
 

UNITED STATES BANKRUPTCY COURT 

FOR THE DISTRICT OF MARYLAND 

(at Baltimore) 

 

IN RE: King & Queen, LLC,                     * Case # 18-11484 

      * Chapter 11 

      * 

* 

Debtor(s).           

****************************************************************************** 

MOTION TO SELL FREE AND CLEAR OF LIENS, CLAIMS AND INTERESTS 

The above-captioned debtor and debtor-in-possession (the “Debtor”) hereby moves this 

Court (the “Motion”), pursuant to sections 363 of title 11 of the United States Code (the 

“Bankruptcy Code”), Rules 2002(a)(2) and 6004 of the Federal Rules of Bankruptcy Procedure 

(the “Bankruptcy Rules”), and Rule 6004-1 of the Local Bankruptcy Rules of the United States 

Bankruptcy Court for the District of Maryland, for entry of an order approving the sale of the 

Property free and clear of liens, claims and interests. In support of the Motion, the Debtor states 

as follows: 

Jurisdiction 

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

This is a core proceeding within the meaning of 28 U.S.C. § 157(b)(2). Venue in this Court is 

proper pursuant to 28 U.S.C. §§ 1408 and 1409. 

Background 

A. Introduction 

1. On February 4, 2018 (the “Petition Date”), the Debtor filed a voluntary petition in this  

Court for relief under Chapter 11 of the Bankruptcy Code. 

2. The Debtor continues to manage its affairs as a debtor in possession pursuant to  

sections 1107(a) and 1108 of the Bankruptcy Code. 
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3. No committee of unsecured creditors has been appointed. 

4. No request for a trustee or examiner has been made in these Chapter 11 cases. 

B. Overview of the Debtor’s Property 

5. The Debtor is the owner of the property (the “Property”) located at 1155 Washington  

Blvd. Baltimore, MD 21230.   

6. The Property has secured claims totaling approximately $44,229.33. 

7. The Debtor has an executed contract, attached as exhibit “A,” to sell the Property to  

Piccadilly Enterprises, Inc. (the “Buyer”) for $72,000.00. 

The Secured Claims 

8. Pursuant to 14-805(a) of the Tax Property Article of the Annotated Code of  

Maryland, Baltimore City has various liens secured by the Property as part of assorted proofs of 

claim totaling $44,229.33.   

Relief Requested 

9. Debtor seeks entry of an Order approving the sale of the Property, free and clear of  

liens, claims and other interests, under section 363 of the Bankruptcy Code, and (a) approving 

such sale and authorizing distribution and delivery to Baltimore City $44,229.33 from the sale of 

the Property, and (b) granting a deed conveying fee simple title free and clear of all liens, claims 

and encumbrances for the Property to the Buyer.  In accordance with Bankruptcy Rule 

6004(f)(1), sales of property outside the ordinary course of business may be made through 

private sale or public auction. The Debtor believes that good cause exists for the Court to 

approve the proposed Sale.  

13. The Debtor believes that the proposed sale will also serve the best interest of the  

Debtor’s estate by reducing the cost of maintaining the Debtor Property and maximizing the 
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sale proceeds for the benefit of the secured claims. 

Section 363(b) of the Bankruptcy Code Authorizes the Sale of the Property 

Under the Circumstances Present Here 

 

14. Under section 363 of the Bankruptcy Code, a debtor in possession may sell property  

of its estate outside of the ordinary course of its business, subject to the approval of the court 

after notice and a hearing. See 11 U.S.C. § 363(b)(1). It is well settled that a decision to sell 

assets outside the ordinary course of business, prior to confirmation of a plan, is permitted if 

based upon the sound business judgment of the debtor. See, e.g., In re Martin, 91 F.3d 389 (3d 

Cir. 1996), citing, In re Schipper, 933 F.2d 513 (7th Cir. 1991); Licensing By Paolo, Inc. v. 

