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EDWARD M. WOLKOWITZ (SBN 68298)
JEFFREY S. KWONG (SBN 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: EMW@LNBYB.COM; JSK@LNBYB.COM

Counsel for Nancy J. Zamora, Chapter 11 Trustee

UNITED STATES BANKRUPTCY COURT
CENTRAL DISTRICT OF CALIFORNIA

SAN FERNANDO VALLEY DIVISION

In re

MEHRI AKHLAGHPOUR,

Debtor.

Case No. 1:17-bk-12739-VK

Chapter 11

CHAPTER 11 TRUSTEE’S MOTION
FOR ORDER: (1) AUTHORIZING
SALE OF ESTATE’S RIGHT, TITLE
AND INTEREST IN REAL PROPERTY
FREE AND CLEAR OF LIEN AND
INTERESTS OF EMYMAC; (2)
APPROVING OVERBID
PROCEDURE; (3) APPROVING
PAYMENT OF COMMISSIONS; (4)
FINDING PURCHASER IS A GOOD
FAITH PURCHASER; (5) WAIVING
STAY UNDER RULE 6004(h); AND (6)
DIRECTING TURNOVER OF REAL
PROPERTY; MEMORANDUM OF
POINTS AND AUTHORITIES; AND
DECLARATIONS IN SUPPORT
THEREOF

[4450 Winnetka Avenue, Woodland Hills
California 91364]

Date:   June 7, 2018
Time: 2:00 p.m.
Place: Courtroom 301

21041 Burbank Boulevard
Woodland Hills, CA 91367
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TO THE HONORABLE VICTORIA KAUFMAN, UNITED STATES BANKRUPTCY

JUDGE:

Nancy J. Zamora, the Chapter 11 trustee (the “Trustee”) for the bankruptcy estate of

Mehri Akhlaghpour (the “Debtor”), respectfully moves this Court, pursuant to 11 U.S.C. §§

105(a), 363(b), (f), and (m), 542, and Rule 6004(a) of the Federal Rules of Bankruptcy

Procedure, for an order (1) authorizing the Trustee to sell the estate’s right, title, and interest

in that certain real property located at 4450 Winnetka Avenue, Woodland Hills California

91364 (the “Property”) free and clear of the lien and interests of Emymac, Inc. (“Emymac”);

(2) approving the overbid procedure set forth in the Motion; (3) approving the payment of the

real estate broker’s commissions; (4) finding that the Purchaser is a good faith purchaser; (5)

waiving the stay under Federal Rule of Bankruptcy Procedure 6004(h); and (6) directing

turnover of the Property (the “Motion”).

The Trustee has received an offer to purchase the Property from Kamran Taleby (the

“Purchaser”) for $1,225,000.00 (the “Purchase Price”). This Motion is brought to authorize

the sale of the Property to the Purchaser upon the terms and conditions set forth herein.

Furthermore, the Trustee moves the Court for an order authorizing the following overbid

procedures: (1) any person interested in submitting an overbid on the Property must attend

the hearing on the Motion or be represented by an individual with authority to participate in

the overbid process; (2) an overbid will be defined as an initial overbid of $5,000 above the

Purchase Price, with each additional bid in $1,000 increments; (3) overbidders (except for the

Purchaser) must deliver a deposit to the Trustee’s counsel by way of cashier’s check made

payable to “Encore Escrow,” in the amount of $127,500 (the “Deposit”) at least 7 calendar

days prior to the hearing on the Motion; (4) overbidders must purchase the Property on the

same terms and conditions as the Purchaser; (5) the Deposit of the successful overbidder shall

be forfeited if such party is thereafter unable to complete the purchase of the Property within

15 calendar days of entry of an order confirming the sale; and, (6) in the event the successful

overbidder cannot timely complete the purchase of the Property, the Trustee shall be

authorized to proceed with the sale to the next highest overbidder.
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The Trustee further requests an order for turnover of possession of the Property by the

Debtor within 15 days of entry of an order approving the sale.  In addition, the Trustee seeks

authorization to obtain a Writ of Possession – Eviction upon ex parte application to the Court

should the Debtor fail to timely turn over the Property.

In support of this Motion, the Trustee will rely on these moving papers, the

Memorandum of Points and Authorities and Declarations attached hereto, the other pleadings

and orders already on file in this case, and on such other argument and evidence as may be

presented by counsel at the time of the hearing.

Accordingly, the Trustee respectfully requests that this Court enter an order:

1. Approving the sale of the Property to the Purchaser or the successful

overbidder free and clear of the lien and interests of Emymac;

2. Finding that the Purchaser or the successful overbidder purchased the Property

in “good faith,” as defined in 11 U.S.C. § 363(m);

3. Providing that the Trustee is authorized and empowered to execute and

deliver, on behalf of the estate, any and all documents as reasonably may be necessary to

implement the terms of the proposed sale;

4. Providing that the notice given by the Trustee in connection with the sale and

the hearing thereon is adequate, sufficient, proper and complies with all applicable provisions

of the Bankruptcy Code and Federal Rules of Bankruptcy Procedure;

5. Approving the overbid procedure described herein;

6. Authorizing the payment of the valid liens against the Property, any unpaid

property taxes, the real estate broker’s commissions, and related sale costs directly from

escrow;

7. Directing the Debtor to turn over the Property to the Trustee within 15 days of

the entry of an order approving the sale;

8. In the event the Debtor fails to timely turn over the Property, authorizing the

Trustee to obtain a Writ of Possession – Eviction upon ex parte application to the Court;
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9. Waiving the 14-day stay prescribed by Rule 6004(h) of the Federal Rules of

Bankruptcy Procedure; and

10. Granting such other and further relief as is just and appropriate.

DATED: May 17, 2018 LEVENE, NEALE, BENDER, YOO &
BRILL L.L.P.

By: /s/ Jeffrey S. Kwong _
EDWARD M. WOLKOWITZ

JEFFREY S. KWONG
Attorneys for Nancy J. Zamora

Chapter 11 Trustee
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MEMORANDUM OF POINTS AND AUTHORITIES

I.

STATEMENT OF FACTS AND OVERBID PROCEDURES

A. Case Background

1. The Debtor filed a voluntary petition under Chapter 11 of the Bankruptcy Code

on October 11, 2017 (the “Petition Date”). Among the assets of the estate is a single family

residence located at 4450 Winnetka Avenue, Woodland Hills California 91364 (the

“Winnetka Property,” or “Property”).

2. According to the Debtor’s declaration attached to the cash collateral motion

[Doc. No. 38], the Debtor lives in the Winnetka Property, is in the “business of renting

properties” and has rented to and received rental income from tenants of certain real

properties.

