
IN THE UNITED STATES BANKRUPTCY COURT
FOR THE NORTHERN DISTRICT OF ILLINOIS

EASTERN DIVISION

In re: ) Chapter 11
) No. 17-18858

Spruha Shah, LLC, and Sneh and Sahil ) Jointly Administered
Enterprises, Inc., ) Hon. Deborah L. Thorne

) Hearing Date: July 10, 2018
Debtors. ) Hearing Time: 9:30 a.m.

NOTICE OF MOTION

To: See Attached Service List

You are hereby notified that on July 10, at 9:30 a.m., or as soon after as I may be heard, I will
appear before the Honorable Deborah L. Thorne at 219 S. Dearborn Street, Chicago, Illinois
Courtroom 613, and I will then and there present the attached: Debtors’ Motion To Approve Sale
of Real Estate. You may appear and be heard on this matter at that place and time if you so desire.

/s/ Timothy C. Culbertson

CERTIFICATION OF SERVICE

I, the undersigned attorney, certify that I served those appearing on the Service List attached
hereto a copy of this Notice and the Debtors’ Motion To Approve Sale of Real Estate by causing the
same to be delivered by the Court’s ECF filing system to those who receive such notices, and as to
the remaining recipients by causing the same to be placed in the U. S. Mail, first class postage
prepaid, before the hour of 4:30 p.m. on the 3rd day of July, 2018.

/s/ Timothy C. Culbertson

Timothy C. Culbertson
ARDC No. 6229083
P.O. Box 677
Cary, Illinois 60013
(847) 913-5945
tcculb@gmail.com
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Service List

Via CM/ECF:

Office of the U.S. Trustee
USTPRegion11.ES.ECF@usdoj.gov

Brandon R. Freud on behalf of Creditor MB
Financial Bank
brfreud@rwrlaw.com

Kenneth D. Peters ob behalf of
Direct Capital Corporation
kpeters@dresslerpeters.com,

Via U.S. Mail:

U.S. Small Business Assoc.
2401 W. White Oaks Dr.
Springfield, IL 62704

Axis Capital, Inc.
308 N. Locust St., Suite 100
Grand Island, NE 68801

Internal Revenue Service
Centralized Insolvency Operation
P.O. Box 7346
Philadelphia, PA 19101-7346

Illinois Department of Revenue
Bankruptcy Section
P.O. Box 64338
Chicago, IL 60664-0338

IL Dept. of Revenue
Bankruptcy Section Level 7-425
100 W. Randolph St.
Chicago, IL 60606

Illinois Dept. of Employment Security
4519 W Main St.
Belleville, IL 62226

The Leasing Experts, Inc.
9710 E. Indigo St., Suite 2
Miami, FL 33157

Financial Pacific Leasing, Inc.
P.O. Box 4568
Federal Way, WA 98001

U.S. Bank Equipment Finance
1310 Madrid St.
Marshall, MN 56258

Financial Agent Svcs.
P.O. Box 2576
Springfield, IL 62708

Wells Fargo Bank
300 Tri-State International
Lincolnshire, IL 60069

State Bank of Texas
11950 Webb Chapel Rd.
Dallas, TX 75234

Macy's American Express Card
PO Box 8113
Mason, OH 45050

American Express
P.O. Box 30384
Salt Lake City, Utah 84130-0384

Chase Card
PO Box 1423
Charlotte, NC 28201

Citi Credit Card
P.O. Box 6500
Sioux Falls, SD 57117-6500

Bank of America Credit Card
P.O. Box 15019
Wilmington, DE 19850-5019
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Costco Visa Card
PO Box 790046
St. Louis, MO 63179

Pay Pal Credit Card
PO Box 960080
Orlando, FL 32898
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IN THE UNITED STATES BANKRUPTCY COURT
FOR THE NORTHERN DISTRICT OF ILLINOIS

EASTERN DIVISION

In re: ) Chapter 11
) No. 17-18858

Spruha Shah, LLC, and Sneh and Sahil ) Jointly Administered
Enterprises, Inc., ) Hon. Deborah L. Thorne

) Hearing Date: July 10, 2018
Debtors. ) Hearing Time: 9:30 a.m.

MOTION TO APPROVE SALE OF REAL ESTATE

The Debtors and Debtors-in-Possession, Spruha Shah, LLC, and Sneh and Sahil Enterprises,

Inc., by and through their attorney, Timothy C. Culbertson, moves this Court to issue an Order

Approving the sale of certain Real Estate pursuant to 11 U.S.C. § 363(b), and in further support

hereof, state as follows:

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

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

2. Venue in this Court is proper pursuant to 28 U.S.C. §§ 1408 and 1409.

3. The bases for the relief requested herein are sections 363(b)(1) and (f) of title 11 of

the United States Code (“the Code”).

