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DAVID B. GOLUBCHIK (State Bar No. 185520) 
EVE H. KARASIK (State Bar No. 155356) 
JEFFREY S. KWONG (State Bar No. 288239) 
LEVENE, NEALE, BENDER, YOO & BRILL L.L.P. 
10250 Constellation Boulevard, Suite 1700 
Los Angeles, California 90067 
Telephone:  (310) 229-1234 
Facsimile:  (310) 229-1244 
Email: DBG@LNBYB.com; EHK@LNBYB.COM; JSK@LNBYB.COM 
 
Attorneys for Debtor and Debtor in Possession 
 

UNITED STATES BANKRUPTCY COURT 
CENTRAL DISTRICT OF CALIFORNIA 

LOS ANGELES DIVISION 
 
In re 
 
LIBERTY ASSET MANAGEMENT 
CORPORATION  
 
 Debtor and Debtor in Possession. 
 

)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)
)

Case No. 2:16-bk-13575-ER 
 
Chapter 11 
 
DEBTOR’S MOTION FOR ENTRY OF 
AN ORDER (1) AUTHORIZING SALE OF 
RESIDENTIAL REAL PROPERTY FREE 
AND CLEAR OF CERTAIN LIENS, 
CLAIMS AND INTERESTS; (2) 
APPROVING PROPOSED OVERBID 
PROCEDURES; (3) AUTHORIZING 
PAYMENTS OF COSTS OF SALE AND 
COMMISSION OUT OF SALE 
PROCEEDS; (4) FINDING THAT BUYER 
IS GOOD FAITH PURCHASER UNDER 
11 U.S.C. § 363(m); AND (5) 
AUTHORIZING REPRESENTATIVE OF 
DEBTOR TO EXECUTE QUITCLAIM 
DEED TRANSFERRING PROPERTY 
FROM RH INVESTMENT LLC TO THE 
DEBTOR; MEMORANDUM OF POINTS 
AND AUTHORITIES; DECLARATIONS
OF THOMAS B. BLUEMEL, LAWRENCE 
PERKINS AND DAVID B. GOLUBCHIK 
IN SUPPORT THEREOF  
 
Hearing  
Date:      March 8, 2017 
Time:     11:00 a.m. 
Place:     Courtroom 1568 
               255 E. Temple Street 
               Los Angeles, CA 
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Liberty Asset Management Corporation (“Liberty” or the “Debtor”), the debtor and 

debtor in possession in the above-captioned chapter 11 case, hereby files this motion (the 

“Motion”) for entry of an order of the Court pursuant to 11 U.S.C. §§ 105(a), 363(b) and (f), 

Local Bankruptcy Rule 9013-1 for an order: 

 (1) authorizing the Debtor to: (a) sell all of its rights, title and interests in 1916 Los 

Padres Drive, Rowland Heights, CA 91748-3657 (the “Property”) for the purchase price of 

$460,000, subject to overbid, on an “as-is” basis, without any warranties or representations, free 

and clear of any liens, claims and interests to Litchi LLC (the “Buyer”), or to any person who 

appears at the hearing and submits a higher acceptable bid;  

(2) approving the proposed overbid procedures set forth herein (“Overbid Procedures”); 

(3) authorizing the Debtor to pay, through escrow: (a) brokerage commissions, (b) 

ordinary and customary costs of sale (including title and escrow fees), (c) real property taxes, 

and (d) related costs associated with the sale of the Property; 

(4) finding that the Buyer, or any person who appears at the hearing and submits a higher 

acceptable bid and becomes the purchaser is a good faith purchaser under 11 U.S.C. § 363(m); 

and 

(5) authorizing representative of Debtor (or some other person as the Court may 

designate) to execute quitclaim deed transferring Property from RH investment LLC to the 

Debtor. 

The following disclosures are made pursuant to Local Bankruptcy Rule 6004-1(c)(3): 

Hearing Time and Location: The hearing on this Motion and the sale will take place on 

March 8, 2017 at 11:00 a.m. in Courtroom 1568, 255 E. Temple St., Los Angeles California. 

Proposed Buyer: The proposed buyer is Litchi LLC. 

Property to be sold: All right, title and interest in the property located at 1916 Los 

Padres Drive, Rowland Heights, CA 91748-3657. 

Terms and Conditions of Proposed Sale: Subject to overbids, the sales price will be 

$460,000. The sale will be on an “as is,” “where is” and “with all faults” basis, with no 

warranties, representations or recourse whatsoever.  All terms and conditions of the proposed 
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sale are set forth in the Counter-offer and related sale documents (the “Sale Agreement”) 

attached to the Declaration of Lawrence Perkins (“Perkins Declaration”) as Exhibit “E.” All of 

the Buyer’s contingencies have been waived or removed. 

Sale free and clear of liens, claims and interests: The proposed sale is free and clear of 

any and all liens, claims, interests and encumbrances.  Other than potential real property taxes, 

the Debtor is not aware of any other asserted liens, claims, interests or encumbrances with 

respect to the Property, as evidenced by the Preliminary Title Report attached to the Perkins 

Declaration as Exhibit “A”. 

Proposed Overbid Procedures: The proposed sale is subject to overbids. In this Motion, 

the Debtor is requesting that the Court approve the following Overbid Procedures: 

1. Minimum overbid: Any initial overbid for the Property shall be in an amount at least 

$5,000 higher than the initial purchase price of $460,000. 

2. Overbidding increments: All subsequent overbids with respect to the Property shall 

be in increments of $5,000. 

3. Qualification for overbidding: At or before the time for hearing, any party wishing to 

overbid at the hearing must, at or before the time for hearing, (a) deliver a cashier’s 

check payable to “Liberty Asset Management Corporation” in the amount of $46,000; 

and (b) on the record, confirm that the this is an as-is, where-is transaction with no 

representation or warranties and, if the bidder is the successful bidder at the Auction, 

the deposit shall immediately become non-refundable to the bidder.  All bidding shall 

be conducted at the hearing on this Motion, and no bids shall be tendered or accepted 

after the hearing has concluded.  The balance of the purchase price shall be paid prior 

to the Closing, which shall occur no later than the first business day after fourteenth 

calendar days following entry of an order approving the sale. 

4. No break-up fees, costs or expenses shall be paid to any bidder. 

Identity of Brokers to be paid commission: Pursuant to the Court’s order entered on 

December 8, 2016 [Doc. No. 298], the Debtor employed Coldwell Banker as its real estate 

brokers. The aggregate commission to be paid by the Debtor is an amount equal to 6% of the 
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gross sales price.  

Date by which any objections must be filed and served: February 22, 2017 (14 days 

before the scheduled hearing). 

Pursuant to a stipulation approved by the Court, as discussed in detail below, the Debtor 

acquired a 100% ownership interest in the Property from RH Investments, LLC (“RH”), an 

affiliate of the Debtor.  In order for an effective closing of the sale transaction, a grant deed must 

be recorded formally transferring the Property from RH to the Debtor.  While the Debtor is 

hopeful that RH will execute such deed, in the event that it does not cooperate, then, pursuant to 

11 U.S.C. § 105(a), the Debtor seeks authority for Mr. Perkins, Debtor’s Chief Restructuring 

Officer, to be granted authority to execute a quitclaim deed on behalf of RH to effectuate a 

formal transfer of the Property to the Debtor. 

Dated:  February 13, 2017  LIBERTY ASSET MANAGEMENT CORPORATION 

By:      
        DAVID B. GOLUBCHIK 

LEVENE, NEALE, BENDER, YOO  
& BRILL L.L.P. 

Attorneys for Debtor and Debtor in Possession 
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MEMORANDUM OF POINTS AND AUTHORITIES 

I.  

STATEMENT OF FACTS 

A. Background. 

1. On March 21, 2016 (the “Petition Date), the Debtor filed a voluntary petition 

under chapter 11 of the Bankruptcy Code in the Bankruptcy Court, bearing case number 2:16-

bk-13575-TD.  The Debtor is managing its financial affairs and operating its bankruptcy estate 

as a debtor in possession pursuant to sections 1107 and 1108 of the Bankruptcy Code.   

2. On April 27, 2016, the Office of the United States Trustee (the “UST”) appointed 

an Official Committee of Unsecured Creditors (the “Committee”), who has been very active in 

this case.   

3. Prior to cessation of operations, the Debtor was a real estate management 

company.  The Debtor’s mission was to seek out real estate opportunities throughout Northern 

and Southern California, invest in such opportunities, and manage them.  

4. Due to certain pre-petition disputes among its principals, litigation with certain 

third parties and, in order to preserve the value of its assets, the Debtor determined that the 

commencement of this bankruptcy case was necessary and proper.  Upon commencement of 

this case, the Debtor has already initiated certain adversary proceedings for a determination as 

to the ownership of the various properties and entities.   

5. The Debtor’s goal for this bankruptcy is to maximize the value of its assets in 

light of the circumstances of this case and generate funds to pay its creditors.   

B. Acquisition of the Property and Turnover to the Estate 

6. In the ordinary course of business, when the Debtor would acquire properties, it 

did so in the name of special purpose entities which were controlled by Lucy Gao. 

7. In 2014, the Debtor, through an affiliate known as RH Investment LLC (“RH”), 

acquired that certain real property located at 1916 Los Padres Drive, Rowland Heights, CA 

91748-3657 (the “Property”).  In fact, the original purchaser of record was Lucy Gao who 

promptly transferred it to RH, with herself as the sole member.  The Property consists of a 
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single family residence.  A true and correct copy of the Preliminary Title Report is attached to 

the accompanying Declaration of Lawrence Perkins (“Perkins Declaration”) as Exhibit “A”.  

As evidenced by the Preliminary Title Report, there are no secured claims encumbering the 

Property (other than statutory property taxes which will be paid at closing). 

8. Based on certain disputes associated with assets held by affiliates and actions 

related thereto, upon commencement of this case, an action was commenced against RH and 

Ms. Gao to protect and preserve the Property.  In connection with the foregoing, a Notice of Lis 

Pendens was recorded in the Property’s chain of title.  A true and correct copy of the recorded 

Notice of Lis Pendens is attached hereto as Exhibit “B”. 

9. Subsequently, the parties engaged in discussions to resolve numerous outstanding 

disputes.  In connection with the foregoing, the Debtor, on the one hand, and Lucy Gao and RH, 

among others, on the other hand, entered into that certain “Stipulation Re: Turnover of Certain 

Assets”) (“Stipulation”) [Doc. No. 210].  The Stipulation was approved pursuant to this Court’s 

order (“Turnover Order”) entered on September 13, 2016 [Doc. No. 215].  True and correct 

copies of the Stipulation and Turnover Order are attached hereto as Exhibits “C” and “D”, 

respectively. 

10. Although the Turnover Order was entered, to date, a quitclaim deed or other 

document effectuating the transfer of the Property from RH to the Debtor has not been 

executed. 

C. Marketing and Sale of Property 

11. Upon entry of the Turnover Order, the Debtor engaged William Friedman and 

Thomas B. Bluemel of Coldwell Banker Residential Brokerage (“Coldwell”) to market and sell 

the Property to the highest bidder. 

12. Coldwell commenced extensive marketing efforts with respect to the Property.  In 

addition to listing the property with the Multiple Listing Service (MLS), the Property was 

marketed through Loopnet and Co-Star. Coldwell also engaged in a marketing campaign via-

email and other means through its extensive network of brokers, agents, buyers and other 

interested parties.  Coldwell also posted signage at the Property and elsewhere which generated 
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a lot of interest in the Property. 

13. As a result of Coldwell’s efforts, the Debtor received over 30 offers expressing an 

interest in purchasing the Property, many of which exceeded the listing price.  After 

consideration of the offers with Coldwell and the Official Committee of Unsecured Creditors 

(“Committee”), and after counteroffers and negotiations related thereto, the Debtor selected 

Litchi LLC (“Buyer”) as having provided the highest and best offer in the amount of $460,000.  

A true and correct copy of the sale agreement with the Buyer is attached to the Perkins 

Declaration as Exhibit “E”.  Pursuant to the sale agreement with Buyer, all contingencies have 

been removed and the Buyer agreed that the sale will be subject to overbid. 

14. To the best of the Debtor’s knowledge, based on discussions with Coldwell, 

Buyer has no prior connections to the Debtor or Debtor’s insiders and that the sale transaction 

herein was negotiated and entered into at arm’s length, with broker representation, and no 

collusion of any kind. 

D. Overbid Procedures 

15. The Debtor has not sought pre-approval of overbid procedures for the sale so, 

accordingly, any such procedures shall be in the Court’s discretion. The Debtor intends to make 

the following recommendations for procedures for overbidding at the time of the hearing on this 

Motion: 

a. An auction (“Auction”) will be held at the Court at 255 E. Temple St., Los 

Angeles, California, in Courtroom 1568, on March 8, 2017 at 11:00 a.m., or 

such time as may be otherwise scheduled by the Court. The highest and best 

bid satisfying the bidding procedures recommended below may participate in 

the Auction.  

b. Minimum overbid: Any initial overbid for the Property shall be in an amount 

at least $5,000 higher than the initial purchase price of $460,000. 

c. Overbidding increments: All subsequent overbids with respect to the Property 

shall be in increments of $5,000. 

d. Qualification for overbidding: At or before the time for hearing, any party 
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wishing to overbid at the hearing must, at or before the time for hearing, (a) 

deliver a cashier’s check payable to “Liberty Asset Management Corporation” 

in the amount of $46,000; and (b) on the record, confirm that the this is an as-

is, where-is transaction with no representation or warranties and, if the bidder 

is the successful bidder at the Auction, the deposit shall immediately become 

non-refundable to the bidder.  All bidding shall be conducted at the hearing on 

this Motion, and no bids shall be tendered or accepted after the hearing has 

concluded.  The balance of the purchase price shall be paid prior to the 

Closing, which shall occur no later than the first business day after fourteenth 

calendar days following entry of an order approving the sale. 

e. The acceptance of any overbid from a qualified bidder shall be in the Debtor’s 

sole discretion and may be made prior to or at the time of the Auction. 

f. If qualified overbids are received and accepted by the Debtor, the Auction will 

be held at the time of the hearing on this Motion. At the conclusion of the 

auction, the Debtor will have the right, based solely on its business judgment 

and sole discretion, to recommend to the Court for confirmation the offer that 

the Debtor determines is the best overall offer. 

g. If the Court approves a sale to the highest and best offer made by a bidder as 

recommended by the Debtor (the “Successful Bidder”), the Successful Bidder 

will be bound by all of the terms of the Sale Agreement except as to price, 

without contingencies (including any financing contingency). The Successful 

Bidder’s Deposit will be retained by the Debtor and will be applied to the sale 

price. The Deposit will be non-refundable in the event that, for any reason 

whatsoever, the Successful Bidder fails to close the sale timely. 

h. The closing will take place as soon as practicable after entry of the Court’s 

order approving the sale (the “Sale Order”), but no later than the first business 

day after fourteen calendar days following entry of the Sale Order. The Debtor 

and the Successful Bidder may mutually agree in writing to extend the time 
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for closing. 

i. In its sole discretion, the Debtor may request that the Court confirm a “Back-

Up Bidder” so that if the Successful Bidder does not close timely, the Debtor 

may sell the Property to the Back-Up Bidder for the amount of such Back-Up 

Bidder’s last bid. The Back-Up Bidder’s Deposit will be retained by the 

Debtor. If the sale to the Successful Bidder does not close timely, the Debtor 

will advise the Back-Up Bidder accordingly. The closing will take place on or 

before fourteen calendar days following the date on which the Debtor gives 

notice of the Successful Bidder’s failure to close. The Back-Up Bidder will be 

bound by all of the terms of the Sale Agreement except as to price, without 

contingencies (including any financing contingency). The Back-Up Bidder’s 

Deposit will be retained by the Debtor and will be applied to the sale price. 

