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UNITED STATES BANKRUPTCY COURT 

FOR THE EASTERN DISTRICT OF VIRGINIA 
Alexandria Division 

 
____________________________________ 
      ] 
In re:      ] 
      ] Case No. 16-14261-BFK 
ROSE BERNADINE ESKANDARI,  ] Chapter 11 
      ] 
   Debtor.   ] 
____________________________________] 
 
 

JOINT MOTION TO SELL PROPERTY FREE AND CLEAR,  
IN FURTHERANCE OF JOINT CHAPTER 11 PLAN OF REORGANIZATION 

 
TO THE HONORABLEBRIAN F. KENNEY, BANKRUPTCY JUDGE: 

COME NOW Ryan Eskandari (“Movant”), creditor and co-owner of certain assets of 

Rose Eskandari, and Rose Eskandari, debtor (“Debtor”) in the above-captioned administrative 

case, jointly, by and through their respective attorneys, and as their Joint Motion to Sell Property 

Free and Clear, In Furtherance of Joint Chapter 11 Plan of Reorganization (“Motion”), 

respectfully represents as follows: 

1.  This case was commenced when the Debtor filed a voluntary petition under Chapter 

11 of the United States Bankruptcy Code on December 19, 2016.  A trustee was subsequently 

appointed, although the case remains pending under Chapter 11. 

2.  The Debtor and Movant are joint owners in fee of certain real property located at 

13601 Jefferson Davis Highway, Woodbridge, VA 22191 (“13601”). 

3.  During the course of this case, the Debtor and Movant have been approached by 

prospective purchasers of 13601, expressing interest in acquiring said asset for cash 

consideration. 
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4.  Following negotiation, a written contract constituting an offer (“Offer”) was received 

from Mehrdad Namazi (“Buyer”), for a purchase price of $1,900,000.00 (“Price”), to be paid in 

full, in cash, at closing (as defined in the Offer).  A copy of the Offer is filed herewith and 

incorporated by reference. 

5.  It appears that 13601 is encumbered by three mortgages and a tax lien.  Bayview holds 

the first mortgage, with an approximate balance due of $446,000 (per its filed Proof of Claim); 

subordinate liens are held by Clear Sky Financial, with a balance due of approximately 

$250,000, and Richard J. Oppenheimer, Jr., with a balance due of approximately $290,000.  It 

appears that Prince William County, Virginia, has a lien for unpaid real estate taxes against 

13601 in an amount believed to be less than $10,000.  The total encumbrances against 13601 are 

believed to not exceed $1,000,000.00.  The Price is more than sufficient to pay these 

encumbrances in full at closing; unless the claim(s) is disputed, the claim(s) shall be paid at 

closing of the sale to the Buyer from the proceeds of the sale. 

6.  The sale proposed hereunder, pursuant to 11 U.S.C. §363(b) and (f) is free and clear of 

all liens, claims and encumbrances, with such liens, claims and encumbrances, if any are not paid 

and discharged at the closing of the sale under the Offer, to attach to the net sales proceeds 

generated by said sale in the same order of priority, degree of perfection, entitlement to payment 

and exposure to defenses to perfection, liability, payment or otherwise, that exists at the time 

immediately prior to the closing of the sale under the Offer.  No absence of any action to test or 

contest the validity, enforceability, perfection, priority or any other aspect of any lien, claim or 

encumbrance prior to the closing of this proposed sale shall limit, prejudice, diminish or inhibit 

in any way, shape, manner or form the right, power or ability of any party in interest to do so 

following said closing.  The Debtor and Movant aver that the requirements of 11 U.S.C. §363(b) 
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and (f) have been satisfied in the context of this Motion and the Offer, and with respect to the 

Buyer and the creditors, if any, secured by 13601. 

7.  The Debtor and Movant aver that the Buyer is a good faith purchaser within the 

meaning of 11 U.S.C. §363(b) and (m), and is entitled to the protection of a good faith purchaser 

as set forth thereunder.  In support thereof, the Debtor and Movant further aver that the 

negotiation of the Offer was an arms’-length undertaking, between parties of substantially equal 

bargaining power, each being represented by counsel of its choosing, and that the resulting Offer 

was the product of negotiations concerning the terms and conditions set forth therein, as to which 

each party made concessions and reached agreements relating thereto.  The Debtor and Movant, 

having experience in the purchase and sale of real property generally, and realty such as 13601, 

specifically, believe that the sale proposed under the Offer reflects the successful efforts of the 

parties to reach an agreement reflecting fair market value, considering the entirety of the 

circumstances surrounding the background, nature and condition, and previous operation, of 

13601. 