3. On December 29, 2017, the Office of the United States Trustee  filed a motion

to appoint a Chapter 11 Trustee (the “Trustee Motion”).  As a result, a hearing was held on

January 25, 2018 on the Trustee Motion, at which time the Court granted the Trustee Motion,

and ordered the appointment of a Chapter 11 Trustee.  Specifically, the Court’s tentative ruling

on the Trustee Motion opined that cause existed to grant the Trustee Motion because, among

other reasons, the:

“Debtor executed the promissory notes1 and deeds of trust [regarding the
Properties] in favor of Emymac five days before filing her bankruptcy petition . . .
[a] chapter 11 trustee should investigate such issues as whether Emymac actually
made such loans and whether Emymac is an independent party related to Debtor .
. . [and] a chapter 11 trustee is in the best position to investigate the alleged loans
and the transfers and to file an action avoiding them, if such an action is
warranted[.]”

See Tentative Ruling (Doc. No. 99).

4. Subsequently, the OUST appointed the Trustee who is currently attempting to

operate the Debtor’s business and managing her financial affairs.

1 The Trustee has since discovered that there apparently were no promissory notes for
the Emymac trust deeds to secure.
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B. Employment of Broker

5. On February 7, 2018, the Trustee’s application to employ Rodeo Realty, Inc.

(“Broker”) as real estate broker for the estate was filed. The Court entered its order approving

the Broker’s employment on March 15, 2018.

6. The Broker has marketed the Property for sale and obtained the purchase offer

being submitted herewith.

C. The Proposed Sale

7. Subject to Court approval, the Trustee proposes to sell the Property, pursuant

to the terms of that certain “Purchase And Sale Agreement And Escrow Instruction

(Residential Property)” and addenda thereto (the “Purchase Agreement”) by and among the

parties, true and correct copies of which are collectively attached hereto as Exhibit 1 and

incorporated herein by reference.  The essential terms of the proposed sale are as follows:

· Purchaser: Kamran Taleby;

· Purchase Price: $1,225,000.00 (the “Purchase Price”);

· Condition of Property: Property purchased “as is where

is” without any representations or warranties of any

kind; and

· Broker’s Commissions: Six percent to the Trustee’s

Broker and Purchaser’s broker.

D. The Proposed Overbid Procedures

While the Trustee is prepared to consummate the sale with the Purchaser, she is also

interested in obtaining the maximum price for the Property.  Therefore, the Trustee seeks

approval of the following overbid procedures: (1) any person interested in submitting an

overbid on the Property must attend the hearing on the Motion or be represented by an

individual with authority to participate in the overbid process; (2) an overbid will be defined

as an initial overbid of $5,000 above the Purchase Price, with each additional bid in $1,000

increments; (3) overbidders (except for the Purchaser) must deliver a deposit to the Trustee’s
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counsel by way of cashier’s check made payable to “Encore Escrow,” in the amount of

$127,500 (the “Deposit”) at least 7 calendar days prior to the hearing on the Motion;

(4) overbidders must purchase the Property on the same terms and conditions as the

Purchaser; (5) the Deposit of the successful overbidder shall be forfeited if such party is

thereafter unable to complete the purchase of the Property within 15 calendar days of entry of

an order confirming the sale; and (6) in the event the successful overbidder cannot timely

complete the purchase of the Property, the Trustee shall be authorized to proceed with the

sale to the next highest overbidder.

The Trustee believes that the proposed overbid procedure, notice of which has been

given to all creditors and interested parties, will maximize the price ultimately obtained for

the Property as well as protect the estate from parties who may wish to participate in the

overbid procedure, but who are ultimately unable to consummate the sale transaction.

Accordingly, the Trustee requests that the Court authorize the overbid procedure discussed

above.

E. Liens and Interests

A preliminary title report on the Property and supplements thereto (the “Title

Report”) has been obtained from First American Title Company. A true and correct copy of

the Title Report is attached hereto as Exhibit 2 and incorporated herein by reference. The

Title Report indicates that the following liens have been recorded against the Property: 2

/ / /

/ / /

/ / /

/ / /

/ / /

/ / /

/ / /

2 Pursuant to the “Supplemental Report/Commitment” dated March 13, 2018, “Item Number(s)
8 of the Title Report has/have been eliminated.”
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Item
No. on
Title

Report Lienholder
Nature and Amount of Lien

1/2 County Assessor’s Office Real property taxes, 2017-2018.
The Trustee is informed that real
property taxes totaling
approximately $7,295.99 are
owed, and the amount owed will
be paid from escrow.

9 North American Financial Corp.,
ISAOA/ATIMA (“North American”)

Deed of Trust recorded in favor
of Steward Title of California,
Inc. on April 25, 2017 on behalf
of Mortgage Electronic
Registration Systems, Inc. for
North American.  The Trustee is
informed that an initial obligation
of approximately $870,500 was
secured by this deed.

10 Emymac, Inc. (“Emymac”) The disputed Deed of Trust
recorded in favor of Emymac on
10/10/17.  The Title Report
provides that the Deed of Trust
was alleged to secure “an original
indebtedness of $235,000.00.”

F. Distribution To The Estate

The Trustee estimates that the proposed sale will generate approximately $257,744.48 in

net proceeds as follows:

Proposed Sales Price $1,225,000.00

Real Property Taxes <$7,295.99 >3

North American Lien <$861,959.53>4

Emymac Lien <$0>5

3 The real property taxes amount may be further reduced by the pro-rated amount to be
paid by the Purchaser after the closing date.

4 See proof of claim no. 10 filed on January 22, 2018 by the alleged servicer of the
loan, Specialized Loan Servicing LLC.

5 On May 7, 2018, the Court entered the “Judgment Pursuant To Stipulation” [Adv.
Doc. No. 9] in the Zamora v. Emymac, Inc. adversary proceeding, Adv. No. 1:18-ap-01034-VK,
providing for, among other things, the avoidance of the Emymac Lien on the Property.
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Estimated Tax Liability from Sale <$0>

Closing Costs (estimated at
8% including 6% broker
commission) <$98,000>

Net Proceeds $257,744.48

A copy of the “Seller’s Estimated Net Proceeds” statement for the proposed sale of the

Property is attached as Exhibit 4 hereto.

G. Notice To Creditors

Notice of this Motion has been transmitted to all creditors in accordance with Fed. R.

Bankr. P. 2002(a)(2), 6004(a), and is being filed concurrently herewith.

II.

