate a fair and competitive bidding process.  Also, the Sale Procedures are a 

necessary component of the sale of the Assets to Purchaser.  The Sales Procedures will help the 

Debtor obtain the highest and best possible price under urgent and challenging circumstances.  As 

discussed in detail above, each provision of the proposed Sale Procedures is supported by sound 

business judgment.  Therefore, the proposed Sale Procedures are reasonable and appropriate under 

the circumstances, and are within the Debtors’ sound business judgment.   

26. The Debtor further believes that the Breakup Fee will allow the Debtor to attract 

and retain a potentially successful bid from the Purchaser that was the best bid in terms of price and 

contingencies out of the other indications of interest received from third parties expressing interest 

in acquiring the Assets. 

 Executed this 16
th

 day of September 2016 at Covina, California. 

 I declare under penalty of perjury under the laws of the United States of America that the 

foregoing is trued and correct. 

    /s/ Lucy Gao 
    _____________________________ 
    Lucy Gao 
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PROOF OF SERVICE 
 
I am over the age of 18 and not a party to this bankruptcy case or adversary proceeding.  My business address is:  9300 Wilshire 
Blvd., Suite 565, Beverly Hills, CA 90212 
 

A true and correct copy of the foregoing document described as “DEBTOR’S NOTICE OF MOTION AND MOTION 
FOR ENTRY OF AN ORDER APPROVING BIDDING PROCEDURES FOR SALE OF REAL 
PROPERTY AND IMPROVEMENTS AND  ASSUMPTION; MEMORANDUM OF POINTS AND 
AUTHORITIES; DECLARATION OF LUCY GAO IN SUPPORT THEREOF  
” will be served or was served (a) on the judge in chambers in the form and manner required by LBR 5005-2(d); and (b) in the 
manner indicated below: 
 
I.  TO BE SERVED BY THE COURT VIA NOTICE OF ELECTRONIC FILING (“NEF”) – Pursuant to controlling General 
Order(s) and Local Bankruptcy Rule(s) (“LBR”), the foregoing document will be served by the court via NEF and hyperlink to the 
document. On September 16, 2016, checked the CM/ECF docket for this bankruptcy case or adversary proceeding and determined 
that the following person(s) are on the Electronic Mail Notice List to receive NEF transmission at the email address(es) indicated 
below: 
Kyra E Andrassy     kandrassy@swelawfirm.com, 
csheets@swelawfirm.com;gcruz@swelawfirm.com;hdavis@s
welawfirm.com 
Raymond H. Aver     ray@averlaw.com 
Alexandre I Cornelius     aicornelius@costell-law.com, 
ssaad@costell-law.com;mharris@costell-
law.com;jstambaugh@costell-law.com;ladelson@costell-
law.com;jlcostell@costell-law.com 
Lei Lei Wang Ekvall     lekvall@swelawfirm.com, 
csheets@swelawfirm.com;gcruz@swelawfirm.com;hdavis@s
welawfirm.com 
Ronald S Gellert     rgellert@gsbblaw.com 
Barry S Glaser     bglaser@swesq.com, erhee@swesq.com 
David B Golubchik     dbg@lnbyb.com, 
dbg@ecf.inforuptcy.com 

Gail S Greenwood     ggreenwood@pszjlaw.com, 
efitzgerald@pszjlaw.com 
Jeffrey S Kwong     jsk@lnbyb.com, jsk@ecf.inforuptcy.com 
Ian Landsberg     ian@landsberg-law.com, 
casey@landsberg-law.com;lisa@landsberg-
law.com;diana@landsberg-law.com;yesi@landsberg-
law.com;ilandsberg@ecf.inforuptcy.com 
David W. Meadows     david@davidwmeadowslaw.com 
Charles Alex Naegele     alex@canlawcorp.com, 
alexnaegelelaw@gmail.com 
Jeremy V Richards     jrichards@pszjlaw.com, 
bdassa@pszjlaw.com;imorris@pszjlaw.com 
United States Trustee (LA)     ustpregion16.la.ecf@usdoj.gov 
James S Yan     jsyan@msn.com 
Hatty K Yip     hatty.yip@usdoj.gov 

 
II.  SERVED BY U.S. MAIL OR OVERNIGHT MAIL(indicate method for each person or entity served): On, September 16, 
2016, I served the following person(s) and/or entity(ies) at the last known address(es) in this bankruptcy case or adversary 
proceeding by placing a true and correct copy thereof in a sealed envelope in the United States Mail, first class, postage prepaid, 
and/or with an overnight mail service addressed as follows. Listing the judge here constitutes a declaration that mailing to the judge 
will be completed no later than 24 hours after the document is filed. 
 