The Deposit will be non-refundable in the event that the Back-Up Bidder fails 

to close the sale timely. 

j. If a qualified over bidder is not the Successful Bidder or a Back-Up Bidder, 

the over bidder’s Deposit will be returned to the over bidder within ten court 

days from the date of the Auction. If the sale to the Successful Bidder closes, 

the Back-Up Bidder’s Deposit will be returned to the Back-Up Bidder within 

ten court days from the date of the closing. 

k. If the sale closes to a Successful Bidder or Back-Up Bidder, the 6% brokerage 

commission will be split as follows: 3% to Coldwell and 3% to the broker(s) 

of the Successful Bidder or Back-Up Bidder. 

l. No break-up fees, costs or expenses shall be paid to any bidder. 

m. All contingencies are deemed waived at the time of the conclusion of the  

/ / / 

/ / / 

/ / / 

/ / / 
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II. 

THE PROPOSED SALE IS IN THE BEST INTERESTS OF THE ESTATE 

A. The Debtor Has Complied With All Applicable Notice Requirements. 

Section 363(b)(1) of the Bankruptcy Code provides that the trustee (or debtor in 

possession), “after notice and a hearing, may use, sell or lease, other than in the ordinary course 

of business, property of the estate.”  11 U.S.C. § 363(b)(1).  Section 102(1) defines “after notice 

and a hearing” as after such notice as is appropriate in the particular circumstances, and such 

opportunity for hearing as is appropriate in the particular circumstances.  11 U.S.C. § 

102(1)(A).  

Bankruptcy Rule 6004(a) provides, in pertinent part, that notice of a proposed sale not in 

the ordinary course of business must be given pursuant to Bankruptcy Rules 2002(a)(2), (c)(1), 

(i) and (k), and, if applicable, in accordance with section 363(b)(2) of the Bankruptcy Code.  

Fed. R. Bankr. P. 6004(a).  Bankruptcy Rule 2002(a)(2) requires at least 21 days’ notice by mail 

of a proposed sale of property of the estate other than in the ordinary course of business, unless 

the Court for cause shown shortens the time or directs another method of giving notice.  Fed. R. 

Bankr. P. 2002(a)(2).  Bankruptcy Rule 2002(c)(1) requires that the notice of a proposed sale 

include the date, time and place of any public sale, the terms and conditions of any private sale, 

and the time fixed for filing objections.  It also provides that the notice of sale or property is 

sufficient if it generally describes the property.  Fed. R. Bankr. P. 2002(c)(1).  Bankruptcy Rule 

2002(k) requires that the notice be given to the United States Trustee.  Fed. R. Bankr. P. 

2002(k). 

In addition, Local Bankruptcy Rule 6004-1 requires that the Notice contain the 

information specified in Local Bankruptcy Rule 6004-1(c)(3) and that an additional copy of the 

Notice be submitted to the Clerk of the Bankruptcy Court together with a Form 6004-2 at the 

time of filing for purposes of publication.  L.B.R. 6004-1(c)(3) and (f). 

The Debtor has complied with all of the above provisions of the Bankruptcy Code, the 

Bankruptcy Rules and the Local Bankruptcy Rules.  The Debtor has complied with Bankruptcy 

Rules 6004(a) and 2002(a)(2), (c)(1), (i) and (k), as well as Local Bankruptcy Rule 6004-

Case 2:16-bk-13575-ER    Doc 333    Filed 02/13/17    Entered 02/13/17 16:16:53    Desc
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1(c)(3), because the notice of the Motion that has been filed contemporaneously herewith (the 

“Notice”) includes all of the required information, including, without limitation, the date, time 

and place of the Auction and Sale Hearing and the deadline for objecting to this Motion, and has 

been served on the Office of the United States Trustee, the Debtor, all of the Debtor’s known 

creditors and interest holders, all parties that are known or reasonably believed to have asserted 

any lien, encumbrance, claim or other interest in the Property, all applicable taxing authorities, 

all non-debtor parties to any permits held by the Debtor for the Property, and all parties 

requesting special notice.  The Debtor has also complied with the requirements of Local 

Bankruptcy Rule 6004-1(f) because the Debtor has filed the Notice and Form 6004-2 with the 

Clerk of the Bankruptcy Court for purposes of publication.  

B. The Sale Of The Property Should Be Approved Because Good Business Reasons 

Exist, The Purchase Price For The Assets Is Fair And Reasonable, And The 

Proposed Sale Is In The Best Interests Of The Estate And Creditors. 

As a general matter, a Court considering a motion to approve a sale under Bankruptcy 

Code Section 363(b) should determine from the evidence presented before it that a “good 

business reason” exists to grant such a motion.  In re Lionel Corp., 722 F.2d 1063, 1071 (2d Cir. 

1983).  In addition, the Court must further find it is in the best interest of the estate.  To make 

this determination, a Court should consider whether: 

(1) the sale is fair and reasonable, i.e., the price to be paid is 

adequate; 

(2) the property has been given adequate marketing; 

(3) the sale is in good faith, i.e., there is an absence of any 

lucrative deals with insiders; and 

(4) adequate notice has been provided to creditors.  

In re Wilde Horse Enterprises, Inc., 136 B.R. 830, 841-2 (Bankr. C.D. Cal. 1991); In re The 

Landing, 156 B.R. 246, 249 (Bankr. E.D. Mo. 1993); In re Mama’s Original Foods, Inc., 234 

B.R. 500, 502-505 (C.D. Cal. 1999).  The Debtor submits that the proposed sale of the Property, 

pursuant to the terms of the APA, satisfies each of these requirements. 
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1. Sound Business Purpose. 

The Ninth Circuit Bankruptcy Appellate Panel in Walter v. Sunwest Bank (In re Walter), 

83 B.R. 14, 19 (9th Cir. BAP 1988) has adopted a flexible case-by-case test to determine 

whether the business purpose for a proposed sale justifies disposition of property of the estate 

under Section 363(b).  The facts pertaining to the sale at issue here substantiate the Debtor’s 

business decision that the contemplated sale of the Property, pursuant to the terms of the APA, 

serves the best interests of the Estate and merits the approval of this Court. 

The Debtor has ceased operations and its goal in the bankruptcy case is to liquidate its 

assets to maximize recoveries for creditors. The Debtor believes that the liquidation of its assets 

will generate sufficient proceeds to permit the Debtor to pay its creditors a significant 

distribution. The proposed sale of the Property to the Buyer is anticipated to result in sale 

proceeds of approximately $460,000 (subject to increase by overbid), which will facilitate the 

goal of liquidating assets to pay creditors. On the other hand, if the Debtor is not able to 

consummate a sale of the Property to the Buyer (or a successful overbidder) as proposed herein, 

the Debtor will not generate the sale proceeds that could be used to pay creditors. The Debtor 

also will be saddled with the obligations and expenses of an owner of real property. Based on the 

foregoing, the Debtor submits that the proposed sale of the Property is in the best interests of the 

Estate and therefore represents a sound exercise of the Debtor’s business judgment.  

2. Fair and Reasonable Price. 

In order for a sale to be approved under Bankruptcy Code Section 363(b), the purchase 

price must be fair and reasonable.  See generally In re Canyon Partnership, 55 B.R. 520 (Bankr. 

S.D. Cal. 1985).  The debtor in possession is given substantial discretion in this regard.  Id.  In 

addition, Courts have broad discretion with respect to matters under section 363(b).  See Big 

Shanty Land Corp. v. Comer Properties, Inc., 61 B.R. 272, 278 (Bankr. N.D. Ga. 1985).  In any 

sale of estate assets, the ultimate purpose is to obtain the highest price for the property sold.  

Wilde Horse Enterprises, Inc., 136 B.R. at 841 (citing In re Chung King, Inc., 753 F.2d 547 (7th 

Cir. 1985)), In re Alpha Industries, Inc., 84 B.R. 703, 705 (Bankr. Mont. 1988).  
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As an initial matter, based on recommendation of Coldwell, the Debtor listed the 

Property for sale.  Over 30 offers were received, many of which were in excess of the listing 

price.  The offer from Buyer herein is one such offer substantially in excess of the listing price. 

Moreover, the auction process proposed herein is specifically designed to ensure that the 

highest price possible is obtained for the Property.  Although the Debtor will not know the 

results of the Auction (if one is conducted) until the Auction has been completed, the Debtor 

submits that, based upon the marketing efforts of the Debtor and Coldwell, the Property will 

have been exposed to those parties who are most likely to be interested in acquiring the 

Property, and the highest and best bid obtained for the Property (whether it is the bid offered by 

the Buyer or an overbid submitted by a successful overbidder) will constitute fair and 

reasonable value for the Property.  

3. Adequate Marketing. 

The Debtor and Coldwell have worked diligently to attract buyers for the Property and to 

negotiate the terms of a sale of the Property.  As set forth in the accompanying Declaration of 

William Friedman, Mr. Friedman and Coldwell engaged in widespread marketing efforts with 

respect to the Property, including online listings and direct calls and solicitations to brokers, 

agents, buyers and other interested parties.   

Over 30 offers and expressions of interests were received, many of which were in excess of 

the listing price.  Coldwell communicated all such expressions of interest to the Debtor as well as 

to the Committee.  Coldwell held multiple calls and conferences with the Debtor and the 

Committee to ensure the continuation of proper and efficient marketing efforts and maximizing 

value of the Property.  After extensive marketing and offer and counter-offer process, the highest 

and best offer was received from the Buyer based on the combination of the purchase price, the 

short due diligence contingency period, which was waived, the nonrefundable deposit currently 

held by escrow, and ability to close the sale transaction. 

However, in an effort to maximize the value obtained for the Property, the Debtor is 

inviting overbids for the Property, in accordance with the proposed procedures herein.  Based on 

the foregoing, the Debtor submits that the Property has been, and will be, adequately marketed. 
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4. Good Faith. 

When a Bankruptcy Court authorizes a sale of assets pursuant to Bankruptcy Code 

Section 363(b)(1), it is required to make a finding with respect to the “good faith” of the 

purchaser.  In re Abbotts Dairies, 788 F.2d 143, 149-50 (3d Cir. 1989).  Such a procedure 

ensures that Section 363(b)(1) will not be employed to circumvent creditor protections.  Id. at 

150.  With respect to the Debtor’s conduct in conjunction with the sale of the Property, the good 

faith requirement focuses principally on whether there is any evidence of “fraud, collusion 

between the purchaser and other bidders or the trustee, or an attempt to take grossly unfair 

advantage of other bidders.”  Id. at 147; Wilde Horse Enterprises, 136 B.R. at 842.   

As set forth in the accompanying Declarations, the Buyer has no prior connections with 

the Debtor or its insiders.  The Buyer was procured through the efforts of Coldwell.  All 

negotiations with respect to the sale of the Property to Buyer included communication with, and 

input from, the Committee.  There are no agreements or representations with any insiders of the 

Debtor in connection with the proposed transaction herein. 

The Debtor submits that there has been no fraud or collusion in connection with the 

proposed sale of the Property – the Debtor, with the assistance of a third party broker, has sought 

competitive bids for the Property from those who are most likely to be interested in purchasing 

the Property.  No offer to purchase the Property received by the Debtor has been ignored, and 

the Debtor has taken reasonable steps to try to obtain the highest price possible for the Property.  

Based on the foregoing, the Debtor submits that the good faith requirement has been satisfied, 

and that the Buyer (or a successful overbidder) should be deemed a “good faith” purchaser under 

11 U.S.C. § 363(m). 

5. Accurate and Reasonable Notice. 

The purpose of the notice is to provide an opportunity for objections and hearing before 

the Court if there are objections.  In re Karpe, 84 B.R. 926, 930 (Bankr. M.D. Pa. 1988).  A 

notice is sufficient if it includes the terms and conditions of the sale and if it states the time for 

filing objections.  Id.   
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As set forth in detail in Section II.A of this Memorandum, the Debtor has complied with 

all of the applicable notice provisions of the Bankruptcy Code, the Bankruptcy Rules and the 

Local Bankruptcy Rules.  Thus, the debtor submits that the notice of the Motion (and proposed 

sale of the Property) should be deemed adequate, accurate and reasonable by the Court. 

C. The Court Should Approve The Sale Of The Assets, Free And Clear Of Liens, 

Claims And Interests. 

 The Bankruptcy Court has the power to authorize the sale of property free and clear of 

liens or interests.  See 11 U.S.C. § 363(f); In re Gerwer, 898 F.2d 730, 733 (9th Cir. 1990). 

 Section 363(f) of the Bankruptcy Code permits a sale of property “free and clear of any 

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

conditions is met:   
 
(1) applicable nonbankruptcy law permits sale of such 

property free and clear of such interest; 
 

(2) such entity consents; 
 

(3) 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; 

 
(4) such interest is in bona fide dispute; or 

 
(5) 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).  Section 363(f) is written in the disjunctive; thus, satisfaction of any one of 

the five conditions is sufficient to sell property free and clear of liens.  See e.g., Citicorp 

Homeowners Services, Inc. v. Elliot (In re Elliot), 94 B.R. 343, 345 (Bankr. E.D. Pa. 1988); 

Mutual Life Ins. Co. of New York v. Red Oak Farms, Inc. (In re Red Oak Farms, Inc.), 36 B.R. 

856, 858 (Bankr. W.D. Mo. 1984). 

 As discussed above and in the Preliminary Title Report (Exhibit “A” hereto), the 

Property is not encumbered by any secured debts other than statutory real property taxes which 
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are less than $5,000.  Based on the fact that all such taxes will be paid in full from the sale 

process, the Debtor submits that Section 363(f) is satisfied. 

D. Authority To Execute Quitclaim Deed Conveying Property From RH To Debtor. 

As discussed above, the Property was initially held in the name of RH.  Pursuant to the 

Stipulation and Turnover Order (Exhibits “B” and “C” hereto), RH and Ms. Gao have agreed to 

transfer the Property to the Debtor.  While the Debtor will request Ms. Gao to execute a simple 

quitclaim deed to transfer the Property from RH to the Debtor, in an overabundance of caution, 

the Debtor respectively requests express authority from the Court to authority Mr. Perkins, 

Debtor’s CRO, or some other person as the Court may designate, to execute such quitclaim deed 

solely to effectuate the title holder of the Property from RH to the Debtor. 

11 U.S.C. § 541(a) provides, in relevant part, as follows: 
The commencement of a case under section 301, 302 or 303 of this 
title creates an estate.  Such estate is comprised of all the following 
property, wherever located, and by whomever held:   
 
(1)  . . . all legal or equitable interests of the debtor in property as 
of the commencement of the case. 

 

11 U.S.C. § 541(a).  As a result, all property owned by the Debtor, whether through legal or 

equitable means, is property of the Debtor’s bankruptcy estate.  The Debtor has asserted, since 

the Petition Date, that the Property is property of the Debtor’s bankruptcy estate. 

11 U.S.C. § 542 provides, in relevant part, as follows: 
 

(a) . . . other than a custodian, in possession, custody, or control, 
during the case, of property that the trustee may use, sell or lease 
under section 363 of this title … shall deliver to the trustee, and 
account for, such property or the value of such property, unless 
such property is of inconsequential value or benefit to the estate. 

 

11 U.S.C. § 542.  Pursuant to Section 542, RH and Ms. Gao required to turn over property of the 

Debtor’s estate back to the Debtor.  In this case, RH and Ms. Gao have confirmed, through the 

Stipulation, and this Court has ordered, through the Turnover Order, that the Property is property 

of the Debtor’s bankruptcy estate and that it be turned over to the Debtor. 

 The Debtor recently learned that the title company overseeing the sale closing requires a 
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separate deed transferring the Property from RH to the Debtor so that the Debtor can 

consummate its sale of the Property from the Debtor to the Buyer or a successful over bidder.  

The Debtor has requested that Ms. Gao execute a quitclaim deed, but received no response.  