ARGUMENT

A. The Proposed Sale Is In The Best Interest Of The Estate

Section 363(b)(1) of the Bankruptcy Code provides that:

The trustee, 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).  The standard of review used in determining approval of a proposed

sale of property is whether sound business reasons support the sale outside the ordinary

course of business. In re Walter, 83 B.R. 14, 19 (9th Cir. BAP 1988); In re Lionel Corp., 722

F.2d 1063, 1066 (2d Cir. 1983).  In order for a sale to be approved under section 363 of the

Bankruptcy Code, the purchase price must be fair and reasonable. In re Coastal Indus., Inc.,

63 B.R. 361 (Bankr. N.D. Ohio 1986).

In the present case, the Trustee believes that the sale of the Property under the terms

and conditions set forth above is supported by sound business reasons and is in the best

interest of the estate. The Property is being held by the Debtor as trustee of “The Mary M.

Akhlaghpour, A.K.A., Mehri Akhlaghour Revocable Living Trust,” (see Title Report), and

constitutes property of the Debtor’s bankruptcy estate. See In re Cutter, 398 B.R. 6, 20 (9th

Cir. BAP 2008), aff'd, 468 F. App'x 657 (9th Cir. 2011) (“Debtor had a beneficial and

Case 1:17-bk-12739-VK    Doc 228    Filed 05/17/18    Entered 05/17/18 15:10:57    Desc
 Main Document      Page 9 of 74



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

9

equitable interest in the Trust which became property of the estate under section 541(a).”).

Based upon the current real estate market and the other sale transactions in the area, the

Trustee believes that the sale price represents the fair market value of the Property. In

addition, the Trustee received a total of 5 offers (and submitted counteroffers and/or

responses to all of these offers), and the offer from the Purchaser is the highest and best offer

received by the Trustee to date. Further, approximately $257,744.48 will be generated from

the sale of the Property for the estate. Thus, the proposed sale represents a sound exercise of

the Trustee’s business judgment.

B. The Court Should Approve The Sale Free And Clear Of Emymac’s Lien

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);
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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).

In the instant case, the Trustee seeks an order authorizing the sale of the Property free

and clear of Emymac’s lien and interests, on the basis that Emymac’s lien and interests are

disputed. See Exhibit 3 hereto.  Previously, the Trustee had filed a complaint to, among

other things, avoid the Emymac lien; and, on May 7, 2018, the Court entered the “Judgment

Pursuant To Stipulation” [Adv. Doc. No. 9] in the Zamora v. Emymac, Inc. adversary

proceeding, Adv. No. 1:18-ap-01034-VK, providing for, among other things, the avoidance

of the Emymac lien on the Property, and preservation of the lien for the benefit of the Estate.

Because the Emymac lien continues to be listed on the Title Report and to clear up any

ambiguities related to the closing of the sale with the title company, out of an abundance of

caution, the Trustee is requesting that the Court’s order authorizing the sale of the Property to

explicitly provide that the Property is to be sold free and clear of Emymac’s lien and

interests.

C. The Court Should Find That The Purchaser Is A Purchaser In “Good

Faith” In Accordance With Bankruptcy Code Section 363(m)

As noted above, the Trustee requests, as part of the approval of the proposed sale

transaction, that the Court find that the Purchaser is a “good faith” purchaser within the

meaning of section 363(m) of the Bankruptcy Code.  As set forth in the attached declarations

hereto, neither the Trustee nor the Broker had any familiarity with the Purchaser until the

Purchaser expressed an interest in and made the offer for the Property.  The Purchaser is not

associated in any way with the Debtor, the Estate, the Trustee, and the Trustee’s professionals

in this case.

Section 363(m) provides that “[t]he reversal or modification on appeal of an

authorization under subsection (b) or (c) of this section of a sale or lease of property does not

affect the validity of a sale or lease under such authorization to an entity that purchased or

leased such property in good faith . . . .” 11 U.S.C. § 363(m).  Under section 363(m) of the

Bankruptcy Code, “an appeal of a bankruptcy court’s ruling on a foreclosure action [or sale]

Case 1:17-bk-12739-VK    Doc 228    Filed 05/17/18    Entered 05/17/18 15:10:57    Desc
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generally cannot affect the rights of a good faith purchaser of the foreclosed property, unless

the Debtor [or other complaining party] stays the foreclosure [or other] sale pending an

appeal.” In re Mann, 907 F.2d 923, 926 (9th Cir. 1990).  “[T]he primary goal of the

mootness rule [embodied in section 363(m)] ‘is to protect the interest of a good faith

purchaser . . . of the property,’ thereby assuring finality of sales.” In re Onouli-Kona Land

Co., 846 F.2d 1170, 1173 (9th Cir. 1988) (quoting In re Suchy, 786 F.2d 900, 901-02 (9th

Cir. 1985)); In re Ewell, 958 F.2d 276, 280 (9th Cir. 1992).  That goal is important in this

case because the Purchaser needs assurance that the purchase of the Property will not be

subject to future attack by objecting creditors or a frivolous appeal.

C. Waiver Of The Fourteen-Day Stay As Set Forth In Bankruptcy

Rule 6004(h) Is Appropriate In This Case.

Rule 6004(h) of the Federal Rules of Bankruptcy Procedure provides, among other

things, that an order authorizing the sale of property is stayed until the expiration of fourteen

days after entry of the order, unless the Court orders otherwise. Here, all parties with a

potential lien, claim or interest in the Property have been served with notice of the sale and an

opportunity to object, and the fourteen-day waiting period could only operate to delay the

closing of escrow and receipt by the Estate of the estimated net proceeds as detailed above.

Under these circumstances, the Court should waive the fourteen-day stay of Bankruptcy Rule

6004(h) to permit the Purchaser to proceed with the close of escrow on the sale as soon as

possible.

D. The Trustee Is Entitled To Turnover Of The Property

Section 542 of the Bankruptcy Code provides for the turnover of property of the estate

as follows:

(a) [A]n entity, 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(a).
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Section 541(a) of the Bankruptcy Code defines property of the estate as including “all

legal or equitable interests of the debtor in property as of the commencement of the case.” 11

U.S.C. § 541(a)(1).  The Property is being held by the Debtor as trustee of “The Mary M.

Akhlaghpour, A.K.A., Mehri Akhlaghour Revocable Living Trust,” (see Title Report), and

constitutes property of the Debtor’s bankruptcy estate under Section 541(a)(1) of the

Bankruptcy Code. See Cutter, 398 B.R. at 20.

Pursuant to Section 542(a), the Trustee is entitled to recover any and all estate

property in the possession, custody, or control of the Debtor unless such property is of no

value or benefit to the estate.  Here, the Debtor is in possession of the Property.  The Property

is an asset that the Trustee may sell under Section 363 of the Bankruptcy Code, and such sale

would be of benefit to the estate.   Accordingly, the Debtor is required to deliver the Property

to the Trustee pursuant to Section 542 of the Bankruptcy Code. The Court should direct the

Debtor to turn over the Property to the Trustee within 15 days of the entry of the order

approving the sale.  In the event that the Debtor fails to timely turn over the Property, the

Trustee should be authorized to obtain a Writ of Possession – Eviction (and request assistance

from the United States Marshal, if necessary) upon ex parte application to the Court.