Sinatra (In re Gucci), 126 F.3d 380, 387 (2d Cir. 1997) (“A sale of a substantial part of a Chapter 

11 estate may be conducted if a good business reason exists to support it.”); In re Chateaugay 

Corp., 973 F.2d 141, 143 (2d Cir. 1992); Stephens Indus. v. McClung, 789 F.2d 386, 390 (6th 

Cir. 1986) (“bankruptcy court can authorize a sale of all a Chapter 11 Debtor’s assets under 

[section] 363(b)(1) when a sound business purpose dictates such action.”); Comm. of Asbestos-

Related Litigants v. Johns-Manville Corp. (In re Johns-Manville Corp.), 60 B.R. 612, 616 

(Bankr. S.D.N.Y. 1986) (“Where the Debtor articulates a reasonable basis for its business 

decisions (as distinct from a decision made arbitrarily or capriciously), courts will generally not 

entertain objections to the Debtor’s conduct.”); In re Naron & Wagner, Chtd., 88 B.R. 85, 87-88 

(Bankr. D. Md. 1988). 

10. Courts typically consider the following four factors in determining whether a  

proposed sale satisfies this standard: 

a. whether a sound business justification exists for the sale; 

b. whether adequate and reasonable notice of the sale was given to interested parties; 
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c. whether the sale will produce a fair and reasonable price for the property; and 

d. whether the parties have acted in good faith.  See, e.g., In re Weatherly Frozen 

Food Group, Inc., 149 B.R. 480, 483 (Bankr. N.D. Ohio 1992); In re Delaware & 

Hudson Ry. Co., 124 B.R. 169, 176 (D. Del. 1991). 

11. Here, each of these four factors is satisfied.  

a. First, sound business reasons exist for the Debtor’s sale of the Property: the  

Debtor has determined that this sale will allow the Debtor to obtain cash necessary to operate. 

b. Second, the Debtor will provide adequate and reasonable notice and of the 

 opportunity to object to the sale to all interested parties. 

c. Third, the Sale proposed herein will produce a fair and reasonable price for 

 the sale of  the Property, and 

d. Fourth, the Debtor, as well as the Buyer are proceeding in good faith.  

12. Therefore, the Debtor believes that the proposed Sale is consistent with other sales  

previously approved by courts; and is appropriate under the relevant standards governing auction 

and sale proceedings in bankruptcy cases.  See, e.g., In re Gemcraft Homes, Inc., et al., Case No. 

09-31696 (NVA) (Bankr. Md. December 14, 2009); In re Caruso Homes, Case No. 08-18254 

(JS) (Bankr. D. Md. December 4, 2008). 

The Property Should Be Sold Free and Clear of Liens 

15. Pursuant to section 363(f) of the Bankruptcy Code, a debtor in possession may sell  

property “free and clear of any interest in such property of an entity other than the estate” if any 

one of the following conditions is satisfied: 

a. applicable non-bankruptcy law permits the sale of such property free and clear of 

such interest;  
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b. such entity consents; such interest is a lien and the price at which such property is 

to be sold is greater than the aggregate value of all liens on such property;  

c. such interest is in bona fide dispute;  

d. or such entity could be compelled, in a legal or equitable proceeding, to accept a 

money satisfaction of such interest. 11 U.S.C. § 363(f). 

16. Applicable non-bankruptcy law permits the sale of such property free and clear of  

such interest in this case. 

17. To facilitate the sale of the Property and to realize its fair value, it is necessary to sell 

 the Property free and clear of all liens, claims and interests. To the best of the Debtor’s 

knowledge, there are no liens on the Property other than those of Baltimore City.  All liens will 

receive as much as or more than they would receive at a foreclosure proceeding. 

18. The Debtors propose that any and all liens on the Property attach to the sale proceeds  

received by the Debtor in the same order of priority, and with the same validity, as each such lien 

has as of the Petition Date, subject to the rights and defenses, if any, of the Debtor and any party 

in interest with respect thereto. The Debtor submits that the sale of the Property free and clear of 

liens will satisfy the statutory prerequisites of section 363(f) of the Bankruptcy Code, based on 

one or more of the grounds set forth therein. 

