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Attorneys for Debtor 
Golf View Lane Limited Partnership, a California 
Limited Partnership 
 

UNITED STATES BANKRUPTCY COURT 

CENTRAL DISTRICT OF CALIFORNIA 

SANTA BARBARA DIVISION 
 
In re  
 
 

GOLF VIEW LANE LIMITED 
PARTNERSHIP, a California Limited 

Partnership, 
 

 
                                                       Debtor. 
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Case No. 9:19-bk-10291-DS 
 
Chapter 11 
 
NOTICE OF MOTION AND MOTION 
BY DEBTOR TO APPROVE THE 
SALE OF CERTAIN REAL 
PROPERTY OF THE ESTATE FREE 
AND CLEAR OF LIENS AND 
ENCUMBRANCES;  DECLARATIONS 
OF TREVOR BRILMAN AND GARY 
KESHISHYAN  
 
67884 McCallum Way 
Cathedral City, CA 92234-5878; 
parcel number 677-610-037 
 
 
Date: May 28, 2019 
Time: 11:00 a.m. 
Place: Courtroom 201 
United States Bankruptcy Court 
1415 State Street 
Santa Barbara, California  
 
 

TO THE HONORABLE DEBORAH SALTZMAN, UNITED STATES 

BANKRUPTCY JUDGE; SECURED CREDITORS KEILLOR CAPITAL INC, 
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SCOTT ZUNDEL ROBERT YASPAN, AND COUNSEL OF RECORD; AND ALL 

CREDITORS AND PARTIES IN INTEREST: 

PLEASE TAKE NOTICE that on May 28, 2019, at 11:00 a.m., or as soon thereafter 

as the matter may be heard, in Courtroom 201, United States Bankruptcy Court, 1415 State 

Street, Santa Barbara, California, Golf View Lane Limited Partnership (hereinafter the 

“Debtor”) in the above-captioned Chapter 11 case, shall, and does hereby, move the Court 

for an Order granting the following relief (the "Motion"): 

1.   Authorizing the sale of certain real property of the estate described herein 

generally known as 67884 McCallum Way, Cathedral City, CA 92234-5878, parcel 

number 677-610-037 - Lots A & D, Lots 5-17, Cathedral City, CA 92234 (the “Subject 

Property”).  The Subject Property is vacant land.   

2.   Authorizing the sale of the Subject Property to Valley Enterprises Ts Inc., or its 

designee (hereinafter “Buyer”), for a sales price of $1,900,000.  The sale of the Subject 

Property will be on the terms and conditions set forth in the Vacant Land Purchase 

Agreement and Joint Escrow Instructions executed by the Debtor and Buyer (the “PSA"), a 

copy of which is attached hereto as Exhibit “A.”  

3.   Authorizing the sale of the Subject Property to such other entity as the court, at 

the hearing on the Motion, or at any continued hearing, finds has made a higher or better 

offer than that of Buyer. 

4.   Approving the overbid procedures set forth in the Motion, to the extent that the 

procedures have not already been approved by the Court.   

5. Authorizing the sale of the Subject Property free and clear of all liens, claims, 

encumbrances, and other interests of all persons. 

6.  Finding that notice to creditors and parties in interest relating to the Motion was 

adequate. 

7.   Finding that the Debtor and Buyer acted in good faith in connection with the 

negotiation, execution, delivery, and consummation of the sale of the Subject Property. 
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8.   Finding that such negotiations and transactions were conducted at arms-length 

such that the Buyer is entitled to the protections afforded by 11 U.S.C. §363(m) with 

respect to all transactions contemplated by the Agreement. 

9.   Authorizing the Debtor and/or the other parties to the sale to take such actions 

as are necessary and appropriate to consummate the sale and conveyance of the Subject 

Property. 

The Debtor believes that the proceeds of the sale will be sufficient to pay all 

secured creditors with liens attached to the Subject Property or that any lienholders who 

cannot be paid in full out of the proceeds of the sale will consent to the sale on the terms 

and conditions set forth herein.     

The sale is expected to close within 15 days after the Order Approving the Sale is 

entered.         

 

This Motion is based upon the Notice of Motion; 11 U.S.C. §363 and 105; Federal 

Rules of Bankruptcy Procedure 2002 and 6004; the attached Memorandum of Points and 

Authorities; the Declarations submitted herewith; and such additional evidence and 

argument as may be presented at or before the hearing on this Motion.  