III.

CONCLUSION

In light of the foregoing, the Trustee respectfully requests that the Court enter an

order as follows:

1. Approving the above sale of the Property to the Purchaser or the successful

overbidder free and clear of the lien and interests of Emymac;

2. Finding that the Purchaser or the successful overbidder purchased the Property

in “good faith,” as defined in 11 U.S.C. § 363(m);

3. Providing that the Trustee is authorized and empowered to execute and deliver

on behalf of the estate any and all documents as reasonably may be necessary to implement

the terms of the proposed sale;

4. Providing that the notice given by the Trustee in connection with the sale and
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the hearing thereon is adequate, sufficient, proper and complies with all applicable provisions

of the Bankruptcy Code and Federal Rules of Bankruptcy Procedure;

5. Approving the overbid procedure described herein;

6. Authorizing the payment of the valid liens against the Property, any unpaid

property taxes, the real estate broker’s commissions, and related sale costs directly from

escrow;

7. Directing the Debtor to turn over the Property to the Trustee within 15 days of

the entry of an order approving the sale;

8. In the event the Debtor fails to timely turn over the Property, authorizing the

Trustee to obtain a Writ of Possession – Eviction upon ex parte application to the Court;

9. Waiving the 14-day stay prescribed by Rule 6004(h) of the Federal Rules of

Bankruptcy Procedure; and

10. Granting such other and further relief as is just and appropriate.

DATED: May 17, 2018

Respectfully submitted,

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

By:__/s/ Jeffrey S. Kwong_____________
EDWARD M. WOLKOWITZ

JEFFREY S. KWONG
Attorneys for Nancy J. Zamora

Chapter 11 Trustee
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DECLARATION OF NANCY J. ZAMORA

I, Nancy J. Zamora, declare as follows:

1. I am the duly-appointed, qualified, and acting Chapter 11 trustee for the

bankruptcy estate of Mehri Akhlaghpour (the “Debtor”). I make this declaration in support

of the foregoing motion (the “Motion”). Each of the following facts is of my own

knowledge, and if called upon and sworn as a witness, I could and would competently testify

thereto.

2. I have been a Chapter 7 Trustee since 1998; been a Chapter 11 Trustee in

cases involving real property; sold nearly one hundred properties in my capacity as

bankruptcy trustee generating gross sales in excess of $60 million; and operated rental

properties in several Chapter 7 and Chapter 11 bankruptcy cases.

3. Among the assets of this estate is the real property located at 4450 Winnetka

Avenue, Woodland Hills California 91364 (the “Property”).

4. On February 7, 2018, I filed the application to employ Rodeo Realty, Inc.

(“Broker”) as real estate broker for the estate.  There has been no objection to the Broker’s

employment, and the Court entered its order approving the Broker’s employment on March

15, 2018.

5. I propose to sell the estate’s interest in the Property to Kamran Taleby (the

“Purchaser”) for $1,225,000.00, pursuant to the terms of that certain “Purchase And Sale

Agreement And Escrow Instructions (Residential Property)” and addenda thereto (the

“Purchase Agreement”), true and correct copies of which are collectively attached hereto as

Exhibit 1.

6. I believe that the overbid procedure proposed in the Motion, notice of which

has been given to all creditors and interested parties, will maximize the price ultimately

obtained for the Property as well as protect the estate from parties who may wish to

participate in the overbid procedure, but who are ultimately unable to consummate the sale

transaction.

7. A preliminary title report on the Property and supplements thereto (the “Title
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DECLARATION OF BEHNAZ TAVAKOLI

I, Behnaz Tavakoli, declare:

1. I am a California licensed real estate agent with Rodeo Realty, Inc. (the

“Broker”), the broker employed by Nancy J. Zamora, Chapter 11 trustee for the bankruptcy

estate of Mehri Akhlaghpour (the “Trustee”), to market and sell the real property located at

4450 Winnetka Avenue, Woodland Hills California 91364 (the “Property”).

2. I make this declaration in support of the foregoing motion. Each of the

following facts is of my own knowledge, and if called upon and sworn as a witness, I could

and would competently testify thereto.

3. The Court entered its order approving the Broker’s application on March 15,

2018.

4. Prior to the Trustee’s acceptance of the offer for the proposed sale of the

Property, I engaged in the following marketing efforts in an attempt to obtain the best and

highest price for the Property:

· Listed the Property on the multiple listing service (MLS);

· Upon listing the Property on MLS, the Property was advertised pursuant to

Rodeo Realty’s “Comprehensive Internet Program” and sent to syndicated websites listed in

the summary attached as Exhibit 5 hereto (e.g., AOL Real Estate, Google Maps, Twitter,

New York Times, Hotpads.com, Facebook, Backpage.com, Zillow.com, Trulia, etc.);

· Conducted 3 showings of the Property;

· Responded to all telephone and email inquiries about the Property; and

· Worked with the Trustee to submit responses and counteroffers to each of the

offers for the Property.

5. The Trustee received 10 inquiries for the Property.  Further, the Trustee

received 5 offers for the Property, and I assisted the Trustee in submitting

responses/counteroffers to these offers.  The current offer for the Property, being submitted

for the Court’s approval, from Kamran Taleby (the “Purchaser”) in the amount of

$1,225,000.00 is the highest and best offer to date.
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First American Title Company   

207 Goode Avenue, Suite 410  
Glendale, CA 91203 

California Department of Insurance License No. 151 
 

 

Order Number: 5630549 (MP) 

  
Title Officer:  Michelle Pascual  
Phone: (818)550-2517  
Fax No.: (866)878-7977 
E-Mail:  mpascual@firstam.com   
  
 

Property: 4450 Winnetka Avenue  
Woodland Hills, CA 91364 

 

PRELIMINARY REPORT 

In response to the above referenced application for a policy of title insurance, this 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 below 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 are set forth in 
Exhibit A 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 A. 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 below and the exceptions and exclusions set forth in Exhibit A 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 title insurance policy 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 of 
title insurance and no liability is assumed hereby. If it is desired that liability be assumed prior to the issuance of a policy of title 
insurance, a Binder or Commitment should be requested.  