     Service information continued on attached page 
III.  SERVED BY PERSONAL DELIVERY, FACSIMILE TRANSMISSION OR EMAIL (indicate method for each person or 
entity served): Pursuant to F.R.Civ.P. 5 and/or controlling LBR, on September 16, 2016 I served the following person(s) and/or 
entity(ies) by personal delivery, or (for those who consented in writing to such service method), by facsimile transmission and/or 
email as follows.  Listing the judge here constitutes a declaration that personal delivery on the judge will be completed no later than 
24 hours after the document is filed. 
 
United States Bankruptcy Court- Central District 
255 E. Temple Street, Suite 1560 
Los Angeles, CA 90012 
Honorable Ernest M. Roble’s chamber 
   
I declare under penalty of perjury under the laws of the United States of America that the foregoing is true and correct. 
 

September 16, 2016                  Yesennia Alarcon  /s/ Yesennia Alarcon 
Date                                         Type Name  Signature 
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SERVICE LIST 
 
 
Served Via U.S. Mail: 
Office of the United States Trustee 
915 Wilshire Blvd, Suite 1850 
Los Angeles, CA 90017 
 
Debtor: 
Crystal Waterfalls LLC 
1211 E. Garvey Street 
Covina, CA 91724 
 
Request for Special Notice: 
Robert A Lisnow 
10866 Wilshire Blvd., Suite 400 
Los Angeles, CA 90024 
 
B3 Capital Venture LLC 
ATTN: Benjamin Donel 
6003 Compton Avenue 
Los Angeles, CA 9000 
 
Attorney for B3 Capital Venture, LLC 
c/o Law Offices of Raymond H. Aver 
A Professional Corporation 
1950 Sawtelle Boulevard, Suite 120 
Los Angeles, CA 90025 
 
Secured Creditors: 
 
Eastern Funding LLC 
213 West 35th Street, Suite 10000 
New York, NY 10001 
 
HCL 2011, LLC 
2880 Lakeside Drive Suite 112 
Santa Clara, CA 95054 
 
Huesing Holdings, LLC 
8 Aristotle 
Irvine, CA 92612 
 
US Foods, Inc. 
14155 Northam Street 
La Mirada, CA 90638 
 
 

 
 
Yonggang Pan 
1724 Pass and Covina Road 
West Covina, CA 91792  
 
List of 20 Largest Unsecured Creditors 
Ace Management Services Corporation 
1211 East Garvey Avenue 
West Covina, CA 91791 
 
City of Covina 
125 East College Street 
Covina, CA 91723 
 
East Heights LLC 
2058 North Mills Avenue, Suite 431 
Claremont, CA 91711 
 
First American Mergers and 
Acquisitions, LLC 
3218 East Holt Avenue 
West Covina, CA 91791 
 
LOS ANGELES COUNTY TREASURER 
AND TAX COLLECTOR  
P.O. Box 54110 
Los Angeles, CA 90054 
 
Los Angeles County Tax Collector 
P.O. Box 54088 
Los Angeles, CA 90054 
 
Lucy Gao 
3218 East Holt Avenue 
West Covina, CA 91791 
 
Sequoia Hospitality F&B Corporation 
3218 East Holt Avenue, Suite 102 
West Covina, CA 91791 
 
Strong Water Capital Management, LLC 
415 Huntingon Drive 
San Marino, CA 91108 
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Aaron Enriquez  
1211 E. Garvey  
City of Industry, CA 91714 

 
Alysha Burrola  
c/o Park Inn Covina  
Covina, CA 91724 

American Hotel Register Co. Inc.  
P.O. Box 71299  
Chicago, IL 60694-1299 

American Telephone Inc.  
7363 East Tierra Buena Lane  
Scottsdale, AZ 85260 

Amtech Elevator Services  
Dept LA 21592  
Pasadena, CA 91185-1592 

Andre Landscaping Service Inc.  
P.O. Box 1333  
Azusa, CA 91702 

Application Development 
Company  
3977 El Dorado Drive  
Corona, CA 92883 

Aquatech Backflow Services Inc.  
2275 Huntington Drive #875  
San Marino, CA 91108 

Arrowhead  
P.O. Box 856158  
Louisville, KY 40285-6158 

Athens Services  
P.O. Box 60009  
City of Industry, CA 91716-0009 

B3 Capital Venture LLC  
ATTN: Benjamin Donel  
6003 Compton Ave.  
Los Angeles, CA 90001 

Best Buy Lighting  
505 N Smith Ave #103  
Corona, CA 92880 

Big League Dreams Sports, LLC  
16339 Fairfield Ranch Road  
Chino Hills, CA 91709 