WHEREFORE, the Debtors respectfully request that the Court:  

approve the sale of the Property; and  

grant the Debtor such other and further relief as this Court may deem to be just and 

proper. 

Dated: September 21, 2018    /s/ Jeffrey M. Sirody  

Jeffrey M. Sirody  

Jeffrey M. Sirody & Assoc., P.A.  

1777 Reisterstown Road Suite 360 E  
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Baltimore, MD 21208  

410-415-0445 

Fax: 410-415-0744  

smeyers@sirody.com 

 

 

 

UNITED STATES BANKRUPTCY COURT 

FOR THE DISTRICT OF MARYLAND 

AT BALTIMORE 

 

IN RE: King & Queen, LLC,                     * Case # 18-11484 

      *  Chapter 11 

      * 

Debtor(s).    

****************************************************************************** 

CERTIFICATE OF SERVICE 

I hereby certify that on September 21, 2018, a copy of Motion to Sell Free and Clear of 

Liens, Proposed order and Notice of Motion, verification and Proposed Order was caused to be 

served electronically or by regular United States mail to all interested parties the U.S. Trustee at 

101 West Lombard Street Suite 2650, Baltimore, MD 21201and the creditors on the attached 

matrix. 

 

/s/ Jeffrey M. Sirody  

Jeffrey M. Sirody  

Jeffrey M. Sirody & Assoc., P.A.  

1777 Reisterstown Road Suite 360 E  

Baltimore, MD 21208  

410-415-0445 

Fax: 410-415-0744  

smeyers@sirody.com 
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UNITED STATES BANKRUPTCY COURT 

FOR THE DISTRICT OF MARYLAND 

AT BALTIMORE 

 

IN RE: King & Queen, LLC,                     * Case # 18-11484 

       Chapter 11 

Debtor(s).    

****************************************************************** 

NOTICE OF MOTION TO SELL 1155 WASHINGTON BLVD. BALTIMORE, MD 

21230 FREE AND CLEAR OF LIENS, CLAIMS AND INTERESTS 

 

PLEASE TAKE NOTICE THAT, ON September 21, 2018, the above-captioned debtor and 

debtor in possession (the “Debtor”) filed the MOTION TO SELL FREE AND CLEAR OF 

LIENS, CLAIMS AND INTERESTS (the “Sale Motion”). 

 

All parties in interest are urged to review the Sale Motion in its entirety. 
 

PLEASE TAKE NOTICE THAT objections, if any, to the Sale Motion must be filed by 

October 12, 2018 (the “Deadline”) with the Clerk of the Bankruptcy Court.  At the same time, you 

must serve a copy of the objection upon: (a) counsel for the Debtor, Jeffrey M. Sirody and 

Associates, 1777 Reisterstown Rd. Suite 360E;  and (b) Office of the United States Trustee for the 

District of Maryland, 101 West Lombard Street, Suite 2625, MD 21201, If a timely objection is 

properly filed and served, or the Court so requires, a hearing on the Motion will be scheduled and 

duly noticed.  If you do not file an objection to approval of the Sale, the Court may approve the Sale 

Procedures and enter the Sale Procedures Order without further notice or hearing. 
 

PLEASE TAKE FURTHER NOTICE that, a hearing on the approval of the sale of the Wells 

Fargo Collateral, free and clear of liens, claims and interests as set forth above, and entry of, will be 

held the United States Bankruptcy Court for the District Of Maryland, Baltimore Division, on 

October 19, 2018 at 11:30 A.M in Courtroom 1-B. 
 

PLEASE TAKE FURTHER NOTICE objections, if any, to the approval Motion to Sell must 

be filed by October 12, 2018 (the “Deadline”) with the Clerk of the Bankruptcy Court and a filed 

objection must state the facts and legal grounds on which the objection is based. At the same time, 

you must serve a copy of the objection upon the above-referenced parties. If you do not file an 

objection to approval of the sale of the Wells Fargo Collateral, or entry of the proposed Sale Order, 

the Court may treat the proposed Sale Order as unopposed and grant the relief requested with or 

without a hearing. In any event, the Court, in its discretion, may conduct a hearing or determine the 

matter without a hearing regardless of whether an objection is filed. 
 

