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Sale Date: Time: 

Location: 

Type of Sale:  Public  Private Last date to file objections:                                                              

Description of property to be sold: ___________________________________________________________________ 

Terms and conditions of sale: _______________________________________________________________________ 

Proposed sale price: _________________________________ 

Attorney or Party Name, Address, Telephone & FAX Nos., State Bar No. & 
Email Address 

      

FOR COURT USE ONLY 

Individual appearing without attorney
Attorney for:      

UNITED STATES BANKRUPTCY COURT 
CENTRAL DISTRICT OF CALIFORNIA -                                         DIVISION

CASE NO.:      

CHAPTER: 

In re:

      

NOTICE OF SALE OF ESTATE PROPERTY 

Debtor(s).

Leonard M. Shulman – Bar No. 126349 
Brandon J. Iskander – Bar No. 300916 
SHULMAN BASTIAN FRIEDMAN & BUI LLP 
100 Spectrum Center Drive, Suite 600 
Irvine, California 92618 
Telephone: (949) 340-3400 
Facsimile: (949) 340-3000 
Email: lshulman@shulmanbastian.com; 
biskander@shulmanbastian.com   
 
 

Lynda T. Bui, Chapter 7 Trustee

RIVERSIDE DIVISION

 
GEORGE W. NASR 
aw American General Private Security Corp, aw A&G 
Uniform Inc., 
  

6:19-bk-10263-SY

7

4/8/2021 9:30 a.m. 

Courtroom 302, U.S. Bankruptcy Court, 3420 Twelfth Street, Riverside, CA 92501

3/25/2021

Real property located at 1038 McCall Drive, Corona, California 

See attached Sale Motion

$725,000.00, subject to overbids
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Overbid procedure (if any): _________________________________________________________________________ 

If property is to be sold free and clear of liens or other interests, list date, time and location of hearing: 

Contact person for potential bidders (include name, address, telephone, fax and/or email address):

Date:                  

Initial overbid of $730,000.00, minimum bid increments thereafter shall be $1,000.00 
Overbids must be in wrting and received by the Trustee and his counsel on or before 4/1/2021.

Certified funds of at 3% of the overbid purchase price must be delivered.  (See attached Sale Motion). 

4/8/2021 at 9:30 a.m.     

United States Bankruptcy Court
Courtroom 302

3420 Twelfth Street
Riverside, CA 92501

Brandon J. Iskander, Esq. 

Shulman Bastian Friedman & Bui LLP
100 Spectrum Center Drive Suite 600

Irvine, CA 92618
Telephone: (949) 340-3400
Facsimile: (949) 340-3000

Email: biskander@shulmanbastian.com

03/18/2021
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December 2012 Page 1 F 9013-1.1. NOTICE

1. TO (specify name): _____________________________________________________________________________

2. NOTICE IS HEREBY GIVEN that on the following date and time and in the indicated courtroom, Movant in the above- 
captioned matter will move this court for an Order granting the relief sought as set forth in the Motion and
accompanying supporting documents served and filed herewith. Said Motion is based upon the grounds set forth in
the attached Motion and accompanying documents.

3. Your rights may be affected. You should read these papers carefully and discuss them with your attorney, if you
have one. (If you do not have an attorney, you may wish to consult one.)

Attorney or Party Name, Address, Telephone & FAX Nos., State Bar No. & 
Email Address 

FOR COURT USE ONLY 

Individual appearing without attorney
Attorney for:     

UNITED STATES BANKRUPTCY COURT 
CENTRAL DISTRICT OF CALIFORNIA -          DIVISION

CASE NO.: 

CHAPTER: 

In re:

NOTICE OF MOTION FOR: 

(Specify name of Motion)

DATE: 
TIME: 
COURTROOM:
PLACE:

Debtor(s).

Leonard M. Shulman – Bar No. 126349 
Brandon J. Iskander – Bar No. 300916 
SHULMAN BASTIAN FRIEDMAN & BUI LLP 
100 Spectrum Center Drive, Suite 600 
Irvine, California 92618 
Telephone: (949) 340-3400 
Facsimile: (949) 340-3000 
Email: lshulman@shulmanbastian.com; 
biskander@shulmanbastian.com 
 

Lynda T. Bui, Chapter 7 Trustee

RIVERSIDE DIVISION

6:19-bk-10263-SY

 
GEORGE W. NASR 
aw American General Private Security Corp, aw A&G 
Uniform Inc.,

7

Order: (1) Approving the Sale of Real Property of the Estate Free 
and Clear of Certain Liens Pursuant to Bankruptcy Code §§ 363
(b)(1) and 363(f), Subject to Overbids, Combined With Notice of 
Bidding Procedures and Request for Approval of the Bidding 
Procedures Utilized; (2) Approving Payment of Real Estate 
Commission and Other Costs; and (3) Granting Related Relief

04/08/2021
9:30 am

Courtroom 302-Via Telephone*
U.S. Bankruptcy Court
3420 Twelfth Street
Riverside, CA 92501

Debtor and his counsel, the United States Trustee, all creditors and other parties in interest

*Appearances must be registered through chambers via email by noon of the day prior to the hearing. Please
see the Court’s website and access the Telephone Instructions tab for Judge Yun for more detailed information.
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4. Deadline for Opposition Papers: This Motion is being heard on regular notice pursuant to LBR 9013-1. If you wish
to oppose this Motion, you must file a written response with the court and serve a copy of it upon the Movant or
Movant’s attorney at the address set forth above no less than fourteen (14) days prior to the above hearing date.  If
you fail to file a written response to this Motion within such time period, the court may treat such failure as a waiver of
your right to oppose the Motion and may grant the requested relief.