 

            PLEASE TAKE FURTHER NOTICE that pursuant to Local Bankruptcy Rule 

9013-1, any party opposing the relief sought by the Application must file a written 

opposition setting forth the facts and law upon which the opposition is based and must 

appear at the hearing on the Application.  Any factual allegations set forth in such written 

response must be supported by competent and admissible evidence.  Any response or 

opposition to the Application must be filed with the Court and served on the Debtor’s 

Counsel at least fourteen (14) days prior to the scheduled hearing date on the Application 

(not excluding Saturdays, Sundays or legal holidays).  Such responses, if any, must be 

served on the Debtor’s Counsel at the address noted in upper left-hand corner of the first 

page of this notice.  Pursuant to Local Bankruptcy Rule 9013-1, any response not timely  
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filed and served may be deemed by the Court to be consent to the granting of the relief 

requested by the Motion.   

  

WHEREFORE, the Debtor respectfully requests that the Court enter its Order 

authorizing it to sell the Subject Property as described in the Motion and the exhibits 

thereto, and granting such other and further relief as is just and proper under the 

circumstances. 

 
 
 
Dated:  April 24, 2019                                       RESNIK HAYES MORADI LLP  
    
 
   By:      /s/ M. Jonathan Hayes 

                  M. Jonathan Hayes 
                   Matthew D. Resnik 
              Roksana D. Moradi-Brovia 
               Attorneys for Debtor 

                                                                              Golf View Lane Limited Partnership  
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MEMORANDUM OF POINTS AND AUTHORITIES 

I. INTRODUCTION 

Golf View Lane Limited Partnership ("the Debtor”) owns a piece of vacant land 

located in Cathedral City near Palm Springs.  It has no other business operations.     

This Motion seeks permission to sell the real property described more particularly 

below.  The sale will be free and clear of all liens, claims, encumbrances, and other 

interests of all persons. The sale will be subject to overbids.   

The Buyer was found by the Debtor's real estate agent, Gary Keshishyan, Pinnacle 

Estate Properties Inc. pursuant to a listing agreement executed by the Debtor on or about 

March 15, 2019.  

 

II. FACTS AND PROCEDURAL HISTORY 

A. The Chapter 11 Filing 

Golf View Lane Limited Partnership ("the Debtor”), Debtor in-Possession filed its 

chapter 11 petition on February 22, 2019.  The Debtor is operating its business and 

managing its financial affairs as a debtor-in-possession pursuant to §§ 1107 and 1108 of 

the Bankruptcy Code.   There is no committee of unsecured creditors. 

  

B. The Debtor’s Business Operations 

Golf View Lane Limited Partnership is a limited partnership formed under the laws 

of the state of California on December 14, 2017.  Trevor Brilman is the President of the 

Debtor’s General Partner.  He has authority to complete the sale on behalf of the Debtor.      

The Debtor purchased the raw land and subdivided it into four residential lots 

(phase 1) and thirteen residential lots (phase 2), recording the final map to build the first 

four.  These four were sold in the community, and the Debtor was able to get seven pre-

sales on phase 2.  The pre-sales were derailed by lawsuits from a general contractor in 

collusion with a subcontractor. 
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The Debtor and its predecessor defeated those lawsuits which were dismissed but 

the record of the multiple false liens stayed on the property plus the final illegal lien filed 

by prior counsel which made it too difficult to obtain the bonds for street and infrastructure 

improvements. 

The Debtor decided to either re-organize and raise cash to complete the bonds, or 

sell the property.  While organizing a plan to complete the development the Debtor 

received the offer set forth herein and decided it was best for the Debtor and its creditors to 

accept the offer.   

  

III. SUMMARY OF THE SALE AND PROPOSED PROCEDURES  

A. The Property to be Sold  

By this Motion, the Debtor proposes to sell its real property located at as 67884 

McCallum Way, Cathedral City, CA 92234-5878, parcel number 677-610-037-5 - Lots A 

& D, Lots 5-17 - Vacant Land, Cathedral City, CA 92234 (the “Subject Property”).    

The legal description of the Subject Property is attached hereto as Exhibit “B.”  

The terms of the PSA shall prevail over the terms of this pleading should there be a 

discrepancy between the two.      