11.  The Debtor and Movant believe and therefore aver that the proposed sale of 13601 

on the terms and conditions set forth in the Offer are fair, reasonable, reflective of fair market 

value, and of substantial net value to the estate; accordingly, the Debtor and Movant believe and 

therefore aver that the sale should be approved under 11 U.S.C. §§363(b), (f) and (m). 
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WHEREFORE, the Debtor and Movant respectfully requests that the Court enter an 

order: 

1. Approving this Motion;  

2. Authorizing and approving the sale of 13601 (as hereinabove defined), free and clear 

of liens, claims and encumbrances, to the Buyer, on the terms and conditions set forth 

in the Offer, and to do all things reasonably necessary to consummate said sale; and 

3.  Granting to the Debtor and Movant such other and further relief as is just and proper. 

Dated: August 17, 2018 Respectfully submitted,  
 
 

 /S/ Steven H. Greenfeld   
Steven H. Greenfeld, VSB 30332 
Cohen Baldinger & Greenfeld, LLC  
2600 Tower Oaks Blvd.  
Suite 103  
Rockville, MD 20852  
301-881-8300  
301-881-8350 (fax)  
steveng@cohenbaldinger.com 
Attorneys for the Debtor 

 
 
         /S/ Jeffrey M. Sherman     
      Jeffrey M. Sherman, VSB 22424 
      LAW OFFICES OF JEFFREY M. SHERMAN 
      1600 N. Oak Street, Suite 1826 
      Arlington, VA 22209 
      (703) 855-7394 
      jeffreymsherman@gmail.com 
      Attorneys for the Ryan Eskandari 
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CERTIFICATE OF SERVICE 

 
 I hereby certify that on August 17, 2018, I served a copy of the foregoing, by either first class mail, postage 
prepaid, or, where permissible under the applicable Rules of this Court, by electronic means, upon the following: 
 
Alan Fredric Smith 
Assistant County Attorney 
Prince William County 
1 County Complex 
Prince William, VA  22192 
asmith4@pwcgov.org 
 
Steven H. Greenfeld  
Cohen Baldinger & Greenfeld, LLC  
2600 Tower Oaks Blvd.  
Suite 103  
Rockville, MD 20852  
steveng@cohenbaldinger.com 
 
Jack Frankel 
Office of the U.S. Trustee 
115 South Union Street, Ste. 210 
Alexandria, VA 22314 
jack.i.frankel@usdoj.gov 
 
Mary Joanne Dowd, Trustee 
Arent Fox LLP  
1717 K St., NW,  
Washington, DC 20006  
mary.dowd@arentfox.com 
 
Nadia Abdulhamid Patel  
Arent Fox  
1717 K Street, NW  
Washington, DC 20006  
nadia.patel@arentfox.com 
 
Jackson David Toof  
Arent Fox LLP  
1717 K Street, NW  
Washington, DC 20006-5344  
jackson.toof@arentfox.com 
 
Robert B. Baumgartner  
Hale Ball Carlson Baumgartner Murphy PLC  
10511 Judicial Drive  
Fairfax, VA 22030  
rbb@haleball.com 

Justin Fasano  
McNamee, Hosea, Jernigan, Kim, Greenan  
& Lynch, P.A.  
6411 Ivy Lane  
Greenbelt, MD 20770  
jfasano@mhlawyers.com 
 
Melissa M. Watson Goode  
Glasser and Glasser, PLC  
Crown Center, Suite 600  
580 East Main St  
Norfolk, VA 23510  
pjmecf@glasserlaw.com 
 
Edward J. Grass  
Edward J. Grass, Attorney-at-law  
9501 Burke Road, #10784  
Burke, VA 22015  
egrass@me.com 
 
Robyn Danielle Pepin  
Glasser and Glasser, P.L.C.  
Crown Center, Suite 600  
580 E. Main Street  
Norfolk, VA 23510  
rpepin@glasserlaw.com 
 
Steven B. Ramsdell  
Tyler, Bartl & Ramsdell, P.L.C.  
300 N. Washington St., Suite 310  
Alexandria, VA 22314  
sramsdell@tbrclaw.com 
 
Michael L. Zupan  
MercerTrigiani  
112 South Alfred St.  
Alexandria, VA 22314  
michael.zupan@mercertrigiani.com 

 
       /S/ Jeffrey M. Sherman   
      Jeffrey M. Sherman 
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