4. Each of the Debtors has filed a voluntary petition with this Court seeking relief under

chapter 11 of the Code. The Debtors are operating their businesses and managing their property as

debtors in possession pursuant to Sections 1107(a) and 1108 of the Code. No request for the

appointment of a trustee or examiner has been made in these chapter 11 cases, and no committees

have been appointed or designated.

5. Each of the Debtors operate under the same ownership and management, and their

largest and secured respective creditors are identical. Debtor Spruha Shah, LLC, is the owner of the
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commercial real estate commonly known as 500 S. Hicks Rd., Palatine, Illinois (“the Property”).

Debtor Sneh and Sahil Enterprises, Inc., is the primary tenant of the Property and is in the business

of the rental of party related supplies and equipment and landscaping.

6. As contemplated in and by the Debtors’ combined Second Amended Plan of

Reorganization dated May 31, 2018, the Debtors have entered into a contract for the sale of the

Property, a true and correct copy of which, including other supporting documentation, is attached

hereto as Exhibit A.

7. The purchase price for the Property is $2,100,000.00 and the sale is to close on or

before July 31, 2018.

8. Section 363 of the Code provides in most relevant part as follows:

(b)(1) The trustee, after notice and a hearing, may use, sell, or lease, other than in the
ordinary course of business, property of the estate,

* * * * *

(f) The trustee may sell property under subsection (b) or (c) of this section free and clear of
any interest in such property of an entity other than the estate, only if—

* * * * *

(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;

11 U.S.C. § 363(b) and (f). “Under Section 363 of Title 11, Congress gave trustees broad power to

sell property of an estate . . . The section clearly indicates that the manner of sale is within the

discretion of the Trustee and that any such sale is not a judicial sale as was the case under Section

70 of the Bankruptcy Act.” In re Canyon Partnership, 55 B.R. 520, 524 (Bankr. S.D. Cal. 1985).

2
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“Under 11 U.S.C. § 363 . . . the court must approve the sale of debtor’s property if it is out of

the ordinary course of business. Court approval adds an element to the determination, for the court

must specifically find that such a sale is in the interest of creditors, is entered into in good faith, and

is one in which the price represents fair value.” In re Timberline Property Development, Inc., 115

B.R. 787, 790 (Bankr. D.N.J. 1990).

9. Section 1107(a) of the Code grants the Debtor, as debtor-in-possession, those same

rights of a trustee serving in the matter under Chapter 11, with some exceptions not relevant to this

action.

10. In association with their Motion for authorization to use the cash collateral of its

secured creditors, the Debtors procured an appraisal for the Property submitted by an appraiser

recommended by the primary secured lender, MB Financial Bank (“MB”). That appraisal valued

the Property at $1,900,000.00. A true and correct copy of the introduction to the appraisal is attached

hereto as Exhibit B.1

11. There are a total of two creditors that have clams secured by the Property - MB and

the U.S. Small Business Administration (“SBA”). According to claims filed in this matter, the

combined claims of MB and the SBA are approximately $1,500,000.00. Accordingly, the sale will

be sufficient to pay those claims in full. As the sale price exceeds the appraised value of the

Property, it adequately represents fair value.

12. Although this Motion normally would require a 21 day notice pursuant to FRBP

2002(a)(2), the Court did specifically request the Motion to be presented on a shortened basis in open

1 The entire appraisal report is 113 pages, and so is not included herewith for the sake of brevity. Any
party wishing to review the report in its entirety may contact counsel for the Debtors as set forth herein below.

3
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Court on June 26, 2018. Accordingly, the Debtors request that the Court deem notice of this Motion

sufficient as allowed pursuant to Rule 2002(a)(2).

Wherefore, the Debtors, Spruha Shah, LLC and Sneh and Sahil Enterprises, Inc., pray that

the Court grant the relief requested hereby and issue an Order approving the sale of the Property as

set forth herein, and provide to the Debtors’ favor all further relief as is just and equitable.

Spruha Shah, LLC and Sneh and Sahil
Enterprises, Inc.