The proceeds of the sale are sufficient to pay the senior lien Keillor Capital, Inc. as 

well as the second priority lienholder Scott Zundel in full.  There will not be sufficient 

funds available to pay the third priority lienholder in full.  Debtor is advised and is 

otherwise confident that the third priority lienholder will agree to release its liens as well 

as provide for certain carve-outs for the benefit of the estate in the event there is 

insufficient funds to pay all in full.      

 

B. The Proposed Sale  

As set forth above, subject to court approval and overbid, the Debtor has agreed to 

sell the Subject Property, free and clear of all liens and interests, to Buyer for a sales price 

of $1,900,000 (the “Purchase Price”).   
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A summary of the terms of the proposed sale is as follows: 

1. Sale of the Subject Property to Valley Enterprises Ts Inc., or its designee 

(hereinafter “Buyer”) for $1,900,000. 

2. Buyer will deposit $25,000 into escrow (the “Deposit.”).  This deposit has been 

made into the escrow that has been opened with Closing Agents Escrow, Inc. No  

CA19-4339-S.   The Buyer will pay the remainder of the purchase price at 

Closing.      

3. The sale is not subject to a financing contingency.  

4. Closing is expected to take place within 15 days after entry of an Order of the 

Bankruptcy Court Approving the Sale.        

5. The sale shall be free and clear of all liens, claims, encumbrances, and other 

interests within the meaning of the Bankruptcy Code Section 363(f)). 

6. The sale is subject to overbids at the hearing.    

7. As part of the sale, the Debtor will pay a fee of 3.5% of the Purchase Price as 

follows:  one-half to its real estate agent Gary Keshishyan of Pinnacle Estate 

Properties Inc. and one-half to Levis E. Pasco Obando.  If a person or entity 

other than the Buyer herein is the successful bidder, and that person has a real 

estate agent, the 3.5% commission shall be split between Mr. Keshishyan and 

the Buyer’s agent.      

8. The sale is "as is," "where is" and is without any other representation, warranty 

or assurance, made by the Debtor or any of its agents, attorneys or other 

representatives, concerning the value of the assets, except as such 

representations, warranties or assurances are set forth in the PSA and except that 

the Debtor has warranted that the assets transferred by it can be rightfully 

transferred by it and are equal in value to the purchase price to be received by 

the Debtor. 
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As part of the sale, Debtor is required to provide an Order of the Bankruptcy Court 

approving the PSA, which must provide, in addition, that: 

1. the Debtor is authorized to convey the Subject Property to Buyer pursuant to this 

Agreement and 11 U.S.C. §363, free and clear of all liens, claims, 

encumbrances, and other interests (including any and all interests in the Subject 

Property within the meaning of the Bankruptcy Code Section 363(f)). 

2. the Buyer is deemed a good faith purchaser of the Property in accordance with 

the provisions of 11 U.S.C. §363(m),  

3. notwithstanding the provisions of Federal Rule of Bankruptcy Procedure 

6004(g) with respect to the sale of assets, and Federal Rule of Bankruptcy 

Procedure 6006(d) with respect to any executory contract or unexpired lease 

assumed and assigned with such sale of the Property, the proposed Order shall 

be effective immediately after its entry (the “Sale Order”). 

4. Buyer and its employees, officers, directors, stockholders, agents, or attorneys 

shall not assume any liability or responsibility for any claims, debts, accounts 

payable, liens or encumbrances.   

5. any claims, liens, interests or encumbrances against the Debtor, if not paid out of 

escrow at Closing shall attach to the proceeds of the sale, according to their 

respective priorities.   

 

The Debtor will turn over possession of the Subject Property described herein to 

Buyer upon the Closing.     

 

C. Marketing Efforts for the Property 

The Debtor had actively marketed the Subject Property prior to the bankruptcy 

filing.  The Debtor had previously retained, Gary Keshishyan, Pinnacle Estate Properties 

Inc., a real estate broker who specialized in selling this type of real property in the greater 

Southern California area.   The Order Approving Mr. Keshishyan’s employment should be 
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entered shortly. 

Mr. Keshishyan had sold half of the completed houses to investor buyers and five of 

the presales also to investor buyers.  Thus the Debtor’s experience with him was that he 

was and is a successful, busy and well connected agent with a clear understanding of the 

highest and best use for the property.  His knowledge of the pre-sales and understanding of 

the potential of the property was invaluable.   The Debtor listed the property with him and 

he has located a purchaser through his contacts.  He placed the property in the MLS, Co 

Star and Loopnet, the best sources for investor, builder and developer buyers.  He used the 

engineer's drawings of the individual floor plans, house renderings and landscapes with 

site plans to show the completed development with budget estimates and bids for the cost 

of development. 