Any questions regarding this Notice or the Sale Motion may be directed to the 

undersigned. 
 

 

 

 

 

Case 18-11484    Doc 29-1    Filed 09/21/18    Page 1 of 2



4 
 

 

 

 

 

 

 

 

 
 

Dated:  September 21, 2018 /s/ Jeffrey M. Sirody  

Jeffrey M. Sirody  

Jeffrey M. Sirody & Assoc., P.A.  

1777 Reisterstown Road Suite 

360E  

Baltimore, MD 21208  

410-415-0445 

Fax: 410-415-0744  

smeyers@sirody.com 

Attorney for the Debtor and Debtor in    

Possession 
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UNITED STATES BANKRUPTCY COURT 

FOR THE DISTRICT OF MARYLAND 

(at Baltimore) 

 

IN RE: King & Queen, LLC,         * Case # 18-11484 

      * Chapter 11 

      * 

* 

Debtor(s).           

*************************************************************************** 

ORDER APPROVING THE DEBTOR’S SALE OF REAL PROPERTY SUBJECT 

TO THE LIENS OF BALTIMORE CITY FREE AND CLEAR OF LIENS, CLAIMS 

AND INTERESTS 

 

Upon the Motion of Debtor for Approval of Sale of the Property 1155 Washington 

Blvd. Baltimore, MD 21230, (the “Property”) Free and Clear of Liens, Claims and Interests 

(the “Motion”), and the Court having considered the evidence and the arguments of all 

parties-in-interest at the Sale Hearing; and the Court having reviewed and considered the 

Sale Motion and all objections filed thereto or, no objections having been filed or otherwise 

asserted; and good cause having been shown for the relief requested; 

THE COURT HEREBY FINDS THAT: 

A. The sale of the Property to the Buyer is fair, reasonable and in the best 

interests of the Debtor, their creditors and their estates. 

B. The offer of the Buyer to purchase Property is in the best interests of the 

Debtor, creditors, and estate. 
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C. Fair, reasonable and sufficient notice under the Bankruptcy Code and the 

Bankruptcy Rules of the proposed sale of Debtor Property has been given to the creditors 

and parties-in-interest by the Debtor, including a separate notice to the holders of Recorded 

Junior Liens, and the requirements of Rules 6004 and 2002 have been fully satisfied. 

Additionally, all aspects of the sale transactions related to any of the Debtor Property have 

been adequately disclosed. 

D. Any entity that claims any interest in the Property has had an opportunity to 

object to the sale, and either has failed to object or its objection has been overruled, or could 

be compelled in a legal or equitable proceeding to accept a money satisfaction of such 

interest. 

E. The Debtor is a lawful owner of the Debtor Property 

F. The sale of each of the Property has been conducted pursuant to a fair and 

equitable process. 

G. The Debtor and the Buyer have at all times acted in good faith and in 

accordance with applicable law and without intent to hinder, delay or defraud creditors or 

interest holders. The Buyers are each a buyer in good faith within the meaning of section 

363(m) of the Bankruptcy Code.  There has been no evidence presented to this Court that the 

sale price was controlled by any agreement among potential bidders or that any activity 

prohibited by section 363(n) of the Bankruptcy Code has occurred. 

H. The distribution of funds has sound business justification and is specifically 

approved by this Court. 

IT IS HEREBY ORDERED, ADJUDGED AND DECREED THAT: 

 

. The Sale Motion is GRANTED pursuant to sections 105 and 363 of the Bankruptcy 

Code, Bankruptcy Rules 2002, 6004, 6006, 9006 and 9007, and Local Rule 6004-1. All 

objections to the Sale Motion that were not withdrawn have been settled or are hereby 
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overruled. 

1. The Debtor is authorized sell the Property to the Buyer without further 

application to or Order of this Court.  