However, in an overabundance of caution, and based on recent lack of communication, the 

Debtor requires an alternative means of effectuating such transfer.  Based on the foregoing, the 

Debtor respectively requests that the Court authorize a representative of the Debtor to execute a 

quitclaim deed to effectuate such transfer. 

Section 105(a) of the Bankruptcy Code provides that the bankruptcy court "may issue any 

order, process, or a judgment that is necessary or appropriate to carry out the provisions of this 

title."  11 U.S.C. § 105(a).  Section 105(a) of the Bankruptcy Code thus empowers the Court to 

grant injunctive relief to prevent harm to the debtor, its estate, and its creditors.  See In re 

Chateaugay Corp., 109 B.R. 613, 622 (S.D.N.Y. 1990).  Courts have repeatedly held that a 

bankruptcy court "has authority under section 105 broader than the automatic stay provisions of 

Section 362 and may use its equitable powers to assure the orderly conduct of the reorganization 

proceedings."  See In re Baldwin-United Corp. Lit., 765 F.2d 343, 348 (2nd Cir. 1985) (emphasis 

added); In re Chateaugay Corp., 93 B.R. 26, 29 (S.D.N.Y. 1988).   

In this case, the Turnover Order already exists authorizing the transfer of the Property to 

the Debtor.  It is only that the mechanism for such transfer is lacking.  Pursuant to Section 105(a) 

of the Bankruptcy Code, the Debtor submits that this Court can fashion a remedy by authorizing 

Mr. Perkins or some other individual to execute a quitclaim deed to effectuate the transfer. 

III. 

REQUEST FOR WAIVER OF 14-DAY STAY PERIODS SET FORTH IN 

BANKRUPTCY RULES 6004(h) AND 6006(d) 

 Bankruptcy Rule 6004(h) provides, among other things, that an order authorizing the use, 

sale or lease of property . . . is stayed until the expiration of fourteen days after entry of the Court 

order, unless the Court orders otherwise.  

The Debtor and its estate continue to incur administrative expenses for postpetition 

expenses obligations as owner of the Property. To prevent the increase of such administrative 
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expenses and maximize the potential recovery to creditors of the estate, the Debtor and the Buyer 

(or a successful overbidder) must be permitted to consummate the sale of the Property as soon as 

possible after entry of an order granting this Motion.  To facilitate the most expeditious sale 

closing possible, the Debtor requests that the order granting this Motion be effective immediately 

upon entry by providing that the fourteen-day stay periods provided by Bankruptcy Rule 6004(h) 

and 6006(d) are waived.  

IV. 

CONCLUSION 

WHEREFORE, the Debtor respectfully requests that the Court enter an Order: 

1. finding that the notice given by the Debtor in connection with the sale of the 

Property and the hearing on the Motion is adequate, sufficient, proper and complies with all 

applicable provisions of the Bankruptcy Code, Federal Rules of Bankruptcy Procedure, and  

Local Bankruptcy Rules for the Central District of California; 

2. granting the Motion in its entirety; 

3. approving the proposed overbid procedures for an in-court Auction of the 

Property; 

4. authorizing the Debtor to sell the Property to the Buyer (or to a successful 

overbidder), free and clear of all liens, claims and interests, pursuant to the terms and conditions 

set forth in the Sale Agreement; 

5. finding that the Buyer (or a successful overbidder) is a good faith buyer entitled 

to all of the protections afforded by Section 363(m) of the Bankruptcy Code; 

6. authorizing the Debtor to execute and deliver, on behalf of the estate, any and all 

documents that may be reasonably necessary to consummate the sale of the Property, including, 

without limitation, a quitclaim deed conveying the Property from RH to the Debtor; 

7. waiving the 14-day stay periods set forth in Bankruptcy Rules 6004(h) and 

6006(d); and 

8. granting such other and further relief as may be necessary or appropriate under 

the circumstances. 
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Dated:  February 13, 2017  LIBERTY ASSET MANAGEMENT CORPORATION 

By:      
        DAVID B. GOLUBCHIK 
      EVE H. KARASIK 
      JEFFREY S. KWONG 

LEVENE, NEALE, BENDER, YOO  
& BRILL L.L.P. 

Attorneys for the Debtor and Debtor in Possession 
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DECLARATION OF THOMAS B. BLUEMEL 

 

I, Thomas B. Bluemel, hereby declare as follows:  

1. Except as otherwise noted, I have personal knowledge of the matters set forth 

herein. 

2. I am real estate agent employed by Coldwell Banker Residential Brokerage 

(“Coldwell”) in its Arcadia office.  William Friedman and I have been the primary individuals at 

Coldwell responsible for marketing the single family residence located at 1916 Los Padres Drive, 

Rowland Heights, CA 91748-3657 (the “Property”). 

3. Upon its employment, myself and other members of Coldwell commenced 

extensive marketing efforts with respect to the Property.  In addition to listing the property with 

the Multiple Listing Service (MLS), the Property was marketed through Loopnet and Co-Star. I 

also engaged in a marketing campaign via-email and other means through Coldwell’s extensive 

network of brokers, agents, buyers and other interested parties.  I also posted signage at the 

Property and elsewhere which generated a lot of interest in the Property. 

4. As a result of our efforts, we received over 30 offers expressing an interest in 

purchasing the Property, many of which exceeded the listing price.  After consideration of the 

offers with representatives of the Debtor and the creditors’ committee, and after counteroffers 

and negotiations related thereto, Litchi LLC (“Buyer”) was selected as having provided the 

highest and best offer in the amount of $460,000.  Pursuant to the sale agreement with Buyer, all 

contingencies have been removed and the Buyer agreed that the sale will be subject to overbid. 

5. To the best of the my knowledge, based on discussions with representative of the 

Buyer, Buyer has no prior connections to the Debtor or Debtor’s insiders (Benjamin Kirk or 

Lucy Gao).  Further, the sale transaction herein was negotiated and entered into at arm’s length, 

with broker representation, and no collusion of any kind. 

/ / / 

/ / / 

/ / / 
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DECLARATION OF LAWRENCE PERKINS 
 

I, Lawrence Perkins, hereby declare as follows:  

1. I am Co-Founder, and Chief Executive Officer of Sierra Constellation Partners, 

LLC. (“SCP”), which maintains offices at 400 S. Hope St. Suite 1050, Los Angeles, California 

90071.  Except as otherwise noted, I have personal knowledge of the matters set forth herein. 

2. Liberty Asset Management Corporation, the debtor and debtor in possession 

herein, commenced its Chapter 11 bankruptcy case by filing a Voluntary Petition on March 21, 

2016. I am the Chief Restructuring Officer of Liberty Asset Management Corporation. 

3. Liberty filed its Application For An Order Pursuant To Sections 105(a) and 

363(b) Of The Bankruptcy Code Authorizing And Approving (I) Employment And Retention Of 

Lawrence R. Perkins As Chief Restructuring Officer, and (II) Employment Of Sierra 

Constellation Partners, LLC, Effective as of March 28, 2016 (the “Application”).  Mr. Kirk 

executed the Application.  Based on the foregoing and Court approval of the Application, I am 

the Chief Restructuring Officer (“CRO”), and the person in charge of, Liberty. 

4. I make this declaration in support of the Debtor’s1 motion (the “Motion”) for the 

sale of the property located at 1916 Los Padres Drive, Rowland Heights, CA 91748-3657 (the 

“Property”).  

5. On March 21, 2016 (the “Petition Date), the Debtor filed a voluntary petition 

under chapter 11 of the Bankruptcy Code in the Bankruptcy Court, bearing case number 2:16-bk-

13575-TD.  The Debtor is managing its financial affairs and operating its bankruptcy estate as a 

debtor in possession pursuant to sections 1107 and 1108 of the Bankruptcy Code.   

                     
1 Capitalized terms used and not defined herein have the meanings set forth in the preceding Motion 
and Memorandum of Points and Authorities. 
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6. On April 27, 2016, the Office of the United States Trustee (the “UST”) appointed 

an Official Committee of Unsecured Creditors (the “Committee”), who has been very active in 

this case.   

7. Based on my review of the Debtor’s records and past discussions with Mr. Kirk, I 

understand that, prior to cessation of operations, the following operating procedures were 

employed by the Debtor and its management: 

a. The Debtor was a real estate management company.  The Debtor’s mission 

was to seek out real estate opportunities throughout Northern and Southern 

California, invest in such opportunities, and manage them.  

b. In the ordinary course of business, when the Debtor would acquire properties, 

it did so in the name of special purpose entities which were controlled by 

Lucy Gao. 

c. In 2014, the Debtor, through an affiliate known as RH Investment LLC 

(“RH”), acquired that certain real property located at 1916 Los Padres Drive, 

Rowland Heights, CA 91748-3657 (the “Property”).   

8. Based on certain disputes associated with assets held by affiliates and actions 

related thereto, upon commencement of this case, an action was commenced against RH and Ms. 

Gao to protect and preserve the Property.  In connection with the foregoing, a Notice of Lis 

Pendens was recorded in the Property’s chain of title.  A true and correct copy of the recorded 

Notice of Lis Pendens is attached hereto as Exhibit “B”. 

9. Subsequently, the parties engaged in discussions to resolve numerous outstanding 

disputes.  In connection with the foregoing, the Debtor, on the one hand, and Lucy Gao and RH, 

among others, on the other hand, entered into that certain “Stipulation Re: Turnover of Certain 

Assets”) (“Stipulation”) [Doc. No. 210].  The Stipulation was approved pursuant to this Court’s 
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order (“Turnover Order”) entered on September 13, 2016 [Doc. No. 215].  True and correct 

copies of the Stipulation and Turnover Order are attached hereto as Exhibits “C” and “D”, 

respectively. 

10. Although the Turnover Order was entered, to the best of my knowledge, a 

quitclaim deed or other document effectuating the transfer of the Property from RH to the Debtor 

has not been executed. 

11. Upon entry of the Turnover Order, the Debtor engaged Coldwell Banker 

Residential Brokerage (“Coldwell”) to market and sell the Property to the highest bidder. 

12. Based on my discussions with representatives of Coldwell, I understand that 

Coldwell commenced extensive marketing efforts with respect to the Property.  The Debtor 

received over 30 offers expressing an interest in purchasing the Property, many of which 

exceeded the listing price.  After consideration of the offers with Coldwell and the Official 

Committee of Unsecured Creditors (“Committee”), and after counteroffers and negotiations 

related thereto, the Debtor selected Litchi LLC (“Buyer”) as having provided the highest and 

best offer in the amount of $460,000.  A true and correct copy of the sale agreement with the 

Buyer is attached to the Perkins Declaration as Exhibit “E”.  Pursuant to the sale agreement 

with Buyer, all contingencies have been removed and the Buyer agreed that the sale will be 

subject to overbid. 

13. Once escrow was opened, I was provided with a Preliminary Title Report for the 

Property, which confirms that there is no secured debt other than statutory property taxes owing. 

14. To the best of my knowledge, there are no agreements or representations with any 

insiders of the Debtor in connection with the proposed transaction herein.  There has been no 

fraud or collusion in connection with the proposed sale of the Property – the Debtor, with the 

assistance of a third party broker, has sought competitive bids for the Property from those who 
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are most likely to be interested in purchasing the Property.  No offer to purchase the Property 

received by the Debtor has been ignored, and we have taken reasonable steps to try to obtain the 

highest price possible for the Property, subject to overbid.   

15. Based on the extensive interest in the Property, I believe that an auction is 

appropriate so that the highest and best value may be obtained.  I believe that the following 

procedures would be appropriate to conduct such auction: 

a. An auction (“Auction”) will be held at the Court at 255 E. Temple St., Los 

Angeles, California, in Courtroom 1568, on March 8, 2017 at 11:00 a.m., or 

such time as may be otherwise scheduled by the Court. The highest and best 

bid satisfying the bidding procedures recommended below may participate in 

the Auction.  

b. Minimum overbid: Any initial overbid for the Property shall be in an amount 

at least $5,000 higher than the initial purchase price of $460,000. 

c. Overbidding increments: All subsequent overbids with respect to the Property 

shall be in increments of $5,000. 

d. Qualification for overbidding: At or before the time for hearing, any party 

wishing to overbid at the hearing must, at or before the time for hearing, (a) 

deliver a cashier’s check payable to “Liberty Asset Management Corporation” 

in the amount of $46,000; and (b) on the record, confirm that the this is an as-

is, where-is transaction with no representation or warranties and, if the bidder 

is the successful bidder at the Auction, the deposit shall immediately become 

non-refundable to the bidder.  All bidding shall be conducted at the hearing on 

this Motion, and no bids shall be tendered or accepted after the hearing has 

concluded.  The balance of the purchase price shall be paid prior to the 
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Closing, which shall occur no later than the first business day after fourteenth 

calendar days following entry of an order approving the sale. 

e. The acceptance of any overbid from a qualified bidder shall be in the Debtor’s 

sole discretion and may be made prior to or at the time of the Auction. 

f. If qualified overbids are received and accepted by the Debtor, the Auction will 

be held at the time of the hearing on this Motion. At the conclusion of the 

auction, the Debtor will have the right, based solely on its business judgment 

and sole discretion, to recommend to the Court for confirmation the offer that 

the Debtor determines is the best overall offer. 

g. If the Court approves a sale to the highest and best offer made by a bidder as 

recommended by the Debtor (the “Successful Bidder”), the Successful Bidder 

will be bound by all of the terms of the Sale Agreement except as to price, 

without contingencies (including any financing contingency). The Successful 

Bidder’s Deposit will be retained by the Debtor and will be applied to the sale 

price. The Deposit will be non-refundable in the event that, for any reason 

whatsoever, the Successful Bidder fails to close the sale timely. 

h. The closing will take place as soon as practicable after entry of the Court’s 

order approving the sale (the “Sale Order”), but no later than the first business 

day after fourteen calendar days following entry of the Sale Order. The Debtor 

and the Successful Bidder may mutually agree in writing to extend the time 

for closing. 

i. The Debtor may request that the Court confirm a “Back-Up Bidder” so that if 

the Successful Bidder does not close timely, the Debtor may sell the Property 

to the Back-Up Bidder for the amount of such Back-Up Bidder’s last bid. The 
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DECLARATION OF DAVID B. GOLUBCHIK 

I, DAVID B. GOLUBCHIK, HEREBY DECLARE AS FOLLOWS: 

1. I have personal knowledge of the facts set forth below and, if called to testify, 

would and could competently testify thereto. 

2. I am a partner with the law firm of Levene, Neale, Bender, Yoo & Brill L.L.P. 

(“LNBYB”), bankruptcy counsel to Liberty Asset Management Corporation (the “Debtor”). 

3. I have personally sent an email to Lucy Gao requesting that she execute a 

quitclaim deed on behalf of RH Investment LLC to transfer the underlying property to the 

Debtor.  I have not received a response.  I will continue with my efforts and will advise the 

Court at the time of the hearing on the Motion to which this Declaration is attached.  

 I declare and verify under penalty of perjury under the laws of the United States of 

America that the foregoing is true and correct to the best of my knowledge. 

 Executed on this 13th day of February 2017 at Los Angeles, California. 

   

       ___ ______ 
                DAVID B. GOLUBCHIK 

 

Case 2:16-bk-13575-ER    Doc 333    Filed 02/13/17    Entered 02/13/17 16:16:53    Desc
 Main Document      Page 28 of 108



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT “A” 

Case 2:16-bk-13575-ER    Doc 333    Filed 02/13/17    Entered 02/13/17 16:16:53    Desc
 Main Document      Page 29 of 108



TITLE
SNAPSHOT
GRADE

4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Toll Free: (877)365-9365  | Direct: (805) 367-5628

D False

What does this grade mean?
A = No title curative issues
B = Issues to pay or clear
C = Liens to clear
D = Title curative issues

REO transactions only:
E = REO curative issues
R = IRS curative issues

Prepared On

January 6, 2017

Order Number

CA0610-17000019-60

Loan Number

Property Address

1916 Los Padres Drive
Rowland Heights, CA 91748

Questions
For questions regarding this
Title Snapshot, please contact:

Title is Vested in
 RH Investment, LLC, a California Limited Liability Company, Subject to Item(s) No. 8,

10 and 12

Issues to Pay or Clear at Closing
Issue Description

 Delinquent Real Estate Taxes The record reflects unpaid Real Estate taxes and/or
assessments that are delinquent for the current or
prior tax year(s).