Mr. Keshishyan showed an investment analysis and plans to at least eleven 

qualified persons and sent information to many other agents who had investor clients.  The 

Buyer is a developer builder who is represented by an agent known to Mr. Keshishyan for 

over 12 years.   

 

D. Liens Against the Subject Property 

There are unpaid property taxes in the amount of approximately $9,631.  These 

taxes will be paid in full out of escrow.   

The first deed of trust holder is Keillor Capital which is owed approximately 

$1,140,927 according to its Motion for Relief from Stay.  The Debtor will pay Keillor in 

full. 

The second deed of trust holder is attorney Scott Zundel who is owed $50,000.  The 

Debtor will pay Zundel in full. 

The third deed of trust holder is a trustee who holds a deed of trust for four joint 

creditors who are owed approximately $805,000.  The Debtor will pay the third lienholder 

the sum of $575,000 out of escrow.    The Debtor must confirm that the third priority 
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lienholder will accept that amount and on what conditions.  That will be completed prior to 

the hearing on the sale. 

Assuming $85,000 in selling costs, that will leave the estate with $39,442 to pay 

administrative expenses and some to unsecured creditors.     

 

E. Reasons Justifying Proposed Sale 

The Debtor has decided to sell this property as part of its overall goal to pay off the 

lienholders and creditors.  As the senior lienholder has filed a Motion for Relief, there is 

risk that the Debtor will not have sufficient time to propose a Plan of Reorganization.  The 

sales will result in a small carve-out for administrative expenses and unsecured creditors.       

 

F. The Buyer is Entitled to the Benefits and Protections of 11 U.S.C. Section 
363(m). 

The Buyer is not related or affiliated in any way with the Debtor or any insider, 

affiliates, agents, officers, directors or relatives of the Debtor.  The Buyer and the Debtor 

have had no previous business or personal dealings with each other in any respect.  In fact, 

the Buyer became interested in purchasing the Subject Property through the marketing 

efforts of the Debtor’s agent, Gary Keshishyan.  There are no agreements, formal or 

otherwise, to work together in the future.   

The agreement with the Buyer is therefore at “arms-length.”  The agreement was 

negotiated on behalf of the Debtor by Trevor Brilman and Gary Keshishyan and 

representatives of the Buyer and constitutes an arms-length transaction.   

Moreover, the Debtor submits that the transaction is objectively fair and reasonable.  

Based thereon, the Buyer, or a successful overbidder, should be provided with the benefits 

and protections afforded by § 363(m) of the Bankruptcy Code. 

 

IV. OVERBID PROCEDURES 

The Debtor hereby proposes to allow any other person or entity to overbid this sale 

at the hearing set forth herein.  Proposed bidding procedures are as follows: 
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1) On or before, May 22, 2019, a prospective bidder must provide to the Debtor’s 

counsel a cashier’s check for $100,000 as a deposit (the “Deposit”) to be held by Debtor’s 

counsel as set forth herein.  If the prospective bidder is the successful bidder, the Deposit 

shall become non-refundable.  At Closing, the Deposit will be applied to the Purchase 

Price.  In lieu of this requirement, the prospective bidder may transfer by wire transfer that 

sum to the Client Trust Account of Resnik Hayes Moradi LLP.   

2) The Prospective Bidder shall also provide to Debtor’s counsel, on or before May 

22, 2019, proof of its ability to close on the same terms as the PSA.   

3) As all of the contingencies set forth in the PSA will have been met by the time 

of the hearing on this motion, any overbid for the Subject Property shall be on the same 

terms and conditions, or better, as is set forth in the Purchase and Sale Agreement set forth 

in Exhibit “A.”     

4) There shall be no Contingency Period for any successful overbidder.  The 

overbidder must close the sale within 15 days after the Court enters its Order Approving 

the Sale.     

5) The initial overbid must be at least $30,000 more than the Purchase Price herein 

or $1,930,000.  After the initial overbid, additional overbids shall be in increments of 

$5,000 each. 