2. The transfer of the Property to the Buyer will be a legal, valid and effective 

transfer. Title to all of the Debtor’s right, title and interest in and to the Property shall pass to 

the Buyer at the closing, free and clear of all prepetition and postpetition liens, claims 

(including, but not limited to, any “claim” as defined in section 101(5) of the Bankruptcy 

Code) and encumbrances 

3. Effective upon closing, all parties and/or entities asserting, or who may 

asset Liens and Claims and contract rights against the Debtor, including holders of Junior 

Liens, are hereby permanently enjoined and precluded, with respect to such Liens and 

Claims, from: (i) asserting, commencing or continuing in any manner any action against 

the Buyer with respect to the Property; and (ii) attempting to enforce any lien or 

encumbrance of any kind against any of the Property. 

4. The provisions of this Order authorizing the sale of the Property free and 

clear of Liens and Claims shall be self-executing, and neither the Debtor, the Buyer nor any 

other party shall be required to execute or file releases, termination statements, assignments, 

cancellations, consents or other instruments to effectuate, consummate and/or implement the 

provisions hereof with respect to such sale.  The Buyer is empowered to execute and file 

releases, termination statements, assignments, consents, cancellations or other instruments to 

effectuate, consummate and/or implement the provisions hereof with respect to such sale. 

5. Any and all governmental recording offices and all other parties, persons or 

entities are directed to accept this Order for recordation on or after the Closing as 

conclusive evidence of the free and clear, unencumbered transfer of title to the Property 

conveyed to the Buyer at Closing. 
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6. This Order shall be effective immediately upon entry pursuant to Rule 7062 

and 9014 of the Federal Rules of Bankruptcy Procedure, and no automatic stay of execution, 

pursuant to Rule 62(a) of the Federal Rules of Civil Procedure or Rule 6004(h) the Federal 

Rules of Bankruptcy Procedures applies with respect to this Order.  

IT IS SO ORDERED.  

 

cc:         Jeffrey M. Sirody, Esquire 

JEFFERY M. SIRODY, & ASSOCIATES 

1777 Reisterstown Road, Suite 360E 

Baltimore, MD 21208 

 

Office of the U.S. Trustee 

101 W. Pratt Street, Suite 2625 

Baltimore, MD 21201 

 

All Creditors 

 

END OF ORDER 
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 Label Matrix for local noticing                      CARRINGTON MORTGAGE SERVICES, LLC                    Carrington Mortgage Se                       
 0416-1                                               SHAPIRO & BROWN, LLP                                 1600 S Douglass Rd Ste 2                     
 Case 17-23038                                        10021 BALLS FORD ROAD, SUITE 200                     Anaheim, CA 92806-5951                       
 District of Maryland                                 MANASSAS, VA 20109-2666                                                                           
 Baltimore                                                                                                                                              
 Sun Feb  4 12:13:12 EST 2018                                                                                                                           

 Carrington Mortgage Services, LLC                    Central Maryland Cardiology                          Comptroller of Maryland                      
 1600 South Douglass Road                             5601 Loch Raven Blvd                                 301 West Preston Street, #206                
 Anaheim, CA 92806-5951                               Russall Morgan Building, Suite 403                   Baltimore, MD 21201-2326                     
                                                      Baltimore, MD 21239-2945                                                                          
                                                                                                                                                        
                                                                                                                                                        

 Comptroller of the Treasury                          Consumer Portfolio Svc                               Dish Network                                 
 Compliance Division, Room 409                        Po Box 57071                                         Po Box 105169                                
 301 W. Preston Street                                Irvine, CA 92619-7071                                Atlanta, GA 30348-5169                       
 Baltimore, MD 21201-2305                                                                                                                               
                                                                                                                                                        
                                                                                                                                                        

 Easy Cooking/Credit Solutions                        (p)FOCUS RECEIVABLES MANAGEMENT LLC                  IRS                                          
 PO Box 2121                                          1130 NORTHCHASE PARKWAY STE 150                      Internal Revenue Service                     
 Metairie, LA 70004-2121                              MARIETTA GA 30067-6429                               PO Box 7346                                  
                                                                                                           Philadelphia, PA 19101-7346                  
                                                                                                                                                        