Case 1:17-bk-12739-VK    Doc 228    Filed 05/17/18    Entered 05/17/18 15:10:57    Desc
 Main Document      Page 34 of 74



  
Order Number:    5630549  
Page Number:    2  

  

 

First American Title 
Page 2 of 14 

 
 
 
 
Dated as of January 22, 2018 at 7:30 A.M.  

The form of Policy of title insurance contemplated by this report is:  

ALTA/CLTA Homeowner's (EAGLE) Policy of Title Insurance (2013) and ALTA Ext Loan Policy 1056.06 
(06-17-06) if the land described is an improved residential lot or condominium unit on which there is 
located a one-to-four family residence; or ALTA Standard Owner's Policy 2006 (WRE 06-17-06) and the 
ALTA Loan Policy 2006 (06-17-06) if the land described is an unimproved residential lot or condominium 
unit 

A specific request should be made if another form or additional coverage is desired.  

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

 

Mary M. Akhlaghpour, an unmarried woman, subject to proceedings pending in the Bankruptcy Court 
of the CENTRAL District of the U. S. District Court, California entitled in re: MEHRI AKHLAGHPOUR, 
debtor, Case No. 1:17-BK-12739-VK, wherein a petition for relief was filed on October 11, 2017. 

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

A FEE AS TO PARCEL(S) 1, AN EASEMENT AS TO PARCEL(S) 2 

The Land referred to herein is described as follows:  
  
(See attached Legal Description)  
  
At the date hereof exceptions to coverage in addition to the printed Exceptions and Exclusions in said 
policy form would be as follows:  
  

1. General and special taxes and assessments for the fiscal year 2018-2019, a lien not yet due or 
payable. 

2. General and special taxes and assessments for the fiscal year 2017-2018. 
First Installment:  $7,296.01, PAID   
Penalty: $0.00  
Second Installment:  $7,295.99, OPEN 
Penalty: $0.00  
Tax Rate Area:  44-00037   
A. P. No.:  2174-026-007 
  

3. Notice of intent to remove delinquent special taxes from tax roll for Assessment District NO. 2016-2, 
recorded January 13, 2017 as INSTRUMENT NO. 17-55097 of Official Records.  
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For information with regard to the delinquent special tax installment(s) covered by this notice, you 
should contact: SCI CONSULTING GROUP 
4745 MANGELS BLVD 
FAIRFIELD CA 94534 
(800) 273-5167 
 
 
 

4. The lien of supplemental taxes, if any, assessed pursuant to Chapter 3.5 commencing with Section 75 
of the California Revenue and Taxation Code. 

5. Any easements or servitudes appearing in the public records.  
Affects: Common Area. 

 
  

6. Covenants, conditions, restrictions, easements, assessments, liens, charges, terms and provisions in 
the document recorded  as BOOK 6442, PAGE 61 OF DEEDS, AND RECORDED BOOK 7794, PAGE 
338 of Official Records, which provide that a violation thereof shall not defeat or render invalid the 
lien of any first mortgage or deed of trust made in good faith and for value, but deleting any 
covenant, condition, or restriction indicating a preference, limitation or discrimination based on race, 
color, religion, sex, sexual orientation, familial status, disability, handicap, national origin, genetic 
information, gender, gender identity, gender expression, source of income (as defined in California 
Government Code § 12955(p)) or ancestry, to the extent such covenants, conditions or restrictions 
violation 42 U.S.C. § 3604(c) or California Government Code § 12955.  Lawful restrictions under state 
and federal law on the age of occupants in senior housing or housing for older persons shall not be 
construed as restrictions based on familial status. 

Document(s) declaring modifications thereof recorded November 30, 1970 as INSTRUMENT NO. 1678 
of Official Records. 

7. Any and all offers of dedications, conditions, restrictions, easements, notes and/or provisions shown 
or disclosed by the filed or recorded map referred to in the legal description including but not limited 
to: UNDERGROUND PUBLIC UTILITY PURPOSES and incidental purposes affecting said land. 

8. A deed of trust to secure an original indebtedness of $250,000.00 recorded January 30, 2007 as 
INSTRUMENT NO. 07-194476 OF OFFICIAL RECORDS. 
Dated: January 24, 2007 
Trustor: MEHRI AKHLAGHPOUR, A SINGLE WOMAN 
Trustee: DOUGLAS E. MILES 
Beneficiary: JPMORGAN CHASE BANK, N.A., A NATIONAL BANKING 

ASSOCIATION 
   
  

The effect of a document entitled "SUBSTITUTION OF TRUSTEE AND DEED OF RECONVEYANCE", 
recorded May 11, 2017 as INSTRUMENT NO. 17-526965 of Official Records. 

Note: The Company will require satisfactory proof of full payment of the debt secured by said 
mortgage or deed of trust prior to removing this exception or insuring the contemplated transaction. 
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9. A deed of trust to secure an original indebtedness of $870,500.00 recorded April 25, 2017 as 
INSTRUMENT NO. 17-453935 OF OFFICIAL RECORDS. 
Dated: April 14, 2017 
Trustor: MEHRI AKHLAGHPOUR, AN UNMARRIED WOMAN 
Trustee: STEWART TITLE OF CALIFORNIA, INC. 
Beneficiary: MORTGAGE ELECTRONIC REGISTRATION SYSTEMS, INC. 
LENDER:  NORTH AMERICAN FINANCIAL CORP., ISAOA/ATIMA 
  

10. A deed of trust to secure an original indebtedness of $235,000.00 recorded October 10, 2017 as 
INSTRUMENT NO. 17-1154428 OF OFFICIAL RECORDS. 
Dated: October 06, 2017 
Trustor: MARY M. AKHLAGHPOUR, A.K.A., MEHRI AKHLAGHPOUR, AS 

TRUSTEE OF THE MARY M. AKHLAGHPOUR A.K.A., MEHRI 
AKHLAGHPOUR REVOCABLE LIVING TRUST 

Trustee: EMYMAC, INC., A CORPORATION 
Beneficiary: EMYMAC, INC. 
   
  

Notes: 
a. If this deed of trust is to be eliminated in the policy or policies contemplated by this 
report/commitment, we will require all of the following prior to the recordation of any documents or 
the issuance of any policy of title insurance: 
i. Original note and deed of trust.  
ii. Payoff demand statement signed by all present beneficiaries.  
iii. Request for reconveyance signed by all present beneficiaries.  
b. If the payoff demand statement or the request for reconveyance is to be signed by a servicer, we 
will also require a full copy of the loan servicing agreement executed by all present beneficiaries.  
c. If any of the beneficial interest is presently held by trustees under a trust agreement, we will 
require a certification pursuant to Section 18500.5 of the California Probate Code in a form 
satisfactory to the Company 

11. Proceedings pending in the Bankruptcy Court of the CENTRAL District of the U.S. District Court, 
California, entitled in re: MEHRI AKHLAGHPOUR, debtor, Case No. 1:17-BK-12739-VK, wherein a 
petition for relief was filed under Chapter 11  on  October 11, 2017. 