5. Hearing Date Obtained Pursuant to Judge’s Self-Calendaring Procedure: The undersigned hereby verifies that
the above hearing date and time were available for this type of Motion according to the judge’s self-calendaring
procedures.

Date:
Printed name of law firm 

Signature

Printed name of attorney 

03/18/2021 SHULMAN BASTIAN FRIEDMAN & BUI LLP

/s/ Brandon J. Iskander

Brandon J. Iskander

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
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SHULMAN BASTIAN  
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

Leonard M. Shulman - Bar No. 126349 
Brandon J. Iskander - Bar No. 300916 
SHULMAN BASTIAN FRIEDMAN & BUI LLP 
100 Spectrum Center Drive, Suite 600 
Irvine, California 92618 
Telephone: (949) 340-3400 
Facsimile: (949) 340-3000 
Email: lshulman@shulmanbastian.com 

biskander@shulmanbastian.com 
 
Attorneys for Lynda T. Bui, Chapter 7 Trustee 
 
 
 

UNITED STATES BANKRUPTCY COURT 
 

CENTRAL DISTRICT OF CALIFORNIA, RIVERSIDE DIVISION 
 
 

In re 
 
GEORGE W. NASR 
aw American General Private Security 
Corp, aw A&G Uniform Inc., 
  
 
   Debtor. 
 
 
 

Case No.  6:19-bk-10263-SY 
 
Chapter 7 
 
CHAPTER 7 TRUSTEE’S MOTION FOR ORDER: 

 
(1)  APPROVING THE SALE OF REAL PROPERTY 
OF THE ESTATE FREE AND CLEAR OF LIENS 
PURSUANT TO BANKRUPTCY CODE §§ 363(b)(1) 
AND 363(f), SUBJECT TO OVERBIDS, COMBINED 
WITH NOTICE OF BIDDING PROCEDURES AND 
REQUEST FOR APPROVAL OF THE BIDDING 
PROCEDURES UTILIZED; 
 
(2)  APPROVING PAYMENT OF REAL ESTATE 
COMMISSION AND OTHER COSTS; AND 
 
(3)  GRANTING RELATED RELIEF; 
 
MEMORANDUM OF POINTS AND AUTHORITIES 
AND DECLARATION OF LYNDA T. BUI AND 
BRANDON J. ISKANDER IN SUPPORT THEREOF 
 
Real Property located at:  
1038 McCall Drive, Corona, California 
 
Hearing Date: 
Date:   April 8, 2021 
Time:   9:30 a.m. 
Place:  Courtroom 302-Via Telephone* 
            3420 Twelfth Street 
  Riverside, CA 92501 
 
*Appearances must be registered through chambers via email by 
noon of the day prior to the hearing.  Please see the Court’s website 
and access the Telephone Instructions tab for Judge Yun for more 
detailed information. 

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 5 of 293



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

 

6058-000\1592092.1  2 
  

SHULMAN BASTIAN  
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

TABLE OF CONTENTS 
Page 

I. BACKGROUND ....................................................................................................................6 

A. The Bankruptcy Case .................................................................................................6 

B. The Property ...............................................................................................................6 

C. Broker Employment, Marketing Efforts and Basis for Value of the Property ...........7 

D. Sale Information in Compliance with LBR 6004-1(c)(3) ..........................................9 

E. Terms of Sale ...........................................................................................................10 

F. Approval of the Bidding Procedures. .......................................................................10 

G. Tax Consequences ....................................................................................................12 

II. ARGUMENT .......................................................................................................................12 

A. The Property is Property of the Debtor’s Bankruptcy Estate ...................................12 

B. There is a Good Business Reason for the Sale and the Sale is in the Best 
Interest of the Estate. ................................................................................................14 

C. The Proposed Sale Should be Allowed Free and Clear of Liens. ............................15 

1. Section 363(f)(2) - Consent ..........................................................................16 

2. Section 363(f)(3) – Price Greater than Value ...............................................16 

3. Section 363(f)(4) – Bona Fide Dispute. .......................................................17 

D. Request for Payment of Real Estate Commission to Broker. ..................................17 

E. The Court Has the Authority to Approve the Bidding Procedures ..........................18 

F. The Court Should Surcharge Alleged Secured Creditor Victor Guirguis for 
the Cost of Preserving the Property ..........................................................................18 

G. The Court Has the Authority to Waive the Fourteen-Day Stay of Sale. ..................21 

H. The Court Has the Authority to Find That the Buyer is a Good Faith Purchaser
 ..................................................................................................................................22 

I. The Debtor is Required to Turn Over all Assets of the Bankruptcy Estate .............22 

III. CONCLUSION ....................................................................................................................23 

DECLARATION OF LYNDA T. BUI ............................................................................................25 

DECLARATION OF BRANDON J. ISKANDER ..........................................................................27 
 

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 6 of 293



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

 

6058-000\1592092.1  3 
  

SHULMAN BASTIAN  
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

TABLE OF AUTHORITIES 

Page 

CASES 

Askanase v. LivingWell, Inc.,  
45 F.3d 103 (5th Cir. 1995) ................................................................................................. 13 

Cascade Hydraulics & Utility Srv., Inc.,  
815 F.2d 546 (9th Cir. 1987) ............................................................................................... 18 

Cutter v. Seror (In re Cutter),  
398 B.R. 6 (9th Cir. B.A.P. 2008) ................................................................................. 12, 13 

Golden v. Chicago Title Ins. Co. (In re Choo),  
273 B.R. 608 (B.A.P. 9th Cir. 2002) ............................................................................. 18, 21 

In re Anderson,  
66 B.R. 97 (B.A.P. 9th Cir. 1986) ....................................................................................... 18 

In re Atwood,  
124 B.R. 402 (Bankr. S.D. Ga. 1991) ................................................................................. 17 