Liens to Clear/Potential Failure of Title
Issue Description

 Pending Litigation The record reflects one or more court actions
affecting the property such as a quiet title action or
action to foreclose.  Additional documentation may
be required.

 Corporation, LLC, Partnership The vesting is in the name of a Corporation, LLC or
Partnership.  Additional documentation may be
required.

 No Open Deed of Trust or
Mortgages of Record

We find no open Deeds of Trust or Mortgages of
record. Please verify whether or not we have
overlooked something or confirm property is free
and clear. Title365 will be unable to provide a
“Clear-To-Close” until this investigation is complete.

Mindy Beckham / Steve Lopez
(805) 367-5628
WLVTitle@Title365.com

The Title Snapshot is intended for informational purposes only.  It is not intended as a guaranty,
affirmation, indemnification, or certification of any fact, insurance coverage or conclusion of law to any
insured or party to a transaction.  No liability for reliance thereon is inferred, implied or expressed.

Case 2:16-bk-13575-ER    Doc 333    Filed 02/13/17    Entered 02/13/17 16:16:53    Desc
 Main Document      Page 30 of 108



Preliminary Report Created: 01/06/2017 CA0610-17000019-60

4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Toll Free: (877)365-9365  | Direct: (805) 367-5628

PRELIMINARY REPORT
A & A Escrow Services, Inc.
415 N. Crescent Drive, Suite 320
Beverly Hills, CA 90210
Attn: Antonia Delgado

Our Order: CA0610-17000019-60
Escrow Ref:
Listing Agent Ref: 1916 Los Padres
When Replying Please Contact:
Title365 Company
4195 East Thousand Oaks Boulevard, Suite 107
Westlake Village, CA 91362
Attn: Mindy Beckham / Steve Lopez
(805) 367-5628

Todays Date: January 6, 2017
Property Address: 1916 Los Padres Drive, Rowland Heights, CA 91748
In response to the application for a Policy of Title Insurance, Title365 Company hereby reports that it is prepared to issue,
or cause to be issued, as of the date hereof, a Policy or Policies of Title Insurance describing the land and the estate or
interest therein hereinafter set forth, insuring against loss which may be sustained by reason of any defect, lien or
encumbrance not shown or referred to as an exception herein and/or not excluded from coverage pursuant to the printed
Schedules, Conditions and Stipulations of said Policy forms.

The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks of said Policy or Policies of
Title Insurance are set forth in Exhibit B attached.  The policy to be issued may contain an arbitration clause.  When the
Amount of Insurance is less than that set forth in the arbitration clause, all arbitrable matters shall be arbitrated at the
option of either the Company or the Insured as the exclusive remedy of the parties.  Limitations on Covered Risks
applicable to the CLTA and ALTA Homeowner's Policies of Title Insurance which establish a Deductible Amount and a
Maximum Dollar Limit of Liability for certain coverages are also set forth in Exhibit B.  Copies of the Policy forms should be
read.  They are available from the office which issued this report.

Please read the exceptions shown or referred to herein and the exceptions and exclusions set forth in Exhibit B
of this report carefully.  The exceptions and exclusions are meant to provide you with notice of matters which are
not covered under the terms of the Policy or Policies of Title Insurance and should be carefully considered.

It is important to note that this preliminary report is not a written representation as to the condition of title and
may not list all liens, defects and encumbrances affecting title to the land.

This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the issuance of a
Policy or Policies of Title Insurance and no liability is assumed hereby.  If it is desired that liability be assumed prior to the
issuance of a Policy or Policies of Title Insurance, a Binder or Commitment should be requested.
Dated as of December 13, 2016, at 07:30 AM.

Mindy Beckham / Steve Lopez
Title Officer / Title Officer
WLVTitle@Title365.com

The form of policy of title insurance contemplated by this report is:
ALTA Loan Policy 2006 with ALTA Endorsement-Form 1 Coverage  ALTA Homeowner's Policy (1/1/08)   Underwritten by:
First American Title Insurance Company
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Preliminary Report-A Created: 01/06/2017 CA0610-17000019-60

SCHEDULE A

The estate or interest in the land hereinafter described or referred to covered by this Report is:

A Fee

Title to said estate or interest at the date hereof is vested in:

RH Investment, LLC, a California Limited Liability Company, Subject to Item(s) No. 8, 10 and 12

The land hereinafter referred to is situated in the Area of Rowland Heights, County of Los Angeles, State of CA, and is
described as follows:

Lot(s) 8 of Tract No. 25120, in the County of Los Angeles, State of California, as per Map recorded in Book 652 Page(s)
15 to 17 inclusive of Maps, in the Office of the County Recorder of said County.

Except therefrom an undivided one-half interest in all oil, gas, minerals, and other hydrocarbon substances lying below a
depth of 500 feet, but with no right of surface entry, as provided in Deed recorded August 31, 1955, in Book 48821 Page
211, Official Records.

APN: 8253-006-004
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Preliminary Report-B Created: 01/06/2017 CA0610-17000019-60

SCHEDULE B

At the date hereof, Exceptions to coverage, in addition to the printed Exception and Exclusions contained in said policy
form would be as follows:

1. Property taxes, which are a lien not yet due and payable, including any assessments collected with taxes, to be
levied for the fiscal year 2017 - 2018 which are a lien not yet payable.

2. General and Special City and/or County taxes, including any personal property taxes and any assessments
collected with taxes, for the fiscal year 2016 - 2017:
1st Installment:   $2,735.41 Delinquent
Penalty:    $273.54
2nd Installment:  $2,735.39  Open
Penalty:    $283.53
Exemption:   Not Set Out
Code Area:    12018
Assessment No.   8253-006-004

3. Said property has been declared tax defaulted for non-payment of delinquent taxes for the fiscal year:
2015 - 2016
Default No.:   8253-006-004
Amounts to redeem for the above stated fiscal year (and subsequent years, if any) are:

Amount:   $3,226.73
By:            December 2016

Amount:   $3,267.09
By:            January 2017

Amount:   $3,307.44
By:            February 2017

4. Assessments, if any, for community facility districts affecting said land which may exist by virtue of assessment
maps or notices filed by said districts.  Said assessments are collected with the County Taxes.

5. The lien of supplemental taxes, if any, assessed pursuant to the provisions of Chapter 3.5 (commencing with
Section 75) of the revenue and taxation code of the State of California.

6. Water rights, claims or title to water in or under said land, whether or not shown by the public records.

7. Covenants, conditions, and restrictions as set forth in instrument recorded  in Book 48821 and Page 211, of
Official Records, but omitting any covenant, condition or restriction, if any, based on race, color, religion, sex,
handicap, familial status, or national origin unless and only to the extent that the covenant, condition or restriction
(a) is exempt under Title 42 of the United States Code, or (b) relates to handicap, but does not discriminate
against handicapped persons.

8. Notice of Lis Pendens recorded March 22, 2016 as Instrument Number 20160314047 of Official Records,
reflecting that suit entitled Notice of Pendency of Action ( Lis Pendens), under Case or Docket No. 2:16-bk-13575,
and any claims or rights that may be reflected by, or judgments or orders rendered pursuant to, the Notice or suit.

9. We find no open Deeds of Trust of record. Please verify by inquiry of escrow personnel and/or agents whether or
not we have overlooked something and advise the title department accordingly prior to close of escrow.
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Preliminary Report-B Created: 01/06/2017 CA0610-17000019-60

10. The fact that there is an Office Information  ( OI ) posted on property run of said real property.

The transaction contemplated in connection with the report is subject to the review and approval of the company's
management,
the company reserves the right to add additional items or make further requirements after such review.

11. Prior to the issuance of any policy of title insurance, the Company will require the following with respect to RH
Investment, LLC, a California limited liability company:
(1) A copy of its operating agreement and any amendments thereto must be submitted to the Company for review.
(2) A certified copy of its articles of organization (LLC-1), any certificate of correction (LLC-11), certificate of
amendment (LLC-2), or restatement of articles of organization (LLC-10) must be submitted to the Company for
review.
(3) With respect to any deed, deed of trust, lease, subordination agreement or other document or instrument
executed by such limited liability company and presented to the Company for recording or upon which the
Company is asked to rely, such document or instrument must be executed in accordance with the following:
   (a) If the limited liability company properly operates through officers appointed or elected pursuant to the terms
of the written operating agreement, such document or instrument must be executed by at least two duly elected or
appointed officers as follows:  the chairman of the board, the president, vice president, and any secretary,
assistant secretary, the chief financial officer or any assistant treasurer.
   (b) If the limited liability company properly operates through a manager or managers identified in the articles of
organization and/or duly elected pursuant to the terms of a written operating agreement, such document or
instrument must be executed by at least two such managers or by one manager if the limited liability company
properly operates with the existence of only one manager.
(4) Other requirements which the Company may impose following its review of the material required herein and
other information which the Company may require.

12. This Company will require the following documents for review prior to the issuance of any title assurance
predicated upon a conveyance or encumbrance by the suspended corporation named below.
Suspended Corporation:  RH Investment, LLC, a California limited liability company:

(a) A Certificate of Revivor,
(b) A Certificate of Relief from Voidability; and
(c) Comfirmation that there now in good standing and authorized to do business in the State or Country where the
said Corporation was formed.

The Company reserves the right to add additional items or make further requirements after review of the
requested documentation.

13. In order to complete this report, this Company requires a Statement of Information to be completed by the
following party(ies),

Party(ies): All Parties

The Company reserves the right to add additional items or make further requirements after review of the
requested Statement(s) of Information.

END OF SCHEDULE B
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Lenders Supplemental Report Created: 01/06/2017 CA0610-17000019-60

4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Toll Free: (877)365-9365  | Direct: (805) 367-5628

Attn: 

Borrower:
Lenders Supplemental Report
The above numbered report (including any supplements or amendments thereto) is hereby modified and/or supplemented
in order to reflect the following additional items relating to the issuance of an American Land Title Association loan policy
form as follows:

A. This report is preparatory to this issuance of an American Land Title Association loan policy of title insurance .
This report discloses nothing, which would preclude the issuance of said American Land Title Association loan
policy of title insurance with endorsement No. 100 attached thereto.

B. The improvements on said land are designated as:

Single Family (Residential)
1916 Los Padres Drive, in the Area of Rowland Heights, County of Los Angeles, State of California.

C. Pursuant to information provided to Title365 Company as of the date hereinabove, the proposed insured loan
amount is $1.00 with the proposed insured lender being .

D. The only conveyance(s) affecting said land recorded with 24 months of the date of this report are as follows:

Deed Type:   Grant Deed
Grantor:   Lucy Gao, an unmarried woman
Grantee:   RH Investment, LLC, a California Limited Liability Company
Recorded:   December 23, 2014 as Instrument Number 20141399042, of Official Records.
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Notes and Requirements Created: 01/06/2017 CA0610-17000019-60

4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Toll Free: (877)365-9365  | Direct: (805) 367-5628

Notes and Requirements Section
Note 1:  On July 1, 1985, Assembly Bill 3132 became effective.  Assembly Bill 3132 adds and repeals portions of Sections 480.3 and
480.4 of the Revenue and Taxation Code of the State of California.

The act requires the County Assessor and/or Recorder to make available a statutorily prescribed form entitled "Preliminary Change of
Ownership Report".  Said report must be completed by the buyer and filed concurrently with the recordation of the documents
evidencing the change of ownership.  Failure to present the Change of Ownership Report at the time of recordation will cause the
County Recorder to charge an additional $20.00 penalty recording fee.  The fee cannot be charged if the transfer document is
accompanied by the affidavit stating that the buyer/transferee is not a resident of the State of California.  This report is for official use
only and is not open to public inspection.

For further information, contact the Change of Ownership Section in the Assessor's Office located in the County of said property or the
County Recorder's Office located in the County of said property.

Note 2:  Attached are Privacy Policy Notices in compliance with the Gramm-Leach-Bliley Act (GLBA) effective July 1, 2001.  Please
review said Notices regarding personal information.

Note 3:  The map attached hereto may or may not be a survey of the land depicted thereon.  You should not rely upon it for any
purpose other than orientation to the general location of the parcel or parcels depicted.  This company expressly disclaims any liability
for alleged loss or damage which may result from reliance upon this map.

Note 4:  Part of the RESPA Rule to simply and improve the process of obtaining mortgages and reduce consumer settlement costs
requires the settlement agent to disclose the agent and underwriter split of title premiums, including endorsements as follows:

Line 1107 is used to record the amount of the total title insurance premium, including endorsements, that is retained by the
title agent. Title365 Company retains 87% of the total premium and endorsements.

Line 1108 is used to record the amount of the total title insurance premium, including endorsements, that is retained by the
title underwriter. First American Title Insurance Company retains 13% of the total premium and endorsements.
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Notes and Requirements Created: 01/06/2017 CA0610-17000019-60

4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Toll Free: (877)365-9365  | Direct: (805) 367-5628

Notice Regarding Your Deposit of Funds
California Insurance Code Sections 12413 et. Seq. Regulates the disbursement of escrow and sub-escrow funds by title companies.
The law requires that funds be deposited in the title company escrow and sub-escrow accounts and be available for withdrawal prior to
disbursement.  Funds deposited with the Company by wire transfer may be disbursed upon receipt.  Funds deposited with the
Company via cashier's checks drawn on a California based bank may be disbursed the next business day after the day of deposit.  If
funds are deposited with by other methods, recording or disbursement may be delayed.  All escrow and sub-escrow funds received by
the Company will be deposited with other funds in one or more non-interest bearing escrow accounts of the Company in a financial
institution selected by the Company.  The Company and/or its parent company may receive certain direct or indirect benefits from the
financial institution by reason of the deposit of such funds or the maintenance of such accounts with the financial institution, and the
Company shall have no obligation to account to the depositing party in any manner for the value of, or to pay such party, any benefit
received by the Company and/or its parent Company.  Those benefits may include, without limitation, credits allowed by such financial
institution on loans to the Company and/or its parent company and earnings on investments made on the proceeds of such loans,
accounting, reporting and other services and products of such financial institution.  Such benefits shall be deemed additional
compensation of the Company for its services in connection with the escrow or sub-escrow.  If funds are to be deposited with Title365
Company by wire transfer, they should be wired to the following bank/account:

Wiring Instructions for this Office

Wire To: City National Bank
1801 West Olympic Blvd.
Los Angeles, CA 90006
Attn:  Wire Department

ABA/Routing No.: 122016066

Bank Account: 555270860

Account Name: Title 365 Company

Reference Order No.: CA0610-17000019-60

Property Address: 1916 Los Padres Drive
Rowland Heights, CA 91748

Attention: Mindy Beckham / Steve Lopez
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Wire Instructions Created: 01/06/2017 CA0610-17000019-60

4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Toll Free: (877)365-9365  | Direct: (805) 367-5628

WIRE INSTRUCTIONS

For incoming wire transfers please use the following information for the transfer of funds to
Title365 Company

Wire To: City National Bank
1801 West Olympic Blvd.
Los Angeles, CA 90006
Attn:  Wire Department

ABA/Routing No.: 122016066

Bank Account: 555270860

Account Name: Title 365 Company

Reference Order No.: CA0610-17000019-60

Property Address: 1916 Los Padres Drive
Rowland Heights, CA 91748

Attention: Mindy Beckham / Steve Lopez

PLEASE NOTE: OUR OFFICE DOES NOT ACCEPT ACH TRANSFERS, THESE INSTRUCTIONS ARE FOR THE
PURPOSE OF SENDING WIRE TRANSFERS ONLY.