By: /s/ Timothy C. Culbertson
Their Attorney

Timothy C. Culbertson
ARDC No. 6229083
P.O. Box 677
Cary, Illinois 60013
(847) 913-5945
tcculb@gmail.com

4
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APPRAISAL REPORT 

 
S Hicks Rd Industrial  
500 S. Hicks Road 
Palatine, Cook County, Illinois 60067 
Client File No.: NA 
 
Client and Intended User:  
Sneh and Sahil Enterprises, Inc.  
500 S. Hicks Road 
Palatine, IL 60067 
 
Ordered By: 
Mr. Sanjay Shah 
Owner 
 
 
Prepared by: 

Lee & Associates Valuation and Consulting Services, LLC 
9450 W. Bryn Mawr Avenue, Suite 550 
Rosemont, Illinois 60018 
 
 
Main Office 
Northside Tower 
6065 Roswell Road, Suite 940 
Atlanta, Georgia 30328 
 
 
 

Dates & File No.: 

Date of Report:  November 27, 2017 
Inspection Date:  November 17, 2017 
Effective Valuation Date, As Is:  November 17, 2017 
Lee & Associates File No.:  2017-302-10281 
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MAIN OFFICE 

Northside Tower 
6065 Roswell Road, Suite 940 
Atlanta, Georgia 30328 
1.404.781.2140 

 

 

 

November 27, 2017 

 

 
Client and Intended User: 
Sneh and Sahil Enterprises, Inc.  
500 S. Hicks Road 
Palatine, IL 60067 
Ordered By: 
Mr. Sanjay Shah 
Owner 
 
Re: S Hicks Rd Industrial  

500 S. Hicks Road  
Palatine, Cook County, Illinois 60067 
Lee & Associates File Number:  2017-302-10281 
Client File No.: NA 

 

Dear Mr. Shah: 

In accordance with your authorization, we have conducted the investigation necessary 
to form an opinion of market value for the subject property. 

The subject is located at 500 S. Hicks Road, Palatine, IL. It consists of a single story, 
masonry and metal panel constructed industrial building that contains 51,461 SF with 
9.1% finished office space. Situated upon a 105,194 SF or 2.41 acre site, the structure 
was constructed in 1960 and in average condition at the time of our inspection. The 
subject property is owner occupied.  
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VALUE CONCLUSION 

Based on the analysis contained in the following report, and after considering the 
extraordinary assumptions and hypothetical conditions listed in the Executive Summary 
section, the opinion of value for the subject with a marketing time of 6 to 12 months is 
concluded as follows: 

 

VALUE CONCLUSION* $1,900,000
Value Premise As Is
Value Date November 17, 2017
Property Rights Fee Simple

*Does not include any deductions for outstanding real estate taxes.

VALUE CONCLUSIONS

 

 

This appraisal does not contain any hypothetical conditions.  

This appraisal does not contain any extraordinary assumptions. 

This appraisal report sets forth the most pertinent data gathered, the techniques 
employed, and the reasoning leading to the opinion of value. The analyses, opinions 
and conclusions were developed based on, and this report has been prepared in 
conformance with, our interpretation of the guidelines and recommendations set forth in 
the Uniform Standards of Professional Appraisal Practice (USPAP), the requirements of 
the Code of Professional Ethics and Standards of Professional Appraisal Practice of the 
Appraisal Institute, the Financial Institutions Reform, Recovery, and Enforcement Act of 
1989 (FIRREA), Title XI Regulations, the appraisal guidelines of our client, and all 
applicable local and state requirements. 

The report that follows is an Appraisal Report that is intended to comply with the 
reporting requirements set forth under Standards Rule 2-2 of the Uniform Standards of 
Professional Appraisal Practice for an Appraisal Report.  

This appraisal report sets forth the identification of the property, the assumptions, and 
limiting conditions, and the results of the investigation. Data, information, and 
calculations leading to the value conclusion(s) are incorporated in the report following 
this letter. The report, in its entirety, including all assumptions and limiting conditions, is 
an integral part of, and inseparable from, this letter. 
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It has been a pleasure to assist you in this assignment. If you have any questions 
concerning the analysis, or if Lee & Associates Valuation and Consulting Services, LLC 
can be of further service, please contact us. 

Respectfully submitted, 

LEE & ASSOCIATES VALUATION AND CONSULTING SERVICES, LLC 

 

 

 

 

Nicholas R. Cipriano   
Senior Appraiser 
Certified General Real Estate Appraiser
Illinois License No. 553.001768 
Expires September 30, 2019 
Phone - 630-709-6024 
ncipriano@lee-associates.com 

 Christopher B. Myers MAI 
Managing Director 
Certified General Real Estate Appraiser 
Illinois License No. 553.000811 
Expires September 30, 2019 
Phone - 630-707-7244 
cmyers@lee-associates.com 
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