In re Compton Impressions, Ltd.,  
217 F.3d 1256 (9th Cir. 2000) ............................................................................................. 18 

In re Ewell,  
958 F.2d 276 (9th Cir. 1992) ............................................................................................... 22 

In re H.P. Tool Mfg. Corp.,  
12 B.R. 600 (Bankr. E.D. Pa. 1981) .................................................................................... 18 

In re Lionel Corp.,  
722 F.2d 1063 (2d Cir. 1983) .............................................................................................. 14 

In re Milford Group, Inc.,  
150 B.R. 904 (Bankr. M.D. Pa. 1992) ................................................................................. 17 

In re Sherry & O’Leary, Inc.,  
148 B.R. 248 (Bankr. W.D. Pa. 1992) ................................................................................ 22 

In re Weiss-Wolf, Inc.,  
60 B.R. 969 (Bankr. S.D.N.Y. 1986) .................................................................................. 22 

In re Wilde Horse Enterprises, Inc.,   
136 B.R. 830 (Bankr. C.D. Cal. 1991) ................................................................................ 14 

In re Yonikus,  
996 F.2d 866 (7th Cir. 1993) ............................................................................................... 12 

Schwartz v. United States (In re Schwartz), 
954 F.2d 569 (9th Cir. 1992) ............................................................................................... 17 

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 7 of 293



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

 

6058-000\1592092.1  4 
  

SHULMAN BASTIAN  
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

United States v. Rauer,  
963 F.2d 1332 (10th Cir. 1992) ........................................................................................... 12 

STATUTES 

11 U.S.C. § 105(a) ........................................................................................................................... 18 

11 U.S.C. § 328 ............................................................................................................................... 17 

11 U.S.C. § 328(a) ........................................................................................................................... 17 

11 U.S.C. § 362(a)(3) ...................................................................................................................... 17 

11 U.S.C. § 363(b) .................................................................................................................... 13, 14 

11 U.S.C. § 363(b)(1) ...................................................................................................................... 18 

11 U.S.C. § 363(f)(2) ................................................................................................................ 15, 16 

11 U.S.C. § 363(f)(3) ................................................................................................................ 15, 16 

11 U.S.C. § 363(f)(4) ................................................................................................................ 15, 17 

11 U.S.C. § 363(m) ......................................................................................................................... 22 

11 U.S.C. § 506(c) ........................................................................................................................... 18 

11 U.S.C. § 522(c)(2) ........................................................................................................................ 7 

11 U.S.C. § 541 ......................................................................................................................... 12, 13 

11 U.S.C. § 541(a) ..................................................................................................................... 12, 22 

11 U.S.C. § 541(a)(1) ...................................................................................................................... 12 

11 U.S.C. § 542(a) ........................................................................................................................... 22 

11 U.S.C. § 704 ............................................................................................................................... 14 

C.C.P. § 703.010 ............................................................................................................................... 7 

C.C.P. § 704.730 ............................................................................................................................... 7 

RULES 

Federal Rule of Bankruptcy Procedure 6004(h) ................................................................. 21, 22, 24 

Local Bankruptcy Rule 6004-1(c)(2)(C) ......................................................................................... 14 

Local Bankruptcy Rule 6004-1(c)(3) ................................................................................................ 9 

Local Bankruptcy Rule 6004-1(c)(3)(A) ........................................................................................... 9 

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 8 of 293



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

 

6058-000\1592092.1  5 
  

SHULMAN BASTIAN  
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

Local Bankruptcy Rule 6004-1(c)(3)(B) ........................................................................................... 9 

Local Bankruptcy Rule 6004-1(c)(3)(C) ........................................................................................... 9 

Local Bankruptcy Rule 6004-1(c)(3)(D) ........................................................................................... 9 

Local Bankruptcy Rule 6004-1(c)(3)(E) ........................................................................................... 9 

Local Bankruptcy Rule 6004-1(c)(3)(F) ........................................................................................... 9 

Local Bankruptcy Rule 6004-1(c)(3)(G) ......................................................................................... 10 

Local Bankruptcy Rule 6004-1(c)(3)(H) ......................................................................................... 10 

Local Bankruptcy Rule 6004-1(c)(3)(I) .......................................................................................... 10 

Local Bankruptcy Rule 6004-1(c)(3)(J) .......................................................................................... 10 

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 9 of 293



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

 

6058-000\1592092.1  6 
  

SHULMAN BASTIAN 
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

TO THE HONORABLE SCOTT H. YUN, UNITED STATES BANKRUPTCY JUDGE, THE 

DEBTOR AND HIS COUNSEL, THE OFFICE OF THE UNITED STATES TRUSTEE, AND 

OTHER PARTIES-IN-INTEREST: 

Lynda T. Bui, solely in her capacity as the duly-appointed, qualified and acting Chapter 7 

Trustee (“Trustee”) for the bankruptcy estate (“Estate”) of George W. Nasr (“Debtor”), brings this 

Motion for Order: (1) Approving the Sale of Real Property of the Estate Free and Clear of Certain 

Liens Pursuant to Bankruptcy Code §§ 363(b)(1) and 363(f), Subject to Overbids, Combined With 

Notice of Bidding Procedures and Request for Approval of the Bidding Procedures Utilized; (2) 

Approving Payment of Real Estate Commission; and (3) Granting Related Relief (“Sale Motion”), 

and respectfully represents as follows:   

I. BACKGROUND 

A. The Bankruptcy Case 

The Debtor filed a chapter 7 bankruptcy petition on January 11, 2019 (“Petition Date”), in 

the United States Bankruptcy Court, Central District of California, Case No. 6:19-bk-10263-SY.   