     

V. ARGUMENT 

A. Section 363(b)(1) permits the sale of property out of the ordinary course of 

business 

1. The standard for approval 

Section 363(b)(1) of the Bankruptcy Code permits the Debtor-in-possession, after 

notice and a hearing, to "sell . . . other than in the ordinary course of business, property of 

the estate." 11 U.S.C. § 363(b)(1).  The standards for approval of a pre-confirmation sale 

pursuant to § 363(b)(1) require that the sale proponent establish that:  (1) a "sound business 

purpose justifies the sale"; (2) "accurate and reasonable notice of the sale was provided"; 
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(3) "the price to be paid is adequate, i.e., fair and reasonable"; and (4) "good faith i.e., the 

absence of any lucrative deals with insiders is present." In re Industrial Valley Refrig. and 

Air Cond. Supplies, Inc., 77 B.R. 15, 21 (Bankr. E.D. Pa. 1987).   

Because the proposed sale meets all the requirements, as set forth below, the court 

should approve the sale. 

a. There is a sound business purpose. 

In this matter, there is a sound business reason for the sale, namely, the equity in the 

Subject Property is being diminished every day by the accrual of unpaid interest owed to 

the secured creditors.  This delay results in the deterioration of the estate. 

Because the sale of the property is in the best interest of the estate, and will result in 

payments in full of all allowed claims, there is a sound business purpose for the sale and 

the court should therefore approve the sale.  The Bankruptcy Appellate Panel of the Ninth 

Circuit has adopted a flexible, case by case test to determine whether the business purpose 

for the proposed sale justifies disposition of property of the estate under § 363(b).  Walter 

v. Sunwest Bank (In re Walter), 83 B.R. 14, 19 (9th Cir. BAP 1988).  In Walter, the court 

set forth the following articulation of the standard to be applied under § 363(b): 

 Whether the proffered business justification is sufficient depends on the case.  As 

the Second Circuit held in Lionel (cite), the bankruptcy judge should consider all salient 

factors pertaining to the proceeding and, accordingly, act to further the diverse interests of 

the Debtor, creditors and equity holders, alike.  He might, for example, look to such 

relevant factors as the proportionate value of the asset to the estate as a whole [and] . . . the 

proceeds to be obtained . . . .  This list is not intended to be exclusive, but merely to 

provide guidance to the bankruptcy judge. 

Walter, 83 B.R. at 19-20. 

  b. Accurate and reasonable notice. 

Notice of this Motion will be served on all creditors and parties in interest with an 

opportunity to object.  Thus the creditors are being given accurate and reasonable notice.  

 c. A fair and reasonable price will be paid. 
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While the Debtor is disappointed with the price being paid, the price is fair and 

reasonable under the circumstances.   

 d. The requirement of good faith has been satisfied. 

The good faith requirement "focuses principally on the element of special treatment 

of the Debtor's insiders in the sale transaction." In re Industrial Valley Refrig. and Air 

Cond. Supplies, Inc., 77 B.R. 15, 17 (Bankr. E.D. Pa. 1987).  The Buyer is not related to or 

affiliated with the Debtor or any of his entities or other insiders.  There are no anticipated 

continuing or new relationships between the parties or any of their affiliates.  Therefore 

there is no special treatment of the Debtor's insiders. 

e.  Section 363(f) of the Bankruptcy Code Permits the Sale of Property Free and 

Clear of Liens. 

The power of the bankruptcy court to authorize sales of estate property free and 

clear of liens has long been recognized.  See, Van Huffel v. Harkelrode, 284 U.S. 225, 52 

S. Ct. 115 (1931).  

Section 363(f) provides that the trustee may sell property free and clear of any such 

interest in such property of an entity other than the estate, if any one of the five 

requirements of Section 363(f) are met.   Here the sales price exceeds the liens on the 

Property. 

 

VI. CONCLUSION 

By reason of the arguments set forth above, the Debtor believes that the sale of the 

Subject Property on the terms described herein is in the best interest of the estate and the 

creditors. 