12. Any easements and/or servitudes affecting easement parcel(s) 2 herein described. 

13. Water rights, claims or title to water, whether or not shown by the public records. 

14. This transaction may be subject to the FinCEN Geographic Targeting Order affecting residential sale 
transactions. This company must be provided with information prior to the closing sufficient to 
determine if IRS/FinCEN Form 8300 must be completed and filed and must be provided information 
sufficient to meet the records retention requirements of the FinCEN Geographic Targeting Order. This 
transaction will not be insured, and this company and/or its underwriter will not be involved in a 
Covered Transaction (as defined by the FinCEN Geographic Targeting Order) until this information is 
submitted and reviewed by this company. 
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INFORMATIONAL NOTES 

  
Note: The policy to be issued may contain an arbitration clause. When the Amount of Insurance is less 
than the certain dollar amount set forth in any applicable 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. If 
you desire to review the terms of the policy, including any arbitration clause that may be included, 
contact the office that issued this Commitment or Report to obtain a sample of the policy jacket for the 
policy that is to be issued in connection with your transaction. 
  

  

1. This report is preparatory to the issuance of an ALTA Loan Policy. We have no knowledge of any fact 
which would preclude the issuance of the policy with CLTA endorsement forms 100 and 116 and if 
applicable, 115 and 116.2 attached. 
 
When issued, the CLTA endorsement form 116 or 116.2, if applicable will reference a(n) Single 
Family Residence Lying Within a Planned Unit Development known as 4450 WINNETKA AVENUE, LOS 
ANGELES (WOODLAND HILLS AREA), CA. 

2. According to the public records, there has been no conveyance of the land within a period of twenty 
four months prior to the date of this report, except as follows:  

A document recorded April 25, 2017 as INSTRUMENT NO. 17-453934 OF OFFICIAL RECORDS  
 

From: MARY M. AKHLAGHOUR, A.K.A., MEHRI AKLAGHPOUR, AS TRUSTEE OF THE MARY M. 
AKLAGHPOUR, A.K.A., MEHRI AKHLAGHPOUR REVOCABLE LIVING TRUST 

To: MARY M. AKHLAGHPOUR, AN UNMARRIED WOMAN 
  

NOTE to proposed insured lender only: No Private transfer fee covenant, as defined in Federal 
Housing Finance Agency Final Rule 12 CFR Part 1228, that was created and first appears in the Public 
Records on or after February 8, 2011, encumbers the Title except as follows: None 

The map attached, if any, may or may not be a survey of the land depicted hereon. First American 
expressly disclaims any liability for loss or damage which may result from reliance on this map except to 
the extent coverage for such loss or damage is expressly provided by the terms and provisions of the title 
insurance policy, if any, to which this map is attached.  
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LEGAL DESCRIPTION 
  

Real property in the City of Los Angeles, County of Los Angeles, State of California, described as follows:  
  
PARCEL 1: 
 
LOT 7, OF TRACT NO. 28003, IN THE CITY OF LOS ANGELES, AS PER MAP RECORDED IN BOOK 733, 
PAGES 7 TO 14 INCLUSIVE OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. 
 
EXCEPT THEREFROM ALL OIL, GAS, MINERALS AND OTHER HYDROCARBON SUBSTANCES IN AND 
UNDER SAID LAND LYING BELOW A DEPTH OF 500 FEET FROM THE SURFACE THEREOF; BUT WITH NO 
RIGHT OF SURFACE ENTRY, AS RESERVED BY LARWIN-SOUTHERN CALIFORNIA, INC., A CALIFORNIA 
CORPORATION, BY DEED RECORDED JANUARY 5, 1973 AS INSTRUMENT NO. 4555. 
 
PARCEL 2: 
 
A NON-EXCLUSIVE EASEMENT OVER LOTS 1, 2, 3, AND 4 (THE COMMON AREA), OF SAID TRACT 28003, 
FOR INGRESS, EGRESS, AND THE USES AND PURPOSES SET FORTH IN THE DECLARATION OF 
COVENANTS, CONDITIONS AND RESTRICTIONS, RECORDED JANUARY 20, 1969, IN BOOK M-3098, 
PAGE 926, OF OFFICIAL RECORDS, AN ANY AMENDMENTS AND MODIFICATIONS THEREOF.  

APN: 2174-026-007  
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NOTICE 

  
   

Section 12413.1 of the California Insurance Code, effective January 1, 1990, requires that any title insurance 
company, underwritten title company, or controlled escrow company handling funds in an escrow or sub-
escrow capacity, wait a specified number of days after depositing funds, before recording any documents in 
connection with the transaction or disbursing funds. This statute allows for funds deposited by wire transfer 
to be disbursed the same day as deposit. In the case of cashier's checks or certified checks, funds may be 
disbursed the next day after deposit. In order to avoid unnecessary delays of three to seven days, or more, 
please use wire transfer, cashier's checks, or certified checks whenever possible. 
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EXHIBIT A 
LIST OF PRINTED EXCEPTIONS AND EXCLUSIONS (BY POLICY TYPE) 

 
CLTA 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. Taxes or assessments which 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. 

Proceedings by a public agency which 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 which are not shown by the public records but which could be ascertained by an inspection of 
the land or which may be asserted by persons in possession thereof. 

3. Easements, liens or encumbrances, or claims thereof, not shown by the public records. 

4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey would 
disclose, and which are 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/ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE (12-02-13) 

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 those portions of any law or government regulation concerning: 
 a.  building;            

 b.  zoning;    
 c.  land use; 
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 d.  improvements on the Land; 
 e.  land division; and 
 f.  environmental protection. 
 This Exclusion does not limit the coverage described in Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23 or 27. 

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 limit the coverage described in Covered Risk 14 or 15.  

3. The right to take the Land by condemning it. This Exclusion does not limit the coverage described in Covered Risk 17. 
4. Risks: 

 a.  that are created, allowed, or agreed to by You, whether or not they are recorded in the Public Records;  
 b.  that are Known to You at the Policy Date, but not to Us, unless they are recorded 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.e., 25, 26, 27 or 28. 

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 21. 
7. The transfer of the Title to You is invalid as a preferential transfer or as a fraudulent transfer or conveyance under federal bankruptcy, state 

insolvency, or similar creditors' rights laws. 
8. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence. 

9. Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances. 
 