ALL INCOMING WIRE TRANSFERS MUST CONTAIN OUR ORDER NUMBER, PROPERTY ADDRESS OR
PRINCIPAL’S NAME FOR IDENTIFICATION PURPOSES.

Do not hesitate to contact the undersigned should you or your financial institution have any questions with regards to the
information provided above.

Sincerely,
Title365 Company

Mindy Beckham / Steve Lopez
Title Officer / Title Officer
WLVTitle@Title365.com
(805) 367-5628
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Privacy Policy Notice Created: 01/06/2017 CA0610-17000019-60

PRIVACY POLICY NOTICE

We are committed to safeguarding customer information;

When we request information from you or about you, it is for our own legitimate business purposes and not for the benefit
of any unaffiliated party;

We use personal consumer information only for legitimate business purposes in a manner consistent with title insurance
and escrow practices in compliance with applicable laws and regulations;

We will obey the laws governing the collection, use, and dissemination of personal data; and

We will endeavor to educate our employees on the responsible collection and use of personal information.

PURPOSE OF THIS NOTICE

Title V of the Gramm-Leach-Bliley Act ("GLBA") generally requires a financial institution (which term includes title insurers,
underwritten title companies and those providing real estate settlement services) to disclose to all its customers the privacy
policies and practices with respect to information sharing of consumer nonpublic personal information with both affiliates
and non-affiliated third parties.  In compliance with GLBA, we are providing you with this document, which notifies you of
the privacy policies and practices of Title365 Company This disclosure does not apply to business, commercial or
agricultural transactions.

We may collect nonpublic personal information about you from the following sources:

1. Information we receive from you, such as on applications or other forms.

2. Information about your transactions we secure from our files, or from our affiliates or others.

3. Information we receive from a consumer-reporting agency.

4. Information we receive from others involved in your transaction, such as the real estate agent, lender, surveyor or
appraiser.

Unless it is specifically stated otherwise in an amended Privacy Policy Notice, no additional nonpublic personal information
will be collected about you.

We may disclose any of the above information that we collect about our customers or former customers to our affiliates or
to non-affiliated third parties as permitted by law.  This includes, but is not limited to, financial service providers (e.g.,
banks, consumer finance lenders, securities and insurance companies, etc.), non-financial companies (e.g., settlement or
fulfillment service providers, or title plant operated by a third party vendor).

WE DO NOT DISCLOSE ANY NONPUBLIC PERSONAL INFORMATION ABOUT YOU WITH ANYONE FOR ANY PURPOSE THAT
IS NOT SPECIFICALLY PERMITTED BY LAW.
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Exhibit A Created: 01/06/2017 CA0610-17000019-60

EXHIBIT A
Legal Description

The land hereinafter referred to is situated in the Area of Rowland Heights, County of Los Angeles, State of CA, and is
described as follows:

Lot(s) 8 of Tract No. 25120, in the County of Los Angeles, State of California, as per Map recorded in Book 652 Page(s)
15 to 17 inclusive of Maps, in the Office of the County Recorder of said County.

Except therefrom an undivided one-half interest in all oil, gas, minerals, and other hydrocarbon substances lying below a
depth of 500 feet, but with no right of surface entry, as provided in Deed recorded August 31, 1955, in Book 48821 Page
211, Official Records.

APN: 8253-006-004
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Plat Map Created: 01/06/2017 CA0610-17000019-60

This map is for your aid in locating the subject property with reference to streets and other parcels.  While this map is believed to be correct, Title365
Company and subsequent insurance companies, assume no liability for any loss occurred by reason of reliance thereon.
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Exhibit B Created: 01/06/2017 CA0610-17000019-60

EXHIBIT B (REVISED 11-17-06)
CALIFORNIA LAND TITLE ASSOCIATION STANDARD COVERAGE POLICY - 1990 EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys' fees or expenses which arise by reason of:
1.  (a) Any law, ordinance or governmental regulation (including but not limited to building or zoning laws, ordinances, or regulations) restricting, regulating, prohibiting or relating (i) the occupancy, use, or enjoyment of the land; (ii) the
character, dimensions or location of any improvement now or hereafter erected on the land; (iii) a separation in ownership or a change in the dimensions or area of the land or any parcel of which the land is or was a part; or (iv) environmental
protection, or the effect of any violation of these laws, ordinances or governmental regulations, except to the extent that a notice of the enforcement thereof or a notice of a defect, lien, or encumbrance resulting from a violation or alleged
violation affecting the land has been recorded in the public records at Date of Policy.  (b) Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise thereof or notice of a defect, lien or
encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records at Date of Policy.
2.  Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from coverage any taking which has occurred prior to Date of Policy which would be binding on the
rights of a purchaser for value without knowledge.
3.  Defects, liens, encumbrances, adverse claims or other matters: (a) whether or not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed to by the insured claimant; (b) not known to the Company, not
recorded in the public records at Date of Policy, but known to the insured claimant and not disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an insured under this policy; (c) resulting in
no loss or damage to the insured claimant; (d) attaching or created subsequent to Date of Policy; or (e) resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the insured mortgage or for the
estate or interest insured by this policy.
4.  Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or the inability or failure of any subsequent owner of the indebtedness, to comply with the applicable doing business laws
of the state in which the land is situated.
5.  Invalidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the insured mortgage and is based upon usury or any consumer credit protection or truth in lending law.
6.  Any claim, which arises out of the transaction vesting in the insured the estate of interest insured by this policy or the transaction creating the interest of the insured lender, by reason of the operation of federal bankruptcy, state insolvency or
similar creditors' rights laws.

EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART I
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:
1.  (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or
assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.
2.  Any facts, rights, interests, or claims that are not shown in the Public Records but that could be ascertained by an inspection of the Land or that may be asserted by persons in possession of the Land.
3.  Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.
4.  Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and complete land survey of the Land and not shown by the Public Records.
5.  (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b), or (c)  are shown by the Public
Records.
6. Any lien or right to a lien for services, labor or material not shown by the public records.

CLTA HOMEOWNER'S POLICY OF TITLE INSURANCE (10/22/03) ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE EXCLUSIONS
In addition to the Exceptions in Schedule B, You are not insured against loss, costs, attorneys' fees, and expenses resulting from:
1.  Governmental police power, and the existence or violation of any law or government regulation.  This includes ordinances, laws and regulations concerning: a.  building, b.  zoning, c.  Land use d.  improvements on the Land, e.  Land
division, f.  environmental protection.  This Exclusion does not apply to violations or the enforcement of these matters if notice of the violation or  enforcement appears in the Public Records at the Policy Date.  This Exclusion does not limit the
coverage described in Covered Risk 14, 15, 16, 17 or 24.
2.  The failure of Your existing structures, or any part of them, to be constructed in accordance with applicable building codes.  This Exclusion does not apply to violations of building codes if notice of the violation appears in the Public Records
at the Policy Date.
3.  The right to take the Land by condemning it, unless: a.  a notice of exercising the right appears in the Public Records at the Policy Date; or b.  the taking happened before the Policy Date and is binding on You if You bought the Land without
Knowing of the taking.
4.  Risks: a.  that are created, allowed, or agreed to by You, whether or not they appear in the Public Records; b. that are Known to You at the Policy Date, but not to Us, unless they appear in the Public Records at the Policy Date; c.  that result
in no loss to You; or d.  that first occur after the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.d, 22, 23, 24 or 25.
5.  Failure to pay value for Your Title.
6.  Lack of a right: a.  to any Land outside the area specifically described and referred to in paragraph 3 of Schedule A; and b.  in streets, alleys, or waterways that touch the Land.  This Exclusion does not limit the coverage described in
Covered Risk 11 or 18.

LIMITATIONS ON COVERED RISKS
Your insurance for the following Covered Risks is limited on the Owner's Coverage Statement as follows:
• For Covered Risk 14, 15, 16 and 18, Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A.
The deductible amounts and maximum dollar limits shown on Schedule A are as follows:

Your Deductible Amount Our Maximum Dollar Limit of Liability
Covered Risk 14: 1 % of Policy Amount or $2,500 (whichever is less) $10,000
Covered Risk 15: 1 % of Policy Amount or $5,000 (whichever is less) $25,000
Covered Risk 16: 1 % of Policy Amount or $5,000 (whichever is less) $25,000
Covered Risk 18: 1 % of Policy Amount or $2,500 (whichever is less) $5,000

AMERICAN LAND TITLE ASSOCIATION RESIDENTIAL TITLE INSURANCE POLICY (6-1-87) EXCLUSIONS
In addition to the Exceptions in Schedule B, you are not insured against loss, costs, attorneys' fees, and expenses resulting from:
1.  Governmental police power, and the existence or violation of any law or government regulation.  This includes building and zoning ordinances and also laws and regulations concerning:  * land use  * improvements on the land  * land
division  * environmental protection.  This exclusion does not apply to violations or the enforcement of these matters which appear in the public records at Policy Date.  This exclusion does not limit the zoning coverage described in Items 12
and 13 of Covered Title Risks.
2.  The right to take the land by condemning it, unless: *a notice of exercising the right appears in the public records  *on the Policy Date  *the taking happened prior to the Policy Date and is binding on you if you bought the land without
knowing of the taking
3.  Title Risks: *that are created, allowed, or agreed to by you *that are known to you, but not to us, on the Policy Date -- unless they appeared in the public records *that result in no loss to you *that first affect your title after the Policy Date --
this does not limit the labor and material lien coverage in Item 8 of Covered Title Risks
4.  Failure to pay value for your title.
5.  Lack of a right: *to any land outside the area specifically described and referred to in Item 3 of Schedule A OR *in streets, alleys, or waterways that touch your land.  This exclusion does not limit the access coverage in Item 5 of Covered
Title Risks.

ALTA LOAN POLICY (10-17-92) WITH ALTA ENDORSEMENT-FORM 1 COVERAGE EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys' fees or expenses which arise by reason of:
1.  (a) Any law, ordinance or governmental regulation (including but not limited to building and zoning laws, ordinances, or regulations) restricting, regulating, prohibiting or relating to (i) the occupancy, use, or enjoyment of the land; (ii) the
character, dimensions or location of any improvement now or hereafter erected on the land; (iii) a separation in ownership or a change in the dimensions or area of the land or any parcel of which the land is or was a part; or (iv) environmental
protection, or the effect of any violation of these laws, ordinances or governmental regulations, except to the extent that a notice of the enforcement thereof or a notice of a defect, lien or encumbrance resulting from a violation or alleged
violation affecting the land has been recorded in the public records at Date of Policy.  (b) Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise thereof or a notice of a defect, lien or
encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records at Date of Policy.
2.  Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from coverage any taking which has occurred prior to Date of Policy which would be binding on the
rights of a purchaser for value without knowledge.
3.  Defects, liens, encumbrances, adverse claims or other matters:(a)created, suffered, assumed or agreed to by the insured claimant; (b)not known to the Company, not recorded in the public records at Date of Policy, but known to the insured
claimant and not disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an insured under this policy; (c) resulting in no loss or damage to the insured claimant; (d) attaching or created
subsequent to Date of Policy (except to the extent that this policy insures the priority of the lien of the insured mortgage over any statutory lien for services, labor or material or to the extent insurance is afforded herein as to assessments for
street improvements under construction or completed at Date of Policy);or(e) resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the insured mortgage.
4.  Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or the inability or failure of any subsequent owner of the indebtedness, to comply with applicable doing business laws of
the state in which the land is situated.
5.  Invalidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the insured mortgage and is based upon usury or any consumer credit protection or truth in lending law.
6.  Any statutory lien for services, labor or materials (or the claim of priority of any statutory lien for services, labor or materials over the lien of the insured mortgage) arising from an improvement or work related tothe land which is contracted
for and commenced subsequent to Date of Policy and is not financed in whole or in part by proceeds of the indebtedness secured by the insured mortgage which at Date of Policy the insured has advanced or is obligated to advance.
7.  Any claim, which arises out of the transaction creating the interest of the mortgagee insured by this policy, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights laws, that is based on: (i) the transaction
creating the interest of the insured mortgagee being deemed a fraudulent conveyance or fraudulent transfer; or(ii) the subordination of the interest of the insured mortgagee as a result of the application of the doctrine or equitable
subordination; or(iii) the transaction creating the interest of the insured mortgagee being deemed a preferential transfer except where the preferential transfer results from the failure:(a)to timely record the instrument of transfer; or(b) of such
recordation to impart notice to a purchaser for value or a judgement or lien creditor.  The above policy form may be issued to afford either Standard Coverage or Extended Coverage.  In addition to the above Exclusions from Coverage, the
Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:
1.  (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or
assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.
2.  Any facts, rights, interests, or claims that are not shown in the Public Records but that could be ascertained by an inspection of the Land or that may be asserted by persons in possession of the Land.
3.  Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.
4.  Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and complete land survey of the Land and not shown by the Public Records.
5.  (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b), or (c)  are shown by the Public
Records.
6. Any lien or right to a lien for services, labor or material not shown by the public records.

2006 ALTA LOAN POLICY (06-17-06) EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or expenses that arise by reason of:
1.  (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or relating to: (i) the occupancy, use, or enjoyment of the Land; (ii) the character, dimensions, or
location of any improvement erected on the Land; (iii) the subdivision of land; or (IV) environmental protection; or the effect of any violation of these laws, ordinances, or governmental regulations.  This Exclusion 1(a) does not modify or limit
the coverage provided under Covered Risk 5.  (b) Any governmental police power.  This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.
2.  Rights of eminent domain.  This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
3.  Defects, liens, encumbrances, adverse claims, or other matters: (a) created, suffered, assumed, or agreed to by the Insured Claimant; (b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the
Insured Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;(c) resulting in no loss or damage to the Insured Claimant; (d) attaching or create
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subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 11, 13, or 14); or (e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the
Insured Mortgage.
4.  Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doing-business laws of the state where the Land is situated.
5.  Invalidity or unenforceability in whole or in part of the lien of the Insured Mortgage that arises out of the transaction evidenced by the Insured Mortgage and is based upon usury or any consumer credit protection or truth-in-lending law.
6.  Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights laws, that the transaction creating the lien of the Insured Mortgage, is: (a) a fraudulent conveyance or fraudulent transfer, or (b) a
preferential transfer for any reason not stated in Covered Risk 13(b) of this policy.
7.  Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and the date of recording of the Insured Mortgage in the Public Records.
This Exclusion does not modify or limit the coverage provided under Covered Risk 11(b).  The above policy form may be issued to afford either Standard Coverage or Extended Coverage.  In addition to the above Exclusions from Coverage,
the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) that arise by reason of:
1.  (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or
assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.
2.  Any facts, rights, interests, or claims that are not shown in the Public Records but that could be ascertained by an inspection of the Land or that may be asserted by persons in possession of the Land.
3.  Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.
4.  Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and complete land survey of the Land and not shown by the Public Records.
5.  (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b), or (c)  are shown by the Public
Records.
6. Any lien or right to a lien for services, labor or material not shown by the public records.