Accordingly, the Debtor's Motion to sell the property should be granted. 
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Dated:  April 24, 2019                                           RESNIK HAYES MORADI LLP  
    
 
   By:      /s/ M. Jonathan Hayes 

                  M. Jonathan Hayes 
                   Matthew D. Resnik 
              Roksana D. Moradi-Brovia 
         Attorneys for Debtor 

Golf View Lane Limited Partnership  
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DECLARATION OF TREVOR BRILMAN 

 

I, Trevor Brilman, declare as follows: 

1. I am the President of the General Partner, Management Consulting 1982, Inc. 

of Golf View Lane Limited Partnership, the Debtor in this Chapter 11 case.   I am over the 

age of eighteen (18). I have personal knowledge of the facts set forth herein, and if called 

as a witness, I could and would testify competently with respect thereto. Where facts are 

alleged upon information and belief, I believe them to be true. 

2. Golf View Lane Limited Partnership ("the Debtor”) owns a piece of vacant 

land located in Cathedral City near Palm Springs.  It has no other business operations.  

3. The Debtor filed its chapter 11 petition on February 22, 2019.  The Debtor is 

operating its business and managing its financial affairs as a debtor-in-possession pursuant 

to §§ 1107 and 1108 of the Bankruptcy Code.    

4. The Debtor is a limited partnership formed under the laws of the state of 

California on December 14, 2017.  I am the President of the Debtor’s General Partner and 

authorized to complete the sale on behalf of the Debtor.      

5. The Debtor and/or its predecessor purchased the raw land and subdivided it 

into four residential lots (phase 1) and thirteen residential lots (phase 2), recording the final 

map to build the first four.  These four were sold in the community, and the Debtor was 

able to get seven pre-sales on phase 2.  The pre-sales were derailed by lawsuits from a 

general contractor in collusion with a subcontractor. The Debtor and its predecessor 

defeated those lawsuits which were dismissed but the record of the multiple false liens 

stayed on the property plus the final illegal lien filed by prior counsel which made it too 

difficult to obtain the bonds for street and infrastructure improvements. 

6. We decided to either re-organize and raise cash to complete the bonds, or sell 

the property.  While organizing a plan to complete the development we received the offer 

set forth herein and decided it was best for the Debtor and its creditors to accept the offer. 

Case 9:19-bk-10291-DS    Doc 42    Filed 04/24/19    Entered 04/24/19 13:14:24    Desc
 Main Document      Page 16 of 50



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 

 

 

 17 

MOTION TO APPROVE SALE 
OF REAL PROPERTY  

 
 RESNIK  

HAYES 
  

7. By this Motion, the Debtor proposes to sell its real property located at as 

67884 McCallum Way, Cathedral City, CA 92234-5878, parcel number 677-610-037 (the 

“Subject Property”).   A true and correct copy of the executed Vacant Land Purchase 

Agreement and Joint Escrow Instructions executed by the Debtor and Buyer (the “PSA"), a 

copy of which is attached hereto as Exhibit “A.”   The legal description of the Subject 

Property is attached hereto as Exhibit “B.” 

8. The proceeds of the sale are sufficient to pay the senior lien Keillor Capital, 

Inc. as well as the second priority lienholder Scott Zundel in full.  There will not be 

sufficient funds available to pay the third priority lienholder in full.  I am advised and am 

otherwise confident that the third priority lienholder will agree to release its liens as well 

as provide for certain carve-outs for the benefit of the estate in the event there is 

insufficient funds to pay all in full.      

9. The Debtor had actively marketed the Subject Property prior to the 

bankruptcy filing.  The Debtor had previously retained, Gary Keshishyan, Pinnacle Estate 

Properties Inc., a real estate broker who specialized in selling this type of real property in 

the greater Southern California area.   

10. Mr. Keshishyan had sold half of the completed houses to investor buyers and 

five of the presales also to investor buyers.  Thus our experience with him was that he was 

and is a successful, busy and well connected agent with a clear understanding of the 

highest and best use for the property.  His knowledge of the pre-sales and understanding of 

the potential of the property was invaluable.   We listed the property with him and he has 

located a purchaser through his contacts.   

11. I am informed that there are unpaid property taxes in the amount of 

approximately $9,631.  These taxes will be paid in full out of escrow.  The first deed of 

trust holder is Keillor Capital which is owed approximately $1,140,927 according to its 

Motion for Relief from Stay.  The Debtor will pay Keillor in full.  The second deed of trust 

holder is attorney Scott Zundel who is owed $50,000.  The Debtor will pay Zundel in full. 
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12. The third deed of trust holder is a trustee who holds a deed of trust for four 

joint creditors who are owed approximately $805,000.  The Debtor will pay the third 

lienholder the sum of $575,000 out of escrow.    We must confirm that the third priority 

lienholder will accept that amount and on what conditions.  That will be completed prior to 

the hearing on the sale. 