The Debtor’s Schedules filed on May 14, 2019 (docket no. 23), list secured claims of 

$707,089.90 and general unsecured claims of $197,050.55.  The last day to timely file proof of 

claims in this case was September 16, 2019.  As of the date of the filing of this Motion, the Court's 

Claims Register indicates a total of  twenty-one (21) claims filed in the aggregate amount of 

$1,154,557.95, of which $360,487.92 has been asserted as secured,  $0.00 has been asserted as 

priority, and $794,070.03 as general unsecured.   

B. The Property 

Attached as Exhibit 1 to the Declaration of Lynda T. Bui (“Bui Declaration”) are true and 

correct copies of the Debtor’s Schedules A/B, C and D.  On his Schedule A/B, the Debtor lists his 

ownership of the real property located at 1038 McCall Drive, Corona, California 92881 

(“Property”).  (Bui Declaration, Ex. 1, at 1.)  The Debtor also valued the Property at $755,747.00 

and on his Schedule D, listed liens totaling $707,089.90, specifically, as follows:  (i) a mortgage 

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 10 of 293
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lien in favor Flagstar Bank  (“Flagstar”) in the amount of $407,089.901 (“Mortgage Lien”) and  (ii) 

a second deed of trust in favor of Victor Guirguis (“Guirguis”) in the amount of $300,000.00 

(“Guirguis Lien”).  (Bui Declaration, Ex. 1, at 9-10.)  The Guirguis Lien is the subject of a pending 

adversary proceeding entitled Bui, Chapter 7 Trustee v. Guirguis, Adv. No. 6:19-ap-01088-SY, 

which seeks the avoidance and recovery of the Guirguis Lien as a fraudulent transfer.   

On his voluntary petition, the Debtor lists the Property as his residence.  Real property 

records indicate that title to the Property is held in the name of the Debtor and Lorin Mansour as 

Trustees of his revocable Ana and Josy Trust.  On his Schedule C, the Debtor claimed an exemption 

of $100,000.00 in the Property pursuant to Cal Civ. Proc. Code (“C.C.P.”) § 704.730 (“Homestead 

Exemption”).  However, the Homestead Exemption claim is invalid as a matter of California and 

Federal law because debtors are barred from taking exemptions in consensual liens.  C.C.P. § 

703.010 and 11 U.S.C. § 522(c)(2).  Thus, the Homestead Exemption claim is not a legal 

impediment to this proposed sale.  

Attached as Exhibit 2 to the Bui Declaration is a true and copy of a Preliminary Title Report 

on the Property as of March 8, 2021, (“Title Report”), which details the liens encumbering the 

Property.  The Title Report lists vesting for the Property as “George Wafaie Nasr and Lorin Nagy 

Mansour, Trustees of the Ana and Josy Trust, U/A Dated September 13, 2013,” which is the 

Debtor’s revocable trust.    

C. Broker Employment, Marketing Efforts and Basis for Value of the Property 

Upon the Trustee’s Application2 and pursuant to Court order entered on January 29, 2020, 

the Trustee was authorized to employ Matt Vanderbeek of Pro Realty Group, as her real estate 

broker (“Broker”) to assist with the marketing and sale of the Property.  The Broker originally listed 

the Property for sale at a conservative listing price of $730,000.00.  Despite this, the Broker was not 

given access by the Debtor to show the Property until after the filing of the Abandon Motion two 

 
1 The holder of servicing rights on behalf of the first lienholder (Flagstaff) now appears to be Community Loan Services 
(formerly known as Bayview). 

2 On January 10, 2020, the Trustee filed an Application for an Order Authorizing Employment of Pro Realty Group, as 
Real Estate Broker (docket 60). 
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(2) weeks ago.  (Bui Declaration, ¶ 5.)   As soon as the Trustee was given access to show the 

Property, a flood of inquiries, showing requests, and offers came in: so much so that the Trustee had 

to put the sale “on hold” on the MLS so she could receive and review at least ten (10) offers.  (Bui 

Declaration, ¶ 6.) 

The listing agreement with the Broker provides for a real estate commission to be paid in the 

amount not to exceed six percent of the sale price.  In the event any broker or agent other than the 

Broker represents a purchaser of the Property (a “Selling Broker”), the commission will be split 

between the Broker and the Selling Broker in amounts to be determined.  In any event, the total 

commission will not exceed six percent (6%) of the total purchase price.  

The Estate does not have the funds to obtain a formal written appraisal for the estimated 

value of the Property.  The Broker is experienced in the sale of real property as well as property 

valuations and is familiar with valuing real property in today’s economic environment.  The Broker 

researched the Property and believed that it had at that time (January 2020) a fair market value that 

supported a listing price of $730,000.00.   The listing price was determined based on comparable 

sales of similar properties in the area and the condition of the Property.  Further, and as the Court 

has recognized repeatedly in this case, the market is the best indicator of value.  In April 2020, the 

Property suffered water damage while in the custody and possession of the Debtor.  The Property 

was then re-listed by the Broker on or about March 7, 2021 for $700,000 based on comparable sales 

of similar properties in the area and the present condition of the Property. 

Since March 7, 2021, the Broker has been contacted by an overwhelming number of 

potential agents and buyers and received at least ten (10) offers.  The offers ranged between 

$600,000 and $725,000.  The Buyer’s (defined below) offer is the result of negotiations between the 

Trustee and the Buyer for the highest and best offer.  The Buyer has also released all contingencies 

before closing escrow and accepting title to and possession of the Property. 