ALTA OWNER'S POLICY (10-17-92) EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys' fees or expenses which arise by reason of:
1.  (a) Any law, ordinance or governmental regulation (including but not limited to building and zoning laws, ordinances, or regulations) restricting, regulating, prohibiting or relating to (i) the occupancy, use, or enjoyment of the land;  (ii) the
character, dimensions or location of any improvement now or hereafter erected on the land;  (iii) a separation in ownership or a change in the dimensions or area of the land or any parcel of which the land is or was a part; or (iv) environmental
protection, or the effect of any violation of these laws, ordinances or governmental regulations, except to the extent that a notice of the enforcement thereof or a notice of a defect, lien or encumbrance resulting from a violation or alleged
violation affecting the land has been recorded in the public records at Date of Policy.  (b) Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise thereof or a notice of a defect, lien or
encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records at Date of Policy.
2.  Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from coverage any taking which has occurred prior to Date of Policy which would be binding on the
rights of a purchaser for value without knowledge.
3.  Defects, liens, encumbrances, adverse claims or other matters: (a) created, suffered, assumed or agreed to by the insured claimant;(b) not known to the Company, not recorded in the public records at Date of Policy, but known to the
insured claimant and not disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an insured under this policy;(c)resulting in no loss or damage to the insured claimant; (d) attaching or created
subsequent to Date of Policy; or(e) resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the estate or interest insured by this policy.
4.  Any claim, which arises out of the transaction vesting in the insured the estate or interest insured by this policy, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights laws, that is based on: (i) the
transaction creating the estate or interest insured by this policy being deemed a fraudulent conveyance or fraudulent transfer; or (ii) the transaction creating the estate or interest insured by this policy being deemed a preferential transfer except
where the preferential transfer results from the failure: (a) to timely record the instrument of transfer; or (b) of such recordation to impart notice to a purchaser for value or a judgement or lien creditor.  The above policy form may be issued to
afford either Standard Coverage or Extended Coverage.  In addition to the above Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage Policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:
1.  (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or
assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.
2.  Any facts, rights, interests, or claims that are not shown in the Public Records but that could be ascertained by an inspection of the Land or that may be asserted by persons in possession of the Land.
3.  Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.
4.  Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and complete land survey of the Land and not shown by the Public Records.
5.  (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b), or (c)  are shown by the Public
Records.
6. Any lien or right to a lien for services, labor or material not shown by the public records.

2006 ALTA OWNER'S POLICY (06-17-06) EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or expenses that arise by reason of:
1.  (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or relating to (i) the occupancy, use, or enjoyment of the Land; (ii)  the character, dimensions, or
location of any improvement erected on the Land; (iii) the subdivision of land;  or  (iv) environmental protection; or the effect of any violation of these laws, ordinances, or governmental regulations.  This Exclusion 1(a)does not modify or limit
the coverage provided under Covered Risk 5.  (b) Any governmental police power.  This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.
2.  Rights of eminent domain.  This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
3.  Defects, liens, encumbrances, adverse claims, or other matters (a) created, suffered, assumed, or agreed to by the Insured Claimant; (b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the
Insured Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy; (c) resulting in no loss or damage to the Insured Claimant; (d) attaching or
created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 9 and 10); or (e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for
the Title.
4.  Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights laws, that the transaction vesting the Title as shown in Schedule A, is (a) a fraudulent conveyance or fraudulent transfer; or (b) a
preferential transfer for any reason not stated in Covered Risk 9 of this policy.
5.  Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and the date of recording of the deed or other instrument of transfer in the Public Records that
vests Title as shown in Schedule A.  The above policy form may be issued to afford either Standard Coverage or Extended Coverage.  In addition to the above Exclusions from Coverage, the Exceptions from Coverage in a Standard Coverage
policy will also include the following Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) that arise by reason of:
1.  (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real property or by the Public Records; (b) proceedings by a public agency that may result in taxes or
assessments, or notices of such proceedings, whether or not shown by the records of such agency or by the Public Records.
2.  Any facts, rights, interests, or claims that are not shown in the Public Records but that could be ascertained by an inspection of the Land or that may be asserted by persons in possession of the Land.
3.  Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.
4.  Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate and complete land survey of the Land and not shown by the Public Records.
5.  (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b), or (c)  are shown by the Public
Records.
6. Any lien or right to a lien for services, labor or material not shown by the public records.

ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY (10/13/01)EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys fees or expenses which arise by reason of:
1.  (a) Any law, ordinance or governmental regulation (including but not limited to building and zoning laws, ordinances, or regulations) restricting, regulating, prohibiting or relating to (i) the occupancy, use, or enjoyment of the Land; (ii) the
character, dimensions or location of any improvement now or hereafter erected on the Land; (iii) a separation in ownership or a change in the dimensions or areas of the Land or any parcel of which the Land is or was a part; or (iv)
environmental protection, or the effect of any violation of these laws, ordinances or governmental regulations, except to the extent that s notice of the enforcement thereof or a notice of a defect, lien or encumbrance resulting from a violation
or alleged violation affecting the Land has been recorded in the Public Records at Date of Policy.  This exclusion does not limit the coverage provided under Covered Risks 12, 13, 14, and 16 of this policy.(b) Any governmental police power
not excluded by (a) above, except to the extent that a notice of the exercise thereof or a notice of a defect, lien or encumbrance resulting from a violation or alleged violation affecting the Land has been recorded in the Public Records at Date
of Policy.  This exclusion does not limit the coverage provided under Covered Risks 12, 13, 14, and 16 of this policy.
2.  Rights of eminent domain unless notice of the exercise thereof has been recorded in the Public Records at Date of Policy, but not excluding from coverage any taking which has occurred prior to Date of Policy which would be binding on the
rights of a purchaser for value without Knowledge.
3.Defects, liens, encumbrances, adverse claims or other matters:(a) created, suffered, assumed or agreed to by the Insured Claimant; (b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the
Insured Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;(c) resulting In no loss or damage to the Insured Claimant;(d) attaching or
created subsequent to Date of Policy (this paragraph does not limit the coverage provided under Covered Risks 8, 16, 18, 19, 20, 21, 22, 23, 24, 25 and 26); or(e)resulting in loss or damage which would not have been sustained if the Insured
Claimant had paid value for the Insured Mortgage.
4.  Unenforceability of the lien of the Insured Mortgage because of the inability or failure of the Insured at Date of Policy, or the inability or failure of any subsequent owner of the indebtedness, to comply with applicable doing business laws of
the state in which the Land is situated.
5.  Invalidity or unenforceability of the lien of the Insured Mortgage, or claim thereof, which arises out of the transaction evidenced by the Insured Mortgage and is based upon usury, except as provided in Covered Risk 27, or any consumer
credit protection or truth in lending law.
6.  Real property taxes or assessments of any governmental authority which become a lien on the Land subsequent to Date of Policy.  This exclusion does not limit the coverage provided under Covered Risks 7, 8(e) and 26.
7.  Any claim of invalidity, unenforceability or lack of priority of the lien of the Insured Mortgage as to advances or modifications made after the Insured has Knowledge that the vestee shown in Schedule A is no longer the owner of the estate or
interest covered by this policy.  This exclusion does not limit the coverage provided in Covered Risk 8.
8.Lack of priority of the lien of the Insured Mortgage as to each and every advance made after Date of Policy, and all interest charged thereon, over liens, encumbrances and other matters affecting the title, the existence of which are Known to
the Insured at:(a) The time of the advance; or(b) The time a modification is made to the terms of the Insured Mortgage which changes the rate of interest charged, if the rate of Interest is greater as a result of the modification than it would have
been before the modification.  This exclusion does not limit the coverage provided in Covered Risk 8.
9.  The failure of the residential structure, or any portion thereof to have been constructed before, on or after Date of Policy in accordance with applicable building codes.  This exclusion does not apply to violations of building codes if notice of
the violation appears in the Public Records at Date of Policy.

For large print please view at www.title365.com under menu option Resources.

Exhibit B Created: 01/06/2017 CA0610-17000019-60
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Xome / Title 365 Locations
Certificate Attachment

Data as of October 2016
Address 1 Address 2 City, State, Zip
1333 McDermott Dr. Suite 100 Allen, TX 75013
7200 N. Mopac Suite 170 Austin, TX 78731
1301 S. Bowen Suite 390 Arlington, TX 76013
10800 Pecan Park Blvd Suite 230 Austin, TX 78750
13420 Galleria Circle Bldg. A, Suite 220 Bee Caves, TX 78738
2111 Palomar Airport Suite 130 Carlsbad, CA 92011
2501 South Price Road Chandler, AZ 85286
2301 W. Belmont Chicago, IL 60618
2501 S. State Hwy 121 Bldg 1, 1st Floor Convergence Office Center Lewisville, TX 75067
4897 Highway 121 Suite 160 The Colony, TX 75056
345 Rouser Road Suite 100 Coraopolis, PA 15108
4600 South Syracuse Suite 973 Denver, CO 80237
2432 Auto Park Way Escondido, CA 92029
8812 Coleman Blvd. Frisco, TX 75034
3803 Parkwood Blvd. Frisco, TX 75034
7121 West Bell Road Suite 100 Glendale, AZ 85308
801 North Brand Boulevard Suite 320 Glendale, CA 91203
3303 E. Baseline Road Suite 106 Gilbert, AZ 85234
18200 Von Karman Ave Irvine, CA 92612
8740 Lucent Boulevard 6th Floor, Suite 600 Highlands Ranch, CO 80129
4000 Horizon Way Irving, TX 75063
78100 Main Street Suite 209 La Quinta, CA 92253
24361 El. Toro Rd Suite 275 Laguna Woods, CA 92637
410 S. Rampart Blvd. Bldg. 17; Suite 390; Sub-Suite 332 Las Vegas, NV 89145
6363 S. Fiddlers Green Circle 13th Floor Greenwood Village, CO 80111
750 E. Highway 121 Suite 100 Lewisville, TX 75067
555 Winderley Place Ste 300, Office 303 Maitland, FL 32751
2200 Lucien Way Suite 340 Maitland, FL 32751
181 Sierra Manor Rd, #4 Mammoth Lakes, CA 93546
2600 Lake Lucien Drive Suite 109 Maitland, FL 32751
29995 Technology Drive Suite 305 Murrieta, CA 92563
5000 Birch Street Suite 500, East Tower Newport Beach, CA 92660
5000 Birch Street Suite 300, East Tower Newport Beach, CA 92660
57 West 57th Street 4th Floor, Suite 402 New York, NY 10019
6836 Dallas Parkway, Suite 102 Plano, TX 75024
2901 N. Dallas Parkway Suite 130 Plano, TX 75093
17304 Preston Road Suite 110 Dallas, TX 75252
27081 Aliso Creek Rd Suite 200 Aliso Viejo, CA 92656
211 W Main Round Rock, TX 78664
1000 Heritage CenterCir Round Rock, TX 78664
8880 Rio San Diego Drive Suite 1100 San Diego, CA 92108
7095 Indiana Avenue Suite 120 Riverside, CA 92506
5101 Broadway San Antonio, TX 78209
16100 N. 71st Street Scottsdale, AZ 85250
16870 West Bernardo Dr. Ste. 400, Office 430 San Diego, CA 92127
13920 SE Eastgate Way, Suite 310 Bellevue, WA 98005
2nd Floor, First Software Park 110 Mount Poonamalle Road Porur
375 E. Main St. Ventura, CA 93001
4195 East Thousand Oaks Boulevard Suite 107 Westlake Village, CA 91362
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Nationstar Mortgage Holdings, Inc.
Named Insured Schedule All Lines Except As Shown Below

Centex Land Vista Ridge Lewisville III General Partner, LLC
Centex Land Vista Ridge Lewisville III, L.P.

Cerulean Media LLC
Harwood Insurance Services, LLC
Harwood Service Company, LLC
Home Community Mortgage, LLC

HomeSelect Settlement Solutions, LLC
Nationstar 2009 Equity Corporation
Nationstar Advance Funding III LLC
Nationstar Advance Funding LLC

Nationstar Agency Advance Funding II LLC
Nationstar Agency Advance Funding LLC

Nationstar Agency Advance Funding Trust
Nationstar Agency Advance Receivables Trust

Nationstar Capital Corporation
Nationstar Funding I LLC

Nationstar HECM Loan Trust 2014-1
Nationstar HECM Loan Trust 2015-1

Nationstar HECM Trust I
Nationstar Home Equity Loan 2009-A Reo LLC

Nationstar Home Equity Loan Trust 2009-A
Nationstar Mortgage Advance Receivables Trust

Nationstar Mortgage Holdings Inc.
Nationstar Mortgage JV LLC

Nationstar Mortgage JV Manager LLC
Nationstar Mortgage LLC

Nationstar Mortgage Loan Trust 2013-A
Nationsar REO Sub 1C LLC
Nationstar REO Sub 1J LLC
Nationstar REO Sub 1N LLC

Nationstar Residual, LLC
Nationstar Reverse Mortgage Funding LLC

Nationstar Servicer Advance Facility Transferor, LLC 2014-BC
Nationstar Servicer Advance Receivables Trust, 2014-BC

Nationstar Sub1 LLC
Nationstar Sub2 LLC

.
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Nationstar Mortgage Holdings, Inc.
Named Insured Schedule All Lines Except As Shown Below

NSM Services Private Limited
Quantarium, LLC

Real Estate Digital LLC
Reverse REO JV LLC

E&O Coverage for the below entities is included under Xome Holdings LLC
Solutionstar Default Management Services LLC

Solutionstar Field Services LLC
Solutionstar Services LLC

Title365 Company
Title365 Company of Alabama LLC

Valuation365 LLC
Veripro Solutions Inc.
Xome Analytics Inc.

Xome CT LLC
Xome Exchange Inc.
Xome Holdings LLC

Xome Inc.
Xome Insurance Agency LLC

Xome Labs Inc.
Xome Leads LLC
Xome Leads Inc.

Xome Realty Services LLC
Xome Services India Private Limited

Xome Settlement Services LLC
Xome Settlement Services of Alabama LLC

Xome Signings Inc.
Xome Title Inc.

and all subsidiaries
eLeadz LLC

Experience 1, Inc.
Title365 Agency (a trade name)

Title365 Company of Alabama LLC
.
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Statement of Information (Confidential)
Note:  This form is needed in order to eliminate judgments and liens against people with similar names

The street address of the property in this transaction is:    (if none, leave blank)
Address City

Occupied by:  Owner   Tenants   Lessee  Single Residence   Multiple Residence   Commercial   Vacant Land

Any construction/improvements in last 6 months?  Yes   No Is any portion of new loan to be used for improvements?  Yes   No

If yes, state nature of work done or contemplated
Party 1 Party 2

First                                     Middle                              Last First                                     Middle                              Last

Former last name(s), if any Former last name(s), if any

Birthplace Birth Date Birthplace Birth Date

Social  Security No. Driver's License No. Social  Security No. Driver's License No.

I  am single   am married   Have a domestic partner I  am single   am married   Have a domestic partner

Name of current spouse or domestic partner (if other than Party 2) Name of current spouse or domestic partner (if other than Party 1)

Name of former spouse/domestic partner (if none, write "none") Name of former spouse/domestic partner (if none, write "none")

Marriage or Domestic Partnership Between Parties 1 and 2
Are Parties 1 & 2:       Married?_________ Domestic Partners? _________ Date of Marriage/Domestic Partnership:________________

Party 1 – Occupations for Last 10 Years

Present Occupation Firm Name Address No. of Years

Prior Occupation Firm Name Address No. of Years
Party 1 – Residences for Last 10 Years

Number and Street City and State From To

Party 2 – Occupations for Last 10 Years

Present Occupation Firm Name Address No. of Years

Prior Occupation Firm Name Address No. of Years
Party 2 – Residences for Last 10 Years

Number and Street City and State From To

Have any of the above parties owned or operated a business?  Yes   No If so, please list names
I have never been adjudged, bankrupt nor are there any unsatisfied judgments or other matters pending against me which might affect my title to this
property, except as follows:

The undersigned declare under penalty of perjury that the above information is true and correct. (all parties must sign)

Date Signature Signature

Home Phone                           Work Phone Home Phone                               Work Phone

Email Address Email Address
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BOE-502-A  (P1) REV. 12 (05-13)

PRELIMINARY CHANGE OF OWNERSHIP REPORT
To be completed by the transferee (buyer) prior to a transfer of subject
property, in accordance with section 480.3 of the Revenue and Taxation
Code.  A Preliminary Change of Ownership Report must be filed with
each conveyance in the County Recorder’s office for the county where
the property is located.