13. The Debtor has decided to sell this property as part of its overall goal to pay 

off the lienholders and creditors.  As the senior lienholder has filed a Motion for Relief, 

there is risk that the Debtor will not have sufficient time to propose a Plan of 

Reorganization.  The sales will result in a small carve-out for administrative expenses and 

unsecured creditors.      

14. The Buyer is not related or affiliated in any way with the Debtor or any 

insider, affiliates, agents, officers, directors or relatives of the Debtor.  The Buyer and the 

Debtor and its insiders and affiliates have had no previous business or personal dealings 

with each other in any respect.  In fact, the Buyer became interested in purchasing the 

Subject Property through the marketing efforts of the Debtor’s agent, Gary Keshishyan.  

There are no agreements, formal or otherwise, to work together in the future.  The 

agreement was negotiated on behalf of the Debtor by myself, the limited partners, and 

Gary Keshishyan.  Moreover, I believe that the transaction is objectively fair and 

reasonable.         

   

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

that the foregoing is true and correct. 

Executed April 24, 2019, at ___________________, California. 

 

By:  _ _SEE  NEXT  PAGE_________ 
                  Trevor Brilman 
                  Declarant 
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DECLARATION OF GARY KESHISHYAN 

 

I, Gary Keshishyan, declare as follows: 

1. I am licensed real estate broker under the laws of the state of California.  I 

am the listing agent for the Debtor of the real property located at 67884 McCallum Way, 

Cathedral City, CA 92234-5878, parcel number 677-610-037 (the “Subject Property”).   I 

am employed by Pinnacle Estate Properties Inc.  I have specialized in selling residential 

real property in the greater southern California area.  I am over the age of eighteen (18). I 

have personal knowledge of the facts set forth herein, and if called as a witness, I could 

and would testify competently with respect thereto. Where facts are alleged upon 

information and belief, I believe them to be true. 

2. I am very familiar with this project.  I had sold half of the Debtor and its 

predecessor’s completed houses to investor buyers and five of the presales also to investor 

buyers.  I have significant knowledge of the pre-sales and understanding of the potential of 

the property.    

3. The Debtor listed the property with me and I located a purchaser through my 

contacts.  I placed the property in the MLS, Co Star and Loopnet, the best sources for 

investor, builder and developer buyers.  I used the engineer's drawings of the individual 

floor plans, house renderings and landscapes with site plans to show the completed 

development with budget estimates and bids for the cost of development. 

4. I showed an investment analysis and plans to at least eleven qualified 

persons and sent information to many other agents who had investor clients.  The Buyer is 

a developer builder who is represented by an agent known to me for over 12 years.   

5. I believe that the transaction is objectively fair and reasonable.     

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

that the foregoing is true and correct. 

Executed April 24, 2019, at Encino, California. 
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By:  ___SEE NEXT PAGE___________ 
                  Gary Keshishyan 
                  Declarant 
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PROOF OF SERVICE OF DOCUMENT 
 

I am over the age of 18 and not a party to this bankruptcy case or adversary proceeding.  
My business address is:  17609 Ventura Blvd., Suite 314, Encino, CA 91316. 
 
A true and correct copy of the foregoing document entitled NOTICE OF MOTION AND 
MOTION BY DEBTOR TO APPROVE THE SALE OF CERTAIN REAL 
PROPERTY OF THE ESTATE FREE AND CLEAR OF LIENS AND 
ENCUMBRANCES;  DECLARATIONS OF TREVOR BRILMAN AND GARY 
KESHISHYAN 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 4/24/2019 I 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: 
 

• Brian D Fittipaldi     brian.fittipaldi@usdoj.gov 
• M. Jonathan Hayes     jhayes@rhmfirm.com, 

roksana@rhmfirm.com;rosario@rhmfirm.com;janita@rhmfirm.com;susie@r
hmfirm.com;max@rhmfirm.com;priscilla@rhmfirm.com;pardis@rhmfirm.co
m;russ@rhmfirm.com;rebeca@rhmfirm.com 

• Christian T Kim     ckim@dumas-law.com, ckim@ecf.inforuptcy.com 
• Joseph G. McCarty     josephmccarty54@gmail.com, 

josephmccarty54@gmail.com 
• Timothy J Silverman     tsilverman@scheerlawgroup.com 
• United States Trustee (ND)     ustpregion16.nd.ecf@usdoj.gov 
• Larry D Webb     Webblaw@gmail.com, 

larry@webblaw.onmicrosoft.com;r51666@notify.bestcase.com 
• Robert M Yaspan     court@yaspanlaw.com, tmenachian@yaspanlaw.com 

 
 II.  SERVED BY U.S. MAIL: On 4/24/2019 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 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. 
 