 

LIMITATIONS ON COVERED RISKS 

 
Your insurance for the following Covered Risks is limited on the Owner's Coverage Statement as follows: 
For Covered Risk 16, 18, 19, and 21 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 16: 1% of Policy Amount Shown in Schedule A or $2,500 $10,000 

 (whichever is less) 
 

 

Covered Risk 18: 1% of Policy Amount Shown in Schedule A or $5,000 $25,000 
 (whichever is less) 

 

 

Covered Risk 19: 1% of Policy Amount Shown in Schedule A or $5,000 $25,000 
 (whichever is less) 

 
 

Covered Risk 21: 1% of Policy Amount Shown in Schedule A or $2,500 $5,000 
 (whichever is less) 

 
 

    

  
  

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; 
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  (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 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 

[Except as provided in Schedule B - Part II,[ t[or T]his policy does not insure against loss or damage, and the Company will not pay costs, 

attorneys' fees or expenses, that arise by reason of: 
[PART I 

[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: 

 

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 by 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. 

 

PART II 

In addition to the matters set forth in Part I of this Schedule, the Title is subject to the following matters, and the Company insures against loss 

or damage sustained in the event that they are not subordinate to the lien of the Insured Mortgage:] 

 

  
  

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; 
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  (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 or 

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: 
[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: 
  
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 by 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. 

7. [Variable exceptions such as taxes, easements, CC&R's, etc. shown here.] 
  

  
  

ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY (07-26-10) 

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, 6, 13(c), 13(d), 14 or 16. 

  (b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 5, 6, 13(c), 13(d), 
14 or 16. 

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 11, 
16, 17, 18, 19, 20, 21, 22, 23, 24, 27 or 28); 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. This Exclusion does not modify or limit 
the coverage provided in Covered Risk 26. 

6. Any claim of invalidity, unenforceability or lack of priority of the lien of the Insured Mortgage as to Advances or modifications made after the 
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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 modify or limit the coverage provided in Covered Risk 11. 

7. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching subsequent to Date of 
Policy. This Exclusion does not modify or limit the coverage provided in Covered Risk 11(b) or 25. 

8. The failure of the residential structure, or any portion of it, to have been constructed before, on or after Date of Policy in accordance with 
applicable building codes.  This Exclusion does not modify or limit the coverage provided in Covered Risk 5 or 6. 

9. 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 27(b) of this policy. 

10. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence. 

11. Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances. 
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Privacy Information  
We Are Committed to Safeguarding Customer Information 
In order to better serve your needs now and in the future, we may ask you to provide us with certain information. We understand that you may be concerned about what we will do with such 
information - particularly any personal or financial information. We agree that you have a right to know how we will utilize the personal information you provide to us. Therefore, together with our 
subsidiaries we have adopted this Privacy Policy to govern the use and handling of your personal information. 
 
Applicability 
This Privacy Policy governs our use of the information that you provide to us. It does not govern the manner in which we may use information we have obtained from any other source, such as 
information obtained from a public record or from another person or entity. First American has also adopted broader guidelines that govern our use of personal information regardless of its source. 
First American calls these guidelines its Fair Information Values. 
 
Types of Information 
Depending upon which of our services you are utilizing, the types of nonpublic personal information that we may collect include: 

 Information we receive from you on applications, forms and in other communications to us, whether in writing, in person, by telephone or any other means;  
 Information about your transactions with us, our affiliated companies, or others; and  
 Information we receive from a consumer reporting agency.  

Use of Information 
We request information from you for our own legitimate business purposes and not for the benefit of any nonaffiliated party. Therefore, we will not release your information to nonaffiliated parties 
except: (1) as necessary for us to provide the product or service you have requested of us; or (2) as permitted by law. We may, however, store such information indefinitely, including the period 
after which any customer relationship has ceased. Such information may be used for any internal purpose, such as quality control efforts or customer analysis. We may also provide all of the types of 
nonpublic personal information listed above to one or more of our affiliated companies. Such affiliated companies include financial service providers, such as title insurers, property and casualty 
insurers, and trust and investment advisory companies, or companies involved in real estate services, such as appraisal companies, home warranty companies and escrow companies. Furthermore, 
we may also provide all the information we collect, as described above, to companies that perform marketing services on our behalf, on behalf of our affiliated companies or to other financial 
institutions with whom we or our affiliated companies have joint marketing agreements. 
 
Former Customers 
Even if you are no longer our customer, our Privacy Policy will continue to apply to you. 
 
Confidentiality and Security 
We will use our best efforts to ensure that no unauthorized parties have access to any of your information. We restrict access to nonpublic personal information about you to those individuals and 
entities who need to know that information to provide products or services to you. We will use our best efforts to train and oversee our employees and agents to ensure that your information will be 
handled responsibly and in accordance with this Privacy Policy and First American's Fair Information Values. We currently maintain physical, electronic, and procedural safeguards that comply with 
federal regulations to guard your nonpublic personal information. 
 
Information Obtained Through Our Web Site 
First American Financial Corporation is sensitive to privacy issues on the Internet. We believe it is important you know how we treat the information about you we receive on the Internet. 
In general, you can visit First American or its affiliates’ Web sites on the World Wide Web without telling us who you are or revealing any information about yourself. Our Web servers collect the 
domain names, not the e-mail addresses, of visitors. This information is aggregated to measure the number of visits, average time spent on the site, pages viewed and similar information. First 
American uses this information to measure the use of our site and to develop ideas to improve the content of our site. 
There are times, however, when we may need information from you, such as your name and email address. When information is needed, we will use our best efforts to let you know at the time of 
collection how we will use the personal information. Usually, the personal information we collect is used only by us to respond to your inquiry, process an order or allow you to access specific 
account/profile information. If you choose to share any personal information with us, we will only use it in accordance with the policies outlined above. 
 
Business Relationships 
First American Financial Corporation's site and its affiliates' sites may contain links to other Web sites. While we try to link only to sites that share our high standards and respect for privacy, we are 
not responsible for the content or the privacy practices employed by other sites. 
 
Cookies 
Some of First American's Web sites may make use of "cookie" technology to measure site activity and to customize information to your personal tastes. A cookie is an element of data that a Web site 
can send to your browser, which may then store the cookie on your hard drive. 
FirstAm.com uses stored cookies. The goal of this technology is to better serve you when visiting our site, save you time when you are here and to provide you with a more meaningful and 
productive Web site experience. 
-------------------------------------------------------------------------------- 
Fair Information Values 
Fairness We consider consumer expectations about their privacy in all our businesses. We only offer products and services that assure a favorable balance between consumer benefits and consumer 
privacy. 
Public Record We believe that an open public record creates significant value for society, enhances consumer choice and creates consumer opportunity. We actively support an open public record 
and emphasize its importance and contribution to our economy. 
Use We believe we should behave responsibly when we use information about a consumer in our business. We will obey the laws governing the collection, use and dissemination of data. 
Accuracy We will take reasonable steps to help assure the accuracy of the data we collect, use and disseminate. Where possible, we will take reasonable steps to correct inaccurate information. 
When, as with the public record, we cannot correct inaccurate information, we will take all reasonable steps to assist consumers in identifying the source of the erroneous data so that the consumer 
can secure the required corrections. 
Education We endeavor to educate the users of our products and services, our employees and others in our industry about the importance of consumer privacy. We will instruct our employees on 
our fair information values and on the responsible collection and use of data. We will encourage others in our industry to collect and use information in a responsible manner. 
Security We will maintain appropriate facilities and systems to protect against unauthorized access to and corruption of the data we maintain. 
 