The Trustee believes that the proposed sale, subject to overbids, will be at fair market value 

because the market itself, not hypothetical appraisals of the market, are the best determinant of 

value.  Given that the sale is subject to overbids, it is anticipated the Trustee will receive the best 

and highest value for the Property and the proposed sale price is fair and reasonable.   
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D. Sale Information in Compliance with LBR 6004-1(c)(3) 

The following chart provides information on the sale in compliance with Local Bankruptcy 

Rule (“LBR”) 6004-1(c)(3): 

LBR 6004-1(c)(3) Requirement Information 
LBR 6004-1(c)(3)(A) 
Date, Time, and Place of hearing on the 
proposed sale: 
 

Hearing Date and Time: April 8, 2021 at 9:30 a.m. 
Hearing Place: U.S. Bankruptcy Court, Courtroom 302, 3420 
Twelfth Street, Riverside, CA 92501 

LBR 6004-1(c)(3)(B) 
Name and address of the proposed buyer: 

Prerna Kocher, 3308 Via Giovanni Circle, Corona, CA 92881 

LBR 6004-1(c)(3)(C) 
Description of the property to be sold: 

Real property located at:  
1038 McCall Drive, Corona, California 92881  

LBR 6004-1(c)(3)(D) 
Terms and conditions of the proposed 
sale, including the price and all 
contingencies:  

Buyer has offered $725,000.00, subject to the Bidding 
Procedures.  Buyer is paying all cash and is purchasing the 
Property “AS IS”, “WHERE-IS”, with no expressed or 
implied representations or warranties, being given by the 
Trustee, concerning the condition of the Property or the 
quality of the title thereto, or any other matters relating to the 
Property.     

LBR 6004-1(c)(3)(E) 
Whether the proposed sale is free and 
clear of liens, claims or interests, or 
subject to them, and a description of all 
such liens, claims or interests: 

Liens impacting the Property are identified in the Title Report 
attached as Exhibit 2 annexed to the Motion. Pro-rata unpaid 
real property taxes will be paid.  The lien of  Community Loan 
Servicing in the approximate amount of $425,599.10 will be 
paid in an amount as agreed to by the secured creditor and 
such lien will be released.   
 
There is one disputed lien of Victor Guirguis who consents to 
the sale of the Property and a carveout for payment of the cost 
of sale with the remaining proceeds being held in trust in the 
same validity and priority as prior to the sale, pending 
agreement with the lienholder or further Court order.  
 
Finally, there is one unresolved, post-petition recorded 
mechanic’s lien recorded by Dry Down, Inc., in the amount of  
$42,392.99 which will attach to the proceeds of the sale in the 
same validity and priority as prior to the sale, pending 
agreement with the lienholder or further Court order.  

LBR 6004-1(c)(3)(F) 
Whether the proposed sale is subject to 
higher and better bids: 

The sale of the Property is subject to the Bidding Procedures 
set forth in the Sale Motion below.  
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LBR 6004-1(c)(3) Requirement Information 
LBR 6004-1(c)(3)(G) 
Consideration to be received by the 
Estate, including estimated commissions, 
fees and other costs of sale: 

Purchase price of $725,000.00, or an amount as increased by 
successful overbid.  All costs of sale, including escrow fees 
and real estate commissions will be paid at closing and are 
estimated to total approximately $58,000.  The Estate and the 
Buyer will each pay their own escrow fees as is customary in 
the County where the Property is located.   The Trustee 
estimates that after payment of the costs of sale, property 
taxes, and payment to Community Loan Servicing, the net 
proceeds from the sale will be approximately $237,000.  The 
sale price and costs of sale are subject to the Bankruptcy Court 
approval.   

LBR 6004-1(c)(3)(H) 
If authorization if sought to pay 
commission, the identity of the auctioneer, 
broker, or sales agent and the amount or 
percentage of the proposed commission to 
be paid: 

The real estate broker commission shall not exceed 6% of the 
purchase price, to be split between the Trustee’s Broker and 
the Buyer’s Broker, Jazz Kochar of Ameristar Real Estate & 
Inv. Inc.   

LBR 6004-1(c)(3)(I) 
A description of the estimated or possible 
tax consequences to the Estate, if known, 
and how any tax liability generated by the 
sale of the property will be paid: 

Given that the Property had been the Debtor’s residence, the 
Estate may be entitled to capital gains exclusions such that the 
Trustee does not expect to pay capital gains taxes on the sale.  

LBR 6004-1(c)(3)(J) 
Date which objection must be filed and 
served: 

Objections, if any, must be filed and served 14 days prior 
to the Hearing Date (or by March 25, 2021). 

 

E. Terms of Sale 

Prerna Kochar (“Buyer”) has offered to purchase the Property for $725,000.00, subject to 

overbids.  Attached as Exhibit 3 to the Bui Declaration is a true and correct copy of the Probate 

Purchase Agreement and Joint Escrow Instructions and related addenda (collectively the 

“Agreement”).  Through the Sale Motion, the Trustee seeks a Court order authorizing the sale of the 

Property free and clear of liens, on an “as-is, where-is” condition with no representation and 

warranties, and subject to overbids.     

F. Approval of the Bidding Procedures. 

The Trustee has determined that it would benefit the Estate to permit all interested parties to 

receive information and bid for the Property instead of selling the Property to the Buyer on an 

exclusive basis.  Accordingly, in order to obtain the highest and best offer for the benefit of the 
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creditors of this Estate, the Trustee is utilizing and also seeks Court approval of the following 

bidding procedures (“Bidding Procedures”): 

1. Potential bidders must bid an initial amount of at least $5,000 over the Purchase 
Price, or $730,000.00.  Minimum bid increments thereafter shall be $1,000.  The Trustee shall have 
sole discretion in determining which overbid is the best for the Estate and will seek approval from 
the Court of the same. 

2. Bids must be in writing and be received by the Trustee on or before 5:00 p.m. 
(California time) on April 1, 2021 (seven days prior to the hearing on the Sale Motion).  Bids 
must be accompanied by certified funds in an amount equal to 3% of the overbid purchase price.   