Carbon's  
P.O. Box 129  
Concordville, PA 19331 

Carbon's Golden Malted  
P.O. Box 129  
Concordville, PA 19331 

Carlos Rios/Los Rios  
Landscaping  
Azusa, CA 91702 

Carlos Wagonlit Travel  
P.O. Box 9164  
Minneapolis, MN 55480-9164 

CIG  
P.O. Box 2093  
Monterey, CA 93942 

Cintas Corporation  
P.O. Box 636525  
Cincinnati, OH 45263 

Cintas Fire Protection  
P.O. Box 636525  
Cincinnati, OH 45263-6525 

Coinmach Corporation  
P.O. Box 398123  
San Francisco, CA 94139-8123 

Commerical Bldg Maintenance  
P.O. Box 341160  
Los Angeles, CA 90034 

 
Commission Tracking Service  
12385 Crabapple Road  
Alpharetta, GA 30004 

Copycats Digital Solutions  
14360 Telegraph Road  
Whittier, CA 90604 
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Darren Chou  
Custiodian of Petty Cash  
Covina, CA 91724 

Datasource Inc.  
Dept. 730023  
Dallas, TX 75266-0919 

 
Eastern Funding  
213 West 35th Street 10th Floor  
New York, NY 10001 

Eastern Funding  
213 W 35th St 10th Floor  
New York, NY 10001 

Eastern Funding LLC  
213 West 35th Street, Suite 10000  
New York, NY 10001 

Ecolab Food Safety Specialties  
24198 Network Place  
Chicago, IL 60673-1241 

Ecolab Inc  
P.O. Box 100512  
Pasadena, CA 91189-0512 

ECW  
Efrain Munoz  
Pinon Hills, CA 92372 

Element Datacomm  
1211 E. Garvey  
Covina, CA 91724 

Emcor Services Mesa  
2 Cromwell  
Irvine, CA 92618 

Enveritas Group Inc  
9 Legrand Blvd.  
Greenville, SC 29607 

Eric Rodreguez  
1211 E. Garvey Street  
Covina, CA 91724 

Eva Torres  
c/o Park Inn Covina  
Covina, CA 91724 

Expedia Inc  
P.O. Box 847677  
Dallas, TX 75287-7677 

Expedia Travel  
P.O. Box 847677  
Dallas, TX 75284-7677 

Fabiola Holguin  
1211 E. Garvey Street  
Covina, CA 91724 

Farith Zavala  
1211 E. Garvey Street  
Covina, CA 91724 

Fedex  
P.O. Box 7221  
Pasadena, CA 91109-7321 

Fedex  
P.O. Box 94515  
Palatine, IL 60094-4515 

 
Flue Steam Inc.  
5734 Bankfield Avenue  
Culver City, CA 90230 

Forencio Jose Nicolas  
1211 E. Garvey Street  
Covina, CA 91724 

Franchise Tax Board Bankruptcy  
Section, MS: A-340  
P.O. Box 2952  
Sacramento, CA 95812-2952 

Grainger  
Attn Michelle Yeo  
Lake Forest, IL 60045 

Groople LLC  
1732 Wazee Street #202  
Denver, CO 80202 

Guest Access International  
P.O. Box 201905  
Dallas, TX 75320-1905 
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Guest Supply Inc  
P.O. Box 910  
Monmouth Junction, NJ 08852 

Hamilton's Steakhouse 
Corporation  
c/o Center for Disability Access  
9845 Erma Road, Suite 300  
San Diego, CA 92131 

Hamiltons Steakhouse  
1211 E. Garvey Street  
Covina, CA 91724 

HCL 2011, LLC  
2880 Lakeside Drive Suite 112  
Santa Clara, CA 95054 

Heavens Best Carpet Cleaning  
855 N Forest Hills  
Covina, CA 91724 

HGFX  
2011 E Gladstone St #B  
Glendora, CA 91740 

Hooklogic Inc  
99 Hudson St. 9th Floor  
New York, NY 10013 

Hospitality Softnet Inc  
Sixty State Street #700  
Boston, MA 02109 

Hotel Planner/Lexyl Travel  
777 S. Flagler Drive #800  
West Palm Beach, FL 33401 