NAME AND MAILING ADDRESS OF BUYER/TRANSFEREE
(Make necessary corrections to the printed name and mailing address)

1916 Los Padres Drive
Rowland Heights, CA 91748

ASSESSOR'S PARCEL NUMBER

8253-006-004
SELLER/TRANSFEROR

Rh Investment Llc
BUYER'S DAYTIME TELEPHONE NUMBER

(          )
BUYER'S EMAIL ADDRESS

STREET ADDRESS OR PHYSICAL LOCATION OF REAL PROPERTY
1916 Los Padres Drive, Rowland Heights, CA 91748
MAIL PROPERTY TAX INFORMATION TO (NAME)

ADDRESS
1916 Los Padres Drive

CITY
Rowland Heights

STATE
CA

ZIP CODE
91748

 YES  NO This property is intended as my principal residence.  If YES, please indicate the date of occupancy
or intended occupancy.

MO DAY YEAR

PART 1.  TRANSFER INFORMATION Please complete all statements.
This section contains possible exclusions from reassessment for certain types of transfers.

YES NO
  A. This transfer is solely between spouses (addition or removal of a spouse, death of a spouse, divorce settlement, etc.).
  B. This transfer is solely between domestic partners currently registered with the California Secretary of State (addition or removal of a

partner, death of a partner, termination settlement, etc.).
  *C. This is a transfer:   between parent(s) and child(ren)   from grandparent(s) to grandchild(ren).
  *D. This transfer is the result of a cotenant’s death.  Date of death  
  *E. This transaction is to replace a principal residence by a person 55 years of age or older.

Within the same county?   YES   NO
  *F. This transaction is to replace a principal residence by a person who is severely disabled as defined by Revenue and Taxation Code

section 69.5.  Within the same county?   YES   NO
  G. This transaction is only a correction of the name(s) of the person(s) holding title to the property (e.g., a name change upon marriage).

If YES, please explain:
  H. The recorded document creates, terminates, or reconveys a lender's interest in the property.
  I. This transaction is recorded only as a requirement for financing purposes or to create, terminate, or reconvey a security interest

(e.g., cosigner).  If YES, please explain:
  J. The recorded document substitutes a trustee of a trust, mortgage, or other similar document.

K. This is a transfer of property:
  1. to/from a revocable trust that may be revoked by the transferor and is for the benefit of

  the transferor, and/or   the transferor's spouse   registered domestic partner.
  2. to/from a trust that may be revoked by the creator/grantor/trustor who is also a joint tenant, and which names the other joint

tenant(s) as beneficiaries when the creator/grantor/trustor dies.
  3. to/from an irrevocable trust for the benefit of the

  creator/grantor/trustor and/or   grantor's/trustor's spouse   grantor's/trustor's registered domestic partner.
  L. This property is subject to a lease with a remaining lease term of 35 years or more including written options.
  M. This is a transfer between parties in which proportional interests of the transferor(s) and transferee(s) in each and every parcel

being transferred remain exactly the same after the transfer.
  N. This is a transfer subject to subsidized low-income housing requirements with governmentally imposed restrictions.
  *O. This transfer is to the first purchaser of a new building containing an active solar energy system.

* Please refer to the instructions for Part 1.
Please provide any other information that will help the Assessor understand the nature of the transfer.

THIS DOCUMENT IS NOT SUBJECT TO PUBLIC INSPECTION
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BOE-502-A  (P2) REV. 12 (05-13)

PART 2.  OTHER TRANSFER INFORMATION Check and complete as applicable.
A. Date of transfer, if other than recording date:  ______________________________
B. Type of transfer:
 Purchase  Foreclosure  Gift  Trade or exchange  Merger, stock, or partnership acquisition (Form BOE-100-B)
 Contract of sale.  Date of contract:   Inheritance.  Date of death:  
 Sale/leaseback  Creation of a lease  Assignment of a lease  Termination of a lease.  Date lease began:  

Original term in years (including written options):    Remaining term in years (including written options):  

 Other.  Please explain:  

C. Only a partial interest in the property was transferred.   YES    NO If YES, indicate the percentage transferred:  %

PART 3.  PURCHASE PRICE AND TERMS OF SALE Check and complete as applicable.
A. Total purchase price. $ 

B. Cash down payment or value of trade or exchange excluding closing costs Amount $ 
C. First deed of trust @__________% interest for __________ years.  Monthly payment $  Amount $ 
 FHA (____Discount Points)  Cal-Vet  VA (____Discount Points)  Fixed rate  Variable rate
 Bank/Savings & Loan/Credit Union  Loan carried by seller
 Balloon payment $  Due date:  

D. Second deed of trust @__________% interest for __________ years.  Monthly payment $  Amount $ 
 Fixed rate  Variable rate  Bank/Savings & Loan/Credit Union  Loan carried by seller
 Balloon payment $  Due date:  

E. Was an Improvement Bond or other public financing assumed by the buyer?  YES  NO Outstanding balance $ 
F. Amount, if any, of real estate commission fees paid by the buyer which are not included in the purchase price $ 

G. The property was purchased:  Through real estate broker.  Broker name:    Phone number: (       ) 
 Direct from seller     From a family member-Relationship  
 Other. Please explain:  

H. Please explain any special terms, seller concessions, broker/agent fees waived, financing, and any other information (e.g., buyer assumed the
existing loan balance) that would assist the Assessor in the valuation of your property.
 

PART 4.  PROPERTY INFORMATION Check and complete as applicable.
A. Type of property transferred
 Single-family residence  Co-op/Own-your-own  Manufactured home
 Multiple-family residence.  Number of units: _____  Condominium  Unimproved lot
 Other.  Description:  (i.e., timber, mineral, water rights, etc.)  Timeshare  Commercial/Industrial

 

B.  YES  NO Personal/business property, or incentives, provided by seller to buyer are included in the purchase price.  Examples of personal
property are furniture, farm equipment, machinery, etc. Examples of incentives are club memberships, etc. Attach list if available.

If YES, enter the value of the personal/business property: $  Incentives $ 

C.  YES  NO A manufactured home is included in the purchase price.
If YES, enter the value attributed to the manufactured home: $ 
 YES  NO The manufactured home is subject to local property tax.  If NO, enter decal number:  

D.  YES  NO The property produces rental or other income.
If YES, the income is from:  Lease/rent    Contract    Mineral rights    Other:  

E. The condition of the property at the time of sale was:  Good     Average     Fair     Poor
Please describe:  

CERTIFICATION

I certify (or declare) that the foregoing and all information hereon, including any accompanying statements or documents, is true and correct to the best
of my knowledge and belief.

SIGNATURE OF BUYER/TRANSFEREE OR CORPORATE OFFICER DATE TELEPHONE

(          )
NAME OF BUYER/TRANSFEREE/LEGAL REPRESENTATIVE/CORPORATE OFFICER (PLEASE PRINT) TITLE E-MAIL ADDRESS

The Assessor's office may contact you for additional information regarding this transaction.
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Jeremy V. Richards (SBN 102300)
Gail S. Greenwood (SBN 169939) 
PACHULSKI STANG ZIEHL & JONES LLP 
10100 Santa Monica Blvd., 13th Floor 
Los Angeles, California  90067 
Telephone: 310/277-6910 
Facsimile:  310/201-0760 
E-mail:  jrichards@pszjlaw.com 
  ggreenwood@pszjlaw.com 
 
Attorneys for Official Committee of Unsecured 
Creditors of Liberty Asset Management Corporation 
 

UNITED STATES BANKRUPTCY COURT 

CENTRAL DISTRICT OF CALIFORNIA 

LOS ANGELES DIVISION 

In re: 
 
LIBERTY ASSET MANAGEMENT 
CORPORATION, a California corporation, 
 
 Debtor. 

Case No.: 2:16-bk-13575-TD
 
Chapter 11 
 
 
STIPULATION RE TURNOVER OF 
CERTAIN ASSETS 

 

This Stipulation re Turnover of Certain Assets (the “Stipulation”) is entered into by and 

among the following:  1) Liberty Asset Management Corporation (“LAMC”) and the Official 

Committee of Unsecured Creditors for Liberty Asset Management Corporation (the 

“Committee”), 2) Mel Canyon, LLC (“Mel Canyon”); Golden Field Investment, LLC 

(“Golden Field”); RH Investments, LLC (“RH Investments”); Lowridge Place, LLC 

(“Lowridge Place”); 10th Street Santa Monica Project, LLC  (“10th Street”), Liberty CMC 

Corporation (“CMC”), Pacific Sunshine Investments LLC (“Pacific”), Bradbury Furlong LLC 

(“BF”), 3), Benjamin Kirk, aka Tzu Ping Ko aka Benny Kirk (“Kirk”) and 4), Lucy Gao 

(“Gao”).   

1. Upon entry of an order (the “Order”) by the Bankruptcy Court approving this 

Stipulation, Gao shall cause the following transactions to occur:  
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a. Mel Canyon shall transfer by quitclaim deed in favor of LAMC all of its right, 

title and interest in and to certain real property commonly known as 201 Mel Canyon Road, Duarte, 

California 91010 (the “Duarte Property”).  

b. Golden Field shall transfer by quitclaim deed in favor of LAMC all of its 

right, title and interest in and to that certain vacant lot of real property located in the City of Azusa, 

State of California, and identified as APN 8610-022-022 (the “Azusa Property”). 

c. RH Investment shall transfer by quitclaim deed in favor of LAMC all of its 

right, title and interest in and to certain real property commonly known as 1916 Los Padres Drive, 

Rowland Heights, California 91748 (the “Rowland Heights Property”). 

d. Lowridge Place shall transfer by quitclaim deed in favor of LAMC all of its 

right, title and interest in and to certain real property commonly known as 23100 Lowridge Place, 

Santa Clarita, California (the “Lowridge Property”). 

2. Effective upon entry of the Order, Gao unconditionally assigns to LAMC all of her 

rights and remedies to receive a consulting fee (the “Consulting Fee”) of $1 million pursuant to that 

certain Hotel Consulting Agreement (the “Consulting Agreement”) by and between SCG America 

Group (“SCG”) and Gao, dated July 31, 2014.  Gao agrees to take actions reasonably necessary for 

the Debtor to collect the Consulting Fee including executing one or more letters or agreements 

directing and instructing SCG to make payment of the Consulting Fee directly to the Debtor and 

acknowledging that Liberty is entitled to payment of the same. 

3. Effective upon entry of the Order, Gao shall deliver to LAMC one or more original 

share certificates evidencing her legal ownership of ten million (10,000,000) shares of common 

stock in California Internal Bank N.A., formerly known as Saigon National Bank (the “Gao 

Shares”), and agrees to take actions reasonably necessary to cause legal title in and to the Gao Shares 

to be transferred to, and vested in LAMC.  Further, within ten (10) days of entry of the Order, Gao 

shall deliver (if available) all original and copies of share certificates or other documents in her 

possession  representing shares of common stock in California National Bank N.A., formerly known 

as Saigon National Bank (the “Tsang Shares”), assigned to Gao by Steven Tsang pursuant to 

instrument dated July 17, 2015.  Further, Gao agrees to execute reasonably requested documentation 
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to transfer legal title, ownership and control in and to the Tsang Shares to be transferred to, and 

vested in LAMC. 

4. LAMC understands that the  assets being transferred to LAMC pursuant to 

paragraphs 1 through 3, above (collectively, the “Transferred Assets”) are being transferred in their 

“as is” where is condition without representation or warranty of any type whatsoever.  

5. Effective upon entry of the Order, Gao, on behalf of herself and any and all entities 

owned and controlled, or purportedly owned and controlled by Gao (collectively, the “Gao 

Entities”), including, without limitation, Mel Canyon, Golden Field, RH Investments, Lowridge 

Place, 10th Street, CMC, Pacific and BF, unconditionally releases and relinquishes any and all claims 

that they have, or may have, in and to the Transferred Assets, except for claims arising prior to the 

transfer of the Transferred Assets for reimbursement, indemnity and contribution for any legal fees 

and costs incurred by Gao in connection with her efforts to secure or preserve or protect the 

Transferred Assets which Liberty acknowledges and agrees can be filed as claims in the Liberty 

Bankruptcy Case.  Notwithstanding the foregoing, the parties agree that Liberty retains all rights and 

defenses to any claims asserted by Gao based on the foregoing.  

6. Upon entry of the Order, Gao releases and relinquishes any right, title or interest she 

has or may have, direct or indirect, in and to the Transferred Assets and the real property commonly 

known as: 119 Furlong Lane, Bradbury, California; 1020 Baldwin Avenue/652 Fairview Avenue, 

Arcadia, CA 91007; 415 Huntington Drive, San Marino, CA 91108; and 1122 10TH Street, Santa 

Monica, CA, and, further, irrevocably assigns any claims and causes of action related to any of the 

foregoing properties, which any of the Gao entities may hold, against third parties to LAMC. 

7. Upon entry of the Order, Kirk releases and relinquishes any right, title or interest he 

has or may have, direct or indirect, in and to the Transferred Assets and the real property commonly 

known as: 119 Furlong Lane, Bradbury, California; 1020 Baldwin Avenue/652 Fairview Avenue, 

Arcadia, CA 91007; 415 Huntington Drive, San Marino, CA 91108; and 1122 10TH Street, Santa 

Monica, CA, and, further, irrevocably assigns any claims and causes of action related to any of the 

foregoing properties, which Kirk or any of his controlled entities may hold, against third parties to 

LAMC.  Notwithstanding the forgoing, Kirk retains claims arising prior to the transfer of the 
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Transferred Assets and/or the assets identified in this paragraph for reimbursement, indemnity and 

contribution for any legal fees and costs incurred by Kirk in connection with his efforts, if any, to 

secure or preserve or protect such assets which Liberty and the Committee acknowledges and agree 

may be filed as claims in the Liberty Bankruptcy Case.  Notwithstanding the foregoing, the parties 

agree that Liberty and the Committee retain all rights and defenses to any claims asserted by Kirk 

based on the foregoing. 
 

8. Upon entry of the Order, the Committee shall cause to be dismissed, without 

prejudice, the following adversary proceedings pending in the above-captioned bankruptcy case:  

2:16-ap-01170-TD; 2:16-ap-01171-TD; 2:16-ap-01142-TD; and 2:16-ap-01143-TD (the 

“Adversaries”). 

9. In entering into this Stipulation, neither the Debtor nor the Committee are 

relinquishing or releasing any claims they have, or may have against Gao and/or any of the Gao 

Entities, except that, in consideration of paragraph 6 above, the Debtor and the Committee relinquish 

the right to seek turnover of the Transferred Assets or the direct or indirect ownership therein against 

Gao and/or any of the Gao Entities. 

10. Notwithstanding anything contained herein, by entering into this stipulation and by 

undertaking and taking the actions provided for herein, neither Gao nor Kirk is admitting anything 

related to the Adversaries or the Transferred Assets and nothing contained herein is a waiver of any 

rights or defenses including, but not limited to, as to any other matters related to LAMC case and 

any adversary proceedings commenced or to be commenced in connection with the same.  
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LEVENE, N

By:
vi~. . C

Eve Karasi
Counsel to

0 & $RTL~, L,L.P.

Asset Management Corporation

PACHULSKI ST ZTEHL &JONES L,LP

By: ~'
J my V, is ards
Gail S. Greenwood

Counsel for the Official Committee of Unsecured
Creditors

COSTELI., & CORNELIUS LAW CORPORATION

By:
Alexandre I. Cornelius

Counsel for Lucy Gao

MEL CANYON, LLC

N &Ine:

rts:

GOLDEN MELD INVESTMENT, LI.0

sy:
Nam
I1S:
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Dated: August 2016
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LEVENE, NEALE, BENDER, Y00 &BRILL L.L.P.