3. The bidder must also provide evidence of having sufficient specifically-committed 
funds to complete the transaction or a lending commitment for the bid amount and such other 
documentation relevant to the bidder’s ability to qualify as the purchaser of Property and ability to 
close the sale and immediately and unconditionally pay the winning bid purchase price at closing.  

4. The bidder must seek to acquire the Property on terms and conditions not less 
favorable to the Estate than the terms and conditions to which the Buyer has agreed to purchase the 
Property as set forth in the Agreement with the Buyer including no contingencies and closing on the 
sale in the same time parameters as the Buyer.    

5. All competing bids must acknowledge that the Property is being sold on an “AS IS” 
basis without warranties of any kind, expressed or implied, being given by the Seller, concerning 
the condition of the Property or the quality of the title thereto, or any other matters relating to the 
Property.  The competing bid buyer must represent and warrant that he/she is purchasing the 
Property as a result of their own investigations and are not buying the Property pursuant to any 
representation made by any broker, agent, accountant, attorney or employee acting at the direction, 
or on the behalf of the Seller.  The competing bidder must acknowledge that he/she has inspected 
the Property, and upon closing of Escrow governed by the Agreement, the Buyer forever waives, 
for himself/herself, their heirs, successors and assigns, all claims against the Debtor, his attorneys, 
agents and employees, the Debtor’s Estate, Lynda T. Bui as Trustee and individually, and law firm 
of which she is associated, Shulman Bastian Friedman & Bui LLP, her agents and employees, 
arising or which might otherwise arise in the future concerning the Property. 

6. If overbids are received, the final bidding round shall be held at the hearing on the 
Sale Motion (April 8, 2021 at 9:30 a.m., California Time, at the U.S. Bankruptcy Court, 
Courtroom 302, 3420 Twelfth Street, Riverside, California 92501), or if rescheduled, upon 
telephonic notice to the Buyer and the parties having submitted overbids in order to allow all 
potential bidders the opportunity to overbid and purchase the Property.  At the final bidding round, 
the Trustee in the exercise of her business judgment and subject to Court approval, accept the bidder 
who has made the highest and best offer to purchase the Property, consistent with the Bidding 
Procedures (“Successful Bidder”).   

7. At the hearing on the Sale Motion, the Trustee will seek entry of an order, inter alia, 
authorizing and approving the sale of the Property to the Successful Bidder.  The hearing on the 
Sale Motion may be adjourned or rescheduled without notice other than by an announcement of the 
adjourned date at the hearing on the Sale Motion.   

8. In the event the Successful Bidder fails to close on the sale of the Property within the 
time parameters approved by the Court, the Trustee shall retain the Successful Bidder’s Deposit and 
will be released from the obligation to sell the Property to the Successful Bidder and the Trustee 
may then sell the Property to the First Back-Up Bidder approved by the Court. 

9. In the event First Back-Up Bidder fails to close on the sale of the Property within the 
time parameters approved by the Court, the Trustee shall retain the First Back-Up Bidder’s Deposit 
and will be released from his obligation to sell the Property to the First Back-Up Bidder and the 
Trustee may then sell the Property to the Second Back-Up Bidder approved by the Court. 
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The Bidding Procedures will be provided to all creditors and any potential bidders or parties 

who have shown an interest in the Property.  A Notice of Sale of Estate Property will be filed with 

the Court for posting on the Court’s website under the link “Current Notices of Sales,” which affords 

notice to additional potential interested parties.  The Broker will update the Multiple Listing Service 

to reflect the Bidding Procedures.  Based on this, the Trustee believes that under the circumstances 

of this case, the Property will have been appropriately marketed for bidding.   

G. Tax Consequences 

The Trustee’s accountant has not  yet made a final determination, however, given that the 

Property had been the Debtor’s residence, the Trustee does not expect to pay any capital gains taxes 

on the sale. 

II. ARGUMENT 

A. The Property is Property of the Debtor’s Bankruptcy Estate 

Section 541 of the Bankruptcy Code provides in part as follows: 

(a) The commencement of a case under section 301, 302 or 303 of this title creates 
an estate.  Such estate is comprised of all the following property, wherever located 
and by whomever held:  

(1) Except as provided in subsection s (b) and (c)(2) of this section, all legal 
or equitable interests of the debtor in property as of the commencement of 
the case. 

See 11 U.S.C. § 541(a)(1).  Section 541 of the Bankruptcy Code is broadly construed to include all 

property interests, whether reachable by state-law creditors or not, and whether vested or contingent.  

United States v. Rauer, 963 F.2d 1332 (10th Cir. 1992);  In re Yonikus, 996 F.2d 866 (7th Cir. 1993) 

(virtually all property of debtor becomes property of estate; in fact, every conceivable interest of 

debtor, including future, non-possessory, contingent, speculative, and derivative, is within the scope 

of Section 541).  The Property belongs to the bankruptcy estate as set forth in Section 541(a) of the 

Bankruptcy Code.   

In this case, pursuant to the Title Report, title of the Property is held in the name of the 

Debtor as the trustee of the Trust.  The Trust is a revocable trust.  The assets in such a trust are 

property of the Debtor’s estate.  See Cutter v. Seror (In re Cutter), 398 B.R. 6, 19 (9th Cir. B.A.P. 

2008)(holding that “powers that a debtor who is trustee of a trust may exercise for his or her own 
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benefit become property of the estate”); Askanase v. LivingWell, Inc., 45 F.3d 103, 106 (5th Cir. 

1995)(finding that “any interest which a debtor retains in a trust is property of the estate, including 

the power to amend the trust and the power to revoke a revocable trust and recover the remaining 

funds in the trust for the benefit of creditors”).   