Hotel Systems Pro  
280 Interstate N Circle #600  
Atlanta, GA 30339 

Huesing Holdings, LLC  
1127 Ebbtide Rd  
Corona Del Mar CA 92625 

Huesing Holdings, LLC  
8 Aristostle  
Irvine, CA 92612 

Innovata LLC  
4908 Golden Parkway  

Buford, GA 30518 

Innteractive Marketing  
P.O. Box 363  
Bridgeport, WV 26330 

Internal Revenue Service  
P.O. Box 7346  
Philadelphia, PA 19101-7346 

Interstate Hotels & Resorts  
P.O. Box 409799  
Atlanta, GA 30384-9799 

Interstate-RIM Management Co  
4501 N. Fairfax Drive #500  
Arlington, VA 22203 

Interstate-RIM MGM Insurance  
Fiduciary Account  
Modesto, CA 95354 

Interstate-RIM MGMT Insurance  
Fiduciary Account  
Modesto, CA 95354 

Ipbidders.com Inc  
16 Corte Jaime  
San Clemente, CA 92673 

Irwindale Industrial Clinic  
6000 N. Irwindale Ave #A  
Azusa, CA 91702-3222 

Julio Renobato  
1211 E Garvey  
Covina, CA 91724 

Kaye Cua  
1211 E. Garvey  
Covina, CA 91724 

Kellypools Inc.  
P.O. Box 3367  
San Dimas, CA 91773 

Landegger Baron Law Group 
ALC  
15760 Ventura Blvd. #1200  
Encino, CA 91436 
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Logiclink Inc  
4701 Teller Avenue  
Newport Beach, CA 92660 

 
Maintenance USA  
P.O. Box 404295  
Atlanta, GA 30384-4295 

Muzak  
P.O. Box 71070  
Charlotte, NC 28272-1070 

Muzak Southern California  
P.O. Box 71070  
Charlotte, NC 28272-1070 

Navisite Inc.  
P.. Box 10138  
Uniondale, NY 11555-0138 

Orkin Exterminating Co. Inc.  
P.O. Box 7161  
Pasadena, CA 91109 

Orkin Pest Control  
P.O. Box 1504  
Atlanta, GA 30301-1504 

Park Hospitality LLC  
c/o Carlson Hotels Legal Department  
Mail Stop 8256  
701 Carlson Parkway  
Hopkins, MN 55305 

Park Inn By Radisson Covina  
1211 Garvey Street  
Covina, CA 91724 

Potter Handy  
9845 Erma Road  
San Diego, CA 92131 

Rescue Rooter/ARS  
706 Arrow Grand Circle  
Covina, CA 91722 

Revinate Inc  
P.O. Box 732056  
Dallas, TX 75373-2056 

RIM Corporation  

915 17th Street  
Modesto, CA 95354 

Safeguard Business Systems Inc.  
P.O. Box 2045  
Tustin, CA 92781-2045 

Sandy Murchison  
c/o Center for Disability Access  
Po Box 262490  
San Diego, CA 92196 

Scott Ziephe  
1211 E. Garvey  
Covina, CA 91724 

Select Private Patrol, Inc.  
20687-2 Amar Road #302  
Walnut, CA 91789 

SelectHospitality  
921 S. Orchard Street  
Boise, ID 83705 

 
SeSac Inc.  
P.O. Box 900013  
Raleigh, NC 27675-9013 

Simple Cleaners LLC  
1140 Centre Drive  
Walnut, CA 91789 

Skyriver Communications  
Attn: Accounts Recievable  
San Diego, CA 92123 

Sonifi Solutions Inc  
3900 West Innovation Street  
Sioux Falls, SD 57107 

Sonifi Solutions Inc.  
P.O. Box 505225  
Saint Louis, MO 63150-5225 

Southern California Edison  
P.O. Box 300  
Rosemead, CA 91772 

Southern California Edison  
P.O. Box 600  
Rosemead, CA 91771 
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Southern California Gas Co.  
P.O. Box C  
Monterey Park, CA 91756 

Staples Advantage  
Dept SNA  
Boston, MA 02241-5256 

 
Telepacific Communications  
P.O. Box 509013  
San Diego, CA 92150 

Teresa Villagran  
1211 East Garvey Street  
Covina, CA 91724 

The Gas Company  
P.O. Box C  
Monterey Park, CA 91756 

The Hotel Guy  
5511 Butterfly Lane #301  
Durham, NC 27707 

The Rim Corporation  
915 17th Street  
Modesto, CA 95354 

Traveclick Inc.  
300 N. Martingale #650  
Schaumburg, IL 60173 

Tzell Travel  
119 W 40th Street  
New York, NY 10018 

Ultraserv Automated Svcs LLC  
2973 Harbor Blvd. #302  
Costa Mesa, CA 92626 

US Foods, Inc.  
14155 Northam Street  
La Mirada, CA 90638 

Verizon  
P.O. Box 920041  
Dallas, TX 75392-0041 

Verizon Business  
P.O. Box 660794  
Dallas, TX 75266-0794 
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