 Form 50-PRIVACY (9/1/10) Page 1 of 1 Privacy Information (2001-2010 First American Financial Corporation) 
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First American Title Company   

207 Goode Avenue, Suite 410  
Glendale, CA 91203 

  

Supplemental Report/Commitment 
Dated: 03/13/2018 

  
Behnaz Tavakoli   
23901 Calabasas Road, Suite 1050  
Calabasas, CA 91302  
Attn:   
  
  
Phone: (818)657-4607  
Fax: (818)222-7872  
    
Report/Commitment No.: 5630549 dated as of 01/22/2018 

Your Reference: Akhlaghpour  
   
    
  
The above referenced report/commitment (including any supplements or amendments thereto) is 
hereby modified and/or supplemented as follows:  
  

  

Item Number(s) 8 of the Title Report has/have been eliminated. 

First American Title Company 
  
By:  Michelle Pascual 
  
  
  
  

 
  
cc:    

 
 
Attn:  
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This form is mandatory.  It has been approved for use by the United States Bankruptcy Court for the Central District of California. 

June 2012                                                                                                          F 9013-3.1.PROOF.SERVICE

 

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 CHAPTER 11 TRUSTEE’S MOTION FOR 
ORDER: (1) AUTHORIZING SALE OF ESTATE’S RIGHT, TITLE AND INTEREST IN REAL 
PROPERTY FREE AND CLEAR OF LIEN AND INTERESTS OF EMYMAC; (2) APPROVING 
OVERBID PROCEDURE; (3) APPROVING PAYMENT OF COMMISSIONS; (4) FINDING 
PURCHASER IS A GOOD FAITH PURCHASER; (5) WAIVING STAY UNDER RULE 6004(h); AND (6) 
DIRECTING TURNOVER OF REAL PROPERTY; MEMORANDUM OF POINTS AND AUTHORITIES; 
AND DECLARATIONS IN SUPPORT THEREOF [4450 Winnetka Avenue, Woodland Hills California 
91364] 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 May 17, 2018, 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: 
 

 Brandon J Anand     brandon@anandlaw.com, 
r52959@notify.bestcase.com,info@anandlaw.com 

 Bhagwati Barot     bbarot@aissolution.com 
 Matthew R. Clark     bankruptcyecfs@gmail.com, mclark@ecf.courtdrive.com 
 Russell Clementson     russell.clementson@usdoj.gov 
 Nichole Glowin     nglowin@wrightlegal.net, BKUDGeneralupdates@wrightlegal.net 
 Irving M Gross     img@lnbyb.com, john@lnbyb.com 
 Stella A Havkin     stella@havkinandshrago.com, 

havkinlaw@earthlink.net;r49306@notify.bestcase.com 
 Jeffrey S Kwong     jsk@lnbyb.com, jsk@ecf.inforuptcy.com 
 Farrah Mirabel     fmesq@fmirabel.com, wcassistant@fmirabel.com 
 Randall P Mroczynski     randym@cookseylaw.com 
 Giovanni Orantes     go@gobklaw.com, gorantes@orantes-

law.com,cmh@gobklaw.com,gobklaw@gmail.com,go@ecf.inforuptcy.com 
 Kelly M Raftery     bknotice@mccarthyholthus.com, kraftery@ecf.courtdrive.com 
 Valerie Smith     claims@recoverycorp.com 
 Luis A Solorzano     ls@gobklaw.com, go@ecf.inforuptcy.com 
 United States Trustee (SV)     ustpregion16.wh.ecf@usdoj.gov 
 Edward M Wolkowitz     emw@lnbrb.com 
 Robert P Zahradka     caecf@tblaw.com, RPZ@tblaw.com 
 Nancy J Zamora (TR)     zamora3@aol.com, nzamora@ecf.epiqsystems.com 

 
2.  SERVED BY UNITED STATES MAIL: On May 17, 2018, 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. 
 

[X] See Attached Service Lists 
 
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 May 17, 2018, 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. 
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This form is mandatory.  It has been approved for use by the United States Bankruptcy Court for the Central District of California. 

June 2012                                                                                                          F 9013-3.1.PROOF.SERVICE

 

SERVED BY PERSONAL DELIVERY 
The Honorable Victoria Kaufman 
United States Bankruptcy Court 
21041 Burbank Boulevard, Suite 354 
Woodland Hills, CA 91367 
 
I declare under penalty of perjury under the laws of the United States of America that the foregoing is 
true and correct. 
 
May 17, 2018                             Lourdes Cruz  /s/ Lourdes Cruz 
Date                                           Type Name  Signature 
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ZAMORA TRUSTEE 
Mary M Akhlaghpour Trust (8433) 
Sale Motion Service List (Winnetka) 

 Debtor 
Mehri Akhlaghpour 
4450 Winnetka Ave 
Encino, CA 91436 

 Russell Clementson 
Office of the U.S. Trustee 
915 Wilshire Blvd., Suite 1850 
Los Angeles, CA 90017 

Wilmington Savings Fund Society, FSB, d/b/a Christiana 
Trust, not in its individual capacity but solely as trustee for 
the Verus Securitization Trust 2017-2 Specialized Loan 
Servicing LLC 
c/o Officer, Managing or General Agent, or Other 

8742 Lucent Blvd, Suite 300 
Highlands Ranch, Colorado 80129 

 NORTH AMERICAN FINANCIAL CORP 
JIM THOMAS WILSON (agent for service of 
process) 
957 MONTVIEW DR 
ESCONDIDO CA 92025 

 

 Los Angeles County Tax Collector 
Region #02 Index: 
North District Office 
13800 Balboa Blvd. 
Sylmar, CA 91342 

 

Los Angeles County Tax Collector 
PO Box 54018 
Los Angeles, CA 90054-0018 

 

 Emymac 
c/o HADY J BREIDY 
(Agent for Service of Process) 
28009 SMYTH DR 
VALENCIA CA 91355 
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