Similarly, and consistent with the Title Report, the Debtor admitted on his Bankruptcy 

Schedules that on the Petition Date, title to the Property was vested in the Ana and Josy Trust, dated 

September 13, 2013, for which he was Settlor and Co-Trustee.  (Bui Declaration, Ex. 1, at 4.)  The 

Ana and Josy Trust, dated September 13, 2013 (“Trust”) is attached to the Iskander Declaration as 

Exhibit 4 explicitly provides that the Trust is used to benefit the settlors (e.g., the Debtor).  At 

Section 4.2, the Trust provides: “the Trustees [e.g., Debtor] shall distribute to or apply for the benefit 

of the Trustors [e.g., Debtor] as much of the principal of the Trust as the Trustees [e.g., Debtor], in 

the Trustees’ [e.g., Debtor’s] discretion, deem proper for the Trustors’ [e.g., Debtor’s] comfort, 

welfare, and happiness.” (Iskander Declaration, Ex. 4, at 4.)  Further, Section 6.7(a) establishes that 

the Trust is revocable because one trustee of the Trust (e.g., Debtor) may, inter alia, “sell (for cash 

or on deferred payments, and with or without security), convey, exchange, partition, and divide 

Trust property; grant options for the sale or exchange of Trust property for any purpose, whether 

the contract is to be performed or the option is to be exercised within or beyond the term of the trust; 

and lease Trust property for any purpose, for terms within or extending beyond the expiration of the 

Trust, regardless of whether the leased property is commercial or residential and regardless of the 

number of units leased.” (Iskander Declaration, Ex. 4, at 8-10.)  The fact that the Trust is revocable 

by the Debtor means that it does not shield his assets from the rights of his creditors and further that 

the Trustee succeeds to the rights to revoke the Trust in whole or in part by selling the Property.   

Assuming arguendo when title to property is vested in an irrevocable trust in which the 

debtor is both settlor and beneficiary and gives the debtor the power to use all of the trust’s income 

and principal without limitation, the entire trust corpus is property of the debtor’s bankruptcy estate 

by virtue of 11 U.S.C. § 541 of the Bankruptcy Code alone.  Cutter, 398 B.R. at 21 (citing Cal. 

Probate Code § 15304(b)). Therefore, the Property held in the Trust is property of the Estate that 

the Trustee may use, sell, or lease pursuant to Bankruptcy Code Section 363(b). 
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B. There is a Good Business Reason for the Sale and the Sale is in the Best Interest of the 

Estate.3 

The duties of a trustee in a Chapter 7 filing are enumerated in 11 U.S.C. § 704, which 

provides in relevant part as follows: 

(a) The trustee shall—  
 

(1) collect and reduce to money the property of the estate for which 
such trustee serves, and close such estate as expeditiously as is 
compatible with the best interests of parties in interest; 
 
(2) be accountable for all property received; 

 
11 U.S.C. §704(a).   
 

Further, the Trustee, after notice and hearing, may sell property of the estate.  11 U.S.C. § 

363(b).  Courts ordinarily will approve a proposed sale if there is a good business reason for the sale 

and the sale is in the best interests of the estate.  In re Wilde Horse Enterprises, Inc., 136 B.R. 830, 

841 (Bankr. C.D. Cal. 1991); In re Lionel Corp., 722 F.2d 1063, 1069 (2d Cir. 1983).  In this case, 

the sale is anticipated to net  approximately $237,000, calculated as follows (amounts are estimated): 

 
Sale Price (or an amount as increased by overbid) $725,000.00 
Less real estate commission and other estimated costs of sale (estimated 
at 8%)  

($58,000) 

Less  property taxes (pro-rata) (estimated) ($3,668.10) 

Less payoff to the first trust deed holder (Community Loan Servicing) 
(estimated) 
 

($425,599.10) 

Less interim insurance obtained for the Property  ($570.00) 

Estimated Sale Proceeds $237,162.80 
 
 The Estate is expected to receive the majority of the net proceeds because, with the 

Adversary Proceeding quickly heading to trial, the Trustee is confident that she will prevail in 

avoiding the Guirguis Lien as a fraudulent transfer.  The prospects for a meaningful distribution for 

creditors are very high.  Further, the Trustee is carrying out her duty to preserve and collect property 

 
3 Although Local Bankruptcy Rule 6004-1(c)(2)(C) does not require that a memorandum of points and authorities be 
filed in support of the Motion, the Trustee is nevertheless submitting one.   
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of the Estate pursuant to Section 704 of the Bankruptcy Code.  The net proceeds not only reflect the 

value for the Estate in the Property, but the value of the Adversary Proceeding itself.  

Notwithstanding, and although still subject to the Adversary Proceeding, any funds payable to 

Guirguis on account of his alleged lien are also gratuitous given that he has admitted to the Court 

just two (2) weeks ago that the value of his interest is zero.  (Iskander Declaration, Ex. 6, at 7:23-

28.)  Moreover, the Estate will benefit from the sale by virtue of the surcharge discussed infra.  

Accordingly, there is a significant benefit to the Estate and its creditors from the sale and the Trustee 

respectfully requests that this Sale Motion be granted. 

C. The Proposed Sale Should be Allowed Free and Clear of Liens. 

Bankruptcy Code Section 363(f) allows a trustee to sell property of the bankruptcy estate 

“free and clear of any interest in such property of an entity,” if any one of the following five 

conditions is met: 

 (1)     applicable non-bankruptcy law permits a 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 money satisfaction of such interest. 
 

11 U.S.C. § 363(f). 

Section 363(f) is written in the disjunctive and thus only one of the enumerated conditions 

needs to be satisfied for Court approval to be appropriate.  The Trustee proposes to sell under 

sections § 363(f)(2), 363(f)(3) or 363(f)(4).  