                                                                                                                                                        

 Medicredit, Inc                                      Medstar GSH                                          Medstar Medical Group Radiology              
 Po Box 1629                                          Po Box 418312                                        PO Box 371863                                
 Maryland Heights, MO 63043-0629                      Boston, MA 02241-8312                                Pittsburgh, PA 15250-7863                    
                                                                                                                                                        
                                                                                                                                                        
                                                                                                                                                        

 Pet ER                                               Pro Co                                               Scotts Lawn                                  
 1209 Cromwell Bridge Road                            Po Box 2462                                          PO Box 742585                                
 Towson, MD 21286-2206                                Aston, PA 19014-0462                                 Cincinnati, OH 45274-2585                    
                                                                                                                                                        
                                                                                                                                                        
                                                                                                                                                        

 Shepherd’s Clinic                                    Southwest Credit Syste                               St. Joseph’s Hospital                        
 2800 Kirk Avenue                                     4120 International Pkwy                              PO Box 791135                                
 Baltimore, MD 21218-3647                             Carrollton, TX 75007-1958                            Baltimore, MD 21279-1135                     
                                                                                                                                                        
                                                                                                                                                        
                                                                                                                                                        

 State of Maryland DLLR                               Supervisor of Delin. Accts.                          United Consumber                             
 Division of Unemployment Insurance                   Rm. 1 Municipal Building                             P.O. Box 4466                                
 1100 N. Eutaw Street, Room 401                       Holliday & Lexington Streets                         Woodbridge, VA 22194-4466                    
 Baltimore, MD 21201-2225                             Baltimore, MD 21202                                                                               
                                                                                                                                                        
                                                                                                                                                        

 Verizon                                              Connie F. Mitchell Sample                            Jeffrey M. Sirody                            
 by American InfoSource LP as agent                   856 Maple Crest Drive                                Jeffrey M. Sirody and Associates, P.A.       
 4515 N Santa Fe Ave                                  Baltimore, MD 21220-1733                             1777 Reisterstown Road                       
 Oklahoma City, OK 73118-7901                                                                              Suite 360 E                                  
                                                                                                           Baltimore, MD 21208-6318                     
                                                                                                                                                        

 Robert S. Thomas II                                                                                                                                    
 300 E Joppa Road, Suite 409                                                                                                                            
 Towson, MD 21286-3005                                                                                                                                  
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                    The preferred mailing address (p) above has been substituted for the following entity/entities as so specified                      
                    by said entity/entities in a Notice of Address filed pursuant to 11 U.S.C. 342(f) and Fed.R.Bank.P. 2002 (g)(4).                    
                                                                                                                                                        
                                                                                                                                                        

 Focus Receivables Mana                                                                                                                                 
 1130 Northchase Pkwy Se                                                                                                                                
 Marietta, GA 30067                                                                                                                                     
                                                                                                                                                        
                                                                                                                                                        
                                                                                                                                                        

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

 (u)AT&T Wireless/Superior Asset                      (u)Allied Insterstate                                (u)Fitness Quest/Eastern Collection Corp     
 INVALID ADDRESS PROVIDED                             INVALID ADDRESS PROVIDED                             INVALID ADDRESS PROVIDED                     
                                                                                                                                                        
                                                                                                                                                        
                                                                                                                                                        
                                                                                                                                                        

 (u)Good Samaritan Hospital                           (u)Medstar Health                                    (u)Medstar Orthopedics                       
 INVALID ADDRESS PROVIDED                             INVALID ADDRESS PROVIDED                             INVALID ADDRESS PROVIDED                     
                                                                                                                                                        
                                                                                                                                                        
                                                                                                                                                        
                                                                                                                                                        

 (u)Metropolitan Medical Associates                   End of Label Matrix                                                                               
 INVALID ADDRESS PROVIDED                             Mailable recipients    27                                                                         
                                                      Bypassed recipients     7                                                                         
                                                      Total                  34
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