SERVED VIA U.S. MAIL: 
 

Hon. Deboarh J. Salztman 
United States Bankruptcy Court 
255 E. Temple Street, Suite 1634  
Los Angeles, CA 90012 
 
Golf View Lane Limited Partnership,  
a California Limited Partnership  
3835 E. Thousand Oaks Blvd #R-360  
Thousand Oaks, CA 91362 
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Debtor’s Agent/Broker: 
 
Gary Keshishyan, Pinnacle Estate Properties Inc. 
Representing: Golf View Lane Limited Partnership,  
a California Limited Partnership 
9137 reseda Blvd. 
Northridge, CA 91324 
 
III. SERVED BY PERSONAL DELIVERY, OVERNIGHT MAIL, FACSIMILE 
TRANSMISSION OR EMAIL (indicate method for each person or entity served): 
Pursuant to F.R.Civ.P. 5 and/or controlling LBR, on 4/24/2019 I served the following 
person(s) and/or entity(ies) by personal delivery, overnight mail service, 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.   
 
I declare under penalty of perjury under the laws of the United States of America that the 
foregoing is true and correct. 
 

4/24/2019                             Ja’Nita Fisher  /s/ Ja’Nita Fisher 
Date                                      Type Name  Signature 
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 Sam’s Fence                                          Scott Zundel and Michael Shippee                     Simon A. Housman Esq                         

 66-215 Harrison Street                               71-713 Highway 111                                   74-075 El Paso Ave, Suite A-15               

 Thermal, CA 92274-9721                               Rancho Mirage, CA 92270-4485                         Palm Desert, CA 92260-4145                   

                                                                                                                                                        

                                                                                                                                                        

                                                                                                                                                        

 Sophie Chwa                                          Stanton Place 2014 LLC                               State Compensation Insurance Fund            

 529 E. La Sierra Drive                               21700 Oxnard Street Suite                            P.O. Box 7441                                

 Arcadia, CA 91006-4321                               Woodland Hills, CA 91367-3642                        San Francisco, CA 94120-7441                 
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 State Water Resource Control Board                   Trench Shoring                                       Tru Team                                     

 PO Box 1888                                          2O6 N Central Ave                                    82585 Showcase Pkwy #DlO4                    

 Sacramento 95812-1888                                Compton, CA 90220                                    Indio, CA 92203-9811                         

                                                                                                                                                        

                                                                                                                                                        

                                                                                                                                                        

                           Vic S. Nowak                                         Joseph G. McCarty                            

                        Trustee of the JanTer Trust                          161B Conejo School Road                      

                          c/o Greenspring Capital Inc                          Thousand Oaks, CA 91362-3145                 

                                                      2429 W. Coast Hwy, Suite 210                                                                      

                                                      Newport Beach, CA 92663-4745                                                                      

                                                                                                                                                        

                                                                                                                        

                                                                                                   

                                                                                                   

                                                                                                             

                                                                                                                                  

                                                                                                                                                        

                                                                                                                                                        

                                                                                                                                                        

                                                                                                                                                        

                  The following recipients may be/have been bypassed for notice due to an undeliverable (u) or duplicate (d) address.                   

                                                                                                                                                        

                                                                                                                                                        

                                          (

                                                                                                                                                        

                                                                                                                                                        

                                                                                                                                                        

                                                                                                                                                        

                                                                                                                                                        

                                                               

                                                                           

                                                                                               

                                                                                                                              

                                                                                                                                                        

                                                                                                                                                        

                                                                

                                                                                   

                                                                 

                                                                                                                                                        

                                                                                                                                                        

                                                                                                                                                        

 End of Label Matrix                                                                                                                                    

 Mailable recipients    67                                                                                                                              

 Bypassed recipients     9                                                                                                                              

 Total                  76                                                                                                                              
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