/// 

/// 

/// 
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1. Section 363(f)(2) - Consent  

The sale of the Property is proper pursuant to Sections 363(f)(2).  With respect to the 

Community Loan Servicing, it will be paid through escrow on the sale in the amount consented to 

by that lienholder.    

In case of there being any doubt, Guirguis has already consented to this proposed sale.  As 

background, on June 10, 2019, the Trustee filed a Complaint for Avoidance, Recovery, and 

Preservation of Intentional Fraudulent Transfers and Constructive Fraudulent Transfers and related 

relief (“Complaint”) against Guirguis, asserting, inter alia, that the Guirguis Lien is a fraudulent 

transfer to be avoided and recovered for the unsecured creditors of the Estate.  As a result of the 

Complaint, an adversary proceeding styled Lynda T. Bui, Chapter 7 Trustee v. Victor Louis 

Guirguis, Adv. No. 6:19-ap-01088-SY (“Adversary Proceeding”) is now pending before the Court.  

If the Trustee is successful in the Adversary Proceeding, the Guirguis deed of trust will be recovered 

and automatically preserved for the Estate, with all equity above the value of the lien in favor of  

Community Loan Servicing belonging to the Estate. 

Guirguis has agreed that the Property should be sold to preserve value for the parties.  In 

particular, the Trustee and Guirguis have agreed as follows:   

[Guirguis] acknowledges that the action creates a bona fide dispute for purposes of 
11 U.S.C. § 363(f)(4), and agrees to not object to the Trustee’s sale motion 
concerning the McCall Drive Property except for the sales price being too low under 
the circumstances, and that the moratorium in this action does not extend to the 
Trustee’s actions in the underlying bankruptcy case, including the Trustee’s sale 
motion. Upon a sale of the Property, Guirguis consents to payment from sales 
proceeds otherwise subject to his alleged Lien an amount sufficient to pay brokerage 
commissions and customary costs of sale not to exceed 8% of the sales price on 
condition that his alleged lien attach to the remaining proceeds with the same validity, 
priority, and extent and that such proceeds by held in trust by the Trustee pending 
entry of a final, non-appealable judgment in this Adversary Proceeding.   
 

(Iskander Declaration, Ex. 10, at 3-4, 9-10.) 

2. Section 363(f)(3) – Price Greater than Value 

The sale of the Property is proper pursuant to Section 363(f)(3).  The sale price is for a sum 

that is greater than the aggregate value of the non-disputed liens listed in the Title Report.   
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3. Section 363(f)(4) – Bona Fide Dispute. 

A bona fide dispute has been defined by In re Atwood, 124 B.R. 402 (Bankr. S.D. Ga. 1991) 

as a “genuine issue of material fact that bears upon the debtor’s liability, or meritorious contention 

as to the application of law to undisputed facts.”  Id. at 407.  In In re Milford Group, Inc., 150 B.R. 

904 (Bankr. M.D. Pa. 1992), the court stated it need not resolve a bona fide dispute, but must 

determine whether the issues presented are genuine as to the existence of a bona fide dispute.  In 

doing so, the court in Milford found that the debtor had met its burden to establish cause for the 

court to allow for the sale of the property, free and clear of liens.  Requiring resolution of those 

issues before the sale of the Property may likely take substantial time, effort and expense by the 

parties.   

Here, the disputed liens are those of Guirguis and Dry Down, Inc. Guirguis has already 

acknowledged in filings with the Court that his alleged lien is the subject of a bona fide dispute 

pursuant to Section 363(f)(4) of the Bankruptcy Code.  Further, the lien of Dry Down, Inc. is 

disputed because it was recorded against property of the Estate post-petition without relief from the 

automatic stay in violation of Section 362(a)(3) of the Bankruptcy Code.  Automatic stay violations 

are generally void, not merely voidable. Schwartz v. United States (In re Schwartz), 954 F.2d 569, 

571 (9th Cir. 1992).  Dry Down, Inc. has been notified regarding the apparent stay violation. 

Out of an abundance of caution, to the extent there are unresolved liens at closing, the Trustee 

proposes to sell under section 363(f)(4), as unresolved liens and interests against the Property, if 

any, will be disputed by the Trustee and shall attach to the sale proceeds with the same force, effect, 

validity, and priority as such liens or interests had with respect to the Property prior to the sale. 

D. Request for Payment of Real Estate Commission to Broker. 

Section 328 of the Bankruptcy Code allows employment of a professional person under 

Section 327 “on any reasonable terms and conditions of employment, including on a retainer, on an 

hourly basis, on a fixed or percentage fee basis, or on a contingent fee basis.”  11 U.S.C. § 328(a).  

Through this Motion, the Trustee seeks authorization to pay a real estate broker commission in the 

amount of six percent (6%) of the purchase price (or $43,500).   Alleged secured creditor Victor 

Guirguis has consented to this treatment on numerous occasions. True and correct copies of 
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Stipulations that Guirguis entered into with respect to the Property are attached to the Iskander 

Declaration as Exhibit 10. 

E. The Court Has the Authority to Approve the Bidding Procedures 

Implementing the Bidding Procedures is an action outside of the ordinary course of the 

business.  Section 363(b)(1) of the Bankruptcy Code provides that a trustee “after notice and 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).  Furthermore, under Bankruptcy Code Section 105(a), “[t]he court may issue 

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

title.”  11 U.S.C. § 105(a).  Thus, pursuant to Sections 363(b)(1) and 105(a) of the Bankruptcy Code, 

this Court may approve the Bidding Procedures, which will assist the Trustee to obtain the best 

possible price on the best possible terms for the Property. 

F. The Court Should Surcharge Alleged Secured Creditor Victor Guirguis for the Cost of 

Preserving the Property 

To the extent that Guirguis