By:
David B. Golubchik
Eve Karasik
Counsel to Liberty Asset Management Corporation

FACHULSKI STANG ZIEHL &JONES LLP

Jeremy V. Richards
Gail S. Greenwood

Counsel for the Official Committee of Unsecured
Creditors

MEL CANYON,

~y:
Na
Its:
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RH INVESTMENTS, LLC

By:
Na
Its:

LOWRIDGE PLACE,

By:
Name:
Its:

10TH STREET
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Name:
Its:

LIBERTY

By:
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Dated: August _, 2016

RH INVESTMENTS, LLC

By:
Name:
Its•

LOWR.IDGE PLACE, LLC

By:
Name:
Its:

Dated: August ~, 2016 10TH STREET SANTA MONICA PROJECT, LLC

..~.

Name:
Its:

Dated: August_,, 2016 LIBERTY CMC CORPORATION

By:
Name:
Its:

Dated: August ~, 2016 PACIFIC S SHINE IIWESTMENTS LLC
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Dated: August _, 2016 BRADBURY FURLONG LLC

Name:
Its:
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By:

LAW OFFICES OP DAVID W. MEADOWS

David W. Meadows
Counsel to Benjamin Kirk
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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: 
10100 Santa Monica Boulevard, 13th Floor, Los Angeles, California  90067 
 
 
A true and correct copy of the foregoing document entitled (specify):  STIPULATION RE TURNOVER OF CERTAIN 
ASSETS 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 stated below: 
 
1.  TO BE SERVED BY THE COURT VIA NOTICE OF ELECTRONIC FILING (NEF):  Pursuant to controlling General 
Orders and LBR, the foregoing document will be served by the court via NEF and hyperlink to the document. On (date) 
September 7, 2016, I checked the CM/ECF docket for this bankruptcy case or adversary proceeding and determined that 
the following persons are on the Electronic Mail Notice List to receive NEF transmission at the email addresses stated 
below: 
 
 
 
 
 
  Service information continued on attached page 
 
2.  SERVED BY UNITED STATES MAIL:   
September 7, 2016, I served the following persons and/or entities at the last known addresses 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 
 
3.  SERVED BY PERSONAL DELIVERY, OVERNIGHT MAIL, FACSIMILE TRANSMISSION OR EMAIL (state method 
for each person or entity served):  Pursuant to F.R.Civ.P. 5 and/or controlling LBR, on (date) September 7, 2016, I served 
the following persons and/or entities 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, or overnight mail to, the judge will be completed no later than 24 hours after the document is 
filed. 
 
PERSONAL DELIVERY 
Honorable Thomas B. Donovan  
United States Bankruptcy Court 
Central District of California 
Edward R. Roybal Federal Building and Courthouse 
255 E. Temple Street, Suite 1352  
Los Angeles, CA 90012 
 

 

 
  Service information continued on attached page 
 
I declare under penalty of perjury under the laws of the United States that the foregoing is true and correct. 
 
September 7, 2016   Myra Kulick   /s/ Myra Kulick 
Date Printed Name  Signature 
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1.  TO BE SERVED BY THE COURT VIA NOTICE OF ELECTRONIC FILING (NEF): 
 

 Kyra E Andrassy     kandrassy@swelawfirm.com, 
csheets@swelawfirm.com;gcruz@swelawfirm.com;hdavis@swelawfirm.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@swelawfirm.com  

 Julie A Esposito     cesarjuliem@yahoo.com, sensberg@aol.com  
 John D Fiero     jfiero@pszjlaw.com, ocarpio@pszjlaw.com  
 John-Patrick M Fritz     jpf@lnbyb.com, JPF.LNBYB@ecf.inforuptcy.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  
 David S Henshaw     david@henshawlaw.com, info@henshawlaw.com  
 Eve H Karasik     ehk@lnbyb.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  
 Robert S Lawrence     rlawrence@callahan-law.com, mwalters@callahan-law.com  
 Patricia H Lyon     phlyon@frenchlyontang.com, mwoodward@frenchlyontang.com  
 David W. Meadows     david@davidwmeadowslaw.com  
 Charles Alex Naegele     alex@canlawcorp.com, alexnaegelelaw@gmail.com  
 Victoria Newmark     vnewmark@pszjlaw.com  
 Queenie K Ng     queenie.k.ng@usdoj.gov  
 Laura Palazzolo     laura.palazzolo@berliner.com, sabina.hall@berliner.com  
 Jeremy V Richards     jrichards@pszjlaw.com, bdassa@pszjlaw.com;imorris@pszjlaw.com  
 Mark Romeo     romeolaw@msn.com  
 Robert M Saunders     rsaunders@pszjlaw.com, rsaunders@pszjlaw.com  
 Lindsey L Smith     lls@lnbyb.com, lls@ecf.inforuptcy.com  
 David A Trinh     dtrinh@trinhlawfirm.com, kim@trinhlawfirm.com  
 United States Trustee (LA)     ustpregion16.la.ecf@usdoj.gov  
 James S Yan     jsyan@msn.com 

 
2.  SERVED BY UNITED STATES MAIL: 
 

AA 166 Geary LLC 
Attn: Reuben Robin 
449 S. Beverly Drive 
Beverly Hills, CA  90212 

 Alan D. and Julianne F. Nolet 
2400 Grove Blvd. 
Austin, TX  78741 

Benjamin Kirk 
c/o David Meadows, Esq. 
1801 Century Park East, Suite 1235 
Los Angeles, CA  90067 

Block 3 Development Partners LLC 
4 Embarcadero Center, Ste. 3300 
San Francisco, CA  94111 

 David Trinh  
Trinh Law 
99 N 1st St, Ste 200  
San Jose, CA  95113 

East West Bank 
Attn:  Risk Operations Dept. 
9500 Flair Drive, 4th Floor 
El Monte, CA  91731 
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First American Title Company 
Attn:  Corporate Service Co. 
2710 Gateway Oaks Drive, Suite 150N 
Sacramento, CA  95833 

 Helena Chang Cosman 
3579 E. Foothill Blvd., Ste. 621 
Pasadena, CA  91107 

Lucy Gao 
Attn:  Robert Lisnow, Esq. 
10866 Wilshire Blvd., Suite 400 
Los Angeles, CA  95833 

Margaret Chiu 
935 S. San Gabriel Blvd. 
San Gabriel, CA  91776 

 Mega Bank 
Attn:  Elsie Chow 
Senior Vice President 
245 West Valley Blvd. 
San Gabriel, CA  91776-3737 

Northern California Mortgage Fund VII 
Attn: Mark Romeo, Esq. 
Law Offices of Mark J. Romeo 
235 Montgomery St., Ste. 400 
San Francisco, CA  94104 

Samantha Galapin 
4708 Merced Ave. 
Baldwin Park, CA  91706 

 Scott Whitman  
Scott L. Whitman, Inc. 
5670 Wilshire Blvd., Ste. 2170  
Los Angeles, CA  90036 

Sincere Escrow 
Attn:  Margaret Chiu 
935 S. San Gabriel Blvd. 
San Gabriel, CA  91776 

SJ 10177 LLC 
5150 El Camino Real #B-23 
Los Altos, CA  94022 

 Tsai Luan Ho 
126 Atherton Ave. 
Atherton, CA  94027 

Tsai Luan Ho 
Attn:  George Eshoo 
Law Offices of George P. Eshoo 
702 Marshall St., Suite 500 
Redwood City, CA  94063 

Vanessa Lavendera  
f/k/a Vanessa Van Holland 
13017 Falcon Pl 
Chino, CA  91710-3805 
 

   

 

Case 2:16-bk-13575-TD    Doc 210    Filed 09/07/16    Entered 09/07/16 13:35:40    Desc
 Main Document      Page 13 of 13

Case 2:16-bk-13575-ER    Doc 333    Filed 02/13/17    Entered 02/13/17 16:16:53    Desc
 Main Document      Page 75 of 108



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT “D” 

Case 2:16-bk-13575-ER    Doc 333    Filed 02/13/17    Entered 02/13/17 16:16:53    Desc
 Main Document      Page 76 of 108



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 

 

P
A

C
H

U
L

S
K

I 
S

T
A

N
G

 Z
IE

H
L

 &
 J

O
N

E
S

 L
L

P
 

A
T

T
O

R
N

E
Y

S
 A

T
 L

A
W

 

L
O

S
 A

N
G

E
L

E
S

, 
C

A
L

I
F

O
R

N
I

A
 

Jeremy V. Richards (SBN 102300) 
Gail S. Greenwood (SBN 169939) 
PACHULSKI STANG ZIEHL & JONES LLP 
10100 Santa Monica Blvd., 13th Floor 
Los Angeles, California  90067 
Telephone: 310/277-6910 
Facsimile:  310/201-0760 
E-mail:  jrichards@pszjlaw.com 
  ggreenwood@pszjlaw.com 
 
Attorneys for Official Committee of Unsecured 
Creditors of Liberty Asset Management Corporation 
 

 

UNITED STATES BANKRUPTCY COURT 

CENTRAL DISTRICT OF CALIFORNIA 

LOS ANGELES DIVISION 

In re: 
 
LIBERTY ASSET MANAGEMENT 
CORPORATION, a California corporation, 
 
 Debtor. 

 Case No.: 2:16-bk-13575-TD 
 
Chapter 11 
 
 
ORDER APPROVING STIPULATION 
RE TURNOVER OF CERTAIN 
ASSETS 
 

 

The Court having read and considered the Stipulation Re Turnover of Certain Assets [Docket 

No. 210] (the “Stipulation”) and good cause appearing therefor, 

IT IS HEREBY ORDERED THAT: 

1. The Stipulation is approved; 

2. The Parties are authorized and directed to carry out their obligations under the 

Stipulation; and  

FILED & ENTERED

SEP 13 2016

CLERK U.S. BANKRUPTCY COURT
Central District of California
BY                  DEPUTY CLERKpenning
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3. The Court shall retain jurisdiction to hear all disputes arising from the implementation 

of this Order. 

 

# # # # 

Date: September 13, 2016
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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: 10250 Constellation Boulevard, Suite 1700, Los Angeles, CA 90067 
 
A true and correct copy of the foregoing document entitled: DEBTOR’S MOTION FOR ENTRY OF AN 
ORDER (1) AUTHORIZING SALE OF RESIDENTIAL REAL PROPERTY FREE AND CLEAR OF 
CERTAIN LIENS, CLAIMS AND INTERESTS; (2) APPROVING PROPOSED OVERBID 
PROCEDURES; (3) AUTHORIZING PAYMENTS OF COSTS OF SALE AND COMMISSION OUT OF 
SALE PROCEEDS; (4) FINDING THAT BUYER IS GOOD FAITH PURCHASER UNDER 11 U.S.C. § 
363(m); AND (5) AUTHORIZING REPRESENTATIVE OF DEBTOR TO EXECUTE QUITCLAIM DEED 
TRANSFERRING PROPERTY FROM RH INVESTMENT LLC TO THE DEBTOR; MEMORANDUM OF 
POINTS AND AUTHORITIES; DECLARATIONS OF THOMAS B. BLUEMEL, LAWRENCE PERKINS 
AND DAVID B. GOLUBCHIK 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 stated below: 
 
1.  TO BE SERVED BY THE COURT VIA NOTICE OF ELECTRONIC FILING (NEF):  Pursuant to 
controlling General Orders and LBR, the foregoing document will be served by the court via NEF and 
hyperlink to the document. On February 13, 2017, I checked the CM/ECF docket for this bankruptcy 
case or adversary proceeding and determined that the following persons are on the Electronic Mail 
Notice List to receive NEF transmission at the email addresses stated below: 
 

 Robert S Altagen     rsaink@earthlink.net 
 Kyra E Andrassy     kandrassy@swelawfirm.com, 

csheets@swelawfirm.com;gcruz@swelawfirm.com;hdavis@swelawfirm.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 

 William Crockett     wec@weclaw.com, ksa@weclaw.com 
 Lei Lei Wang Ekvall     lekvall@swelawfirm.com, 

csheets@swelawfirm.com;gcruz@swelawfirm.com;hdavis@swelawfirm.com 
 Julie A Esposito     cesarjuliem@yahoo.com, sensberg@aol.com 
 John D Fiero     jfiero@pszjlaw.com, ocarpio@pszjlaw.com 
 Sandford Frey     sfrey@leechtishman.com, knielsen@leechtishman.com 
 John-Patrick M Fritz     jpf@lnbyb.com, JPF.LNBYB@ecf.inforuptcy.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 
 Irving M Gross     img@lnbyb.com, john@lnbyb.com 
 David S Henshaw     david@henshawlaw.com, info@henshawlaw.com 
 Gregory K Jones     GJones@dykema.com, 

CAcossano@dykema.com;DocketLA@dykema.com 
 Eve H Karasik     ehk@lnbyb.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 

 Robert S Lawrence     rlawrence@callahan-law.com, mwalters@callahan-law.com 
 Patricia H Lyon     phlyon@frenchlyontang.com, mwoodward@frenchlyontang.com 
 Daniel J McCarthy     dmccarthy@hillfarrer.com, 

spadilla@hillfarrer.com;docket@hillfarrer.com 
 David W. Meadows     david@davidwmeadowslaw.com 
 Kelly L Morrison     kelly.l.morrison@usdoj.gov 
 Charles Alex Naegele     alex@canlawcorp.com, alexnaegelelaw@gmail.com 
 Victoria Newmark     vnewmark@pszjlaw.com 
 Laura Palazzolo     laura.palazzolo@berliner.com, sabina.hall@berliner.com 
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 Uzzi O Raanan     uor@dgdk.com, DanningGill@gmail.com;uraanan@ecf.inforuptcy.com 
 Jeremy V Richards     jrichards@pszjlaw.com, 

bdassa@pszjlaw.com;imorris@pszjlaw.com 
 Mark Romeo     romeolaw@msn.com 
 Robert M Saunders     rsaunders@pszjlaw.com, rsaunders@pszjlaw.com 
 Steven R Skirvin     srs@weclaw.com 
 Lindsey L Smith     lls@lnbyb.com, lls@ecf.inforuptcy.com 
 David A Trinh     dtrinh@trinhlawfirm.com, kim@trinhlawfirm.com 
 United States Trustee (LA)     ustpregion16.la.ecf@usdoj.gov 
 Scott L Whitman     slw@mwlegal.com, holly@mwlegal.com 
 James S Yan     jsyan@msn.com 

 
 
2.  SERVED BY UNITED STATES MAIL: On February 13, 2017, I served the following persons and/or 
entities at the last known addresses 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. 
 
Thomas B. Bluemel 
Cal BRE #00836974 
Coldwell Banker Residential Real Estate 
15 E. Foothill Blvd. 
Arcadia, CA 91006 

Jenny Zhang 
IRN Realty 
556 W. Las Tunas Dr. # 101 
Arcadia, CA 91007  

 
  Service information continued on attached page 

 
 
3.  SERVED BY PERSONAL DELIVERY, OVERNIGHT MAIL, FACSIMILE TRANSMISSION OR 
EMAIL (state method for each person or entity served):  Pursuant to F.R.Civ.P. 5 and/or controlling LBR, 
on February 13, 2017, I served the following persons and/or entities 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, or overnight 
mail to, the judge will be completed no later than 24 hours after the document is filed. 
 

Served via Attorney Service 
Hon. Thomas B. Donovan 
United States Bankruptcy Court 
Edward R. Roybal Federal Building  
255 E. Temple Street, Ctrm 1345 
Los Angeles, CA 90012 
 
Served via Overnight Mail 
Lucy Gao 
3218 E Holt Ave #210 
West Covina, CA 91791 
 
I declare under penalty of perjury under the laws of the United States of America that the foregoing is 
true and correct. 
 
February 13, 2017                    Stephanie Reichert  /s/ Stephanie Reichert 
Date                                         Type Name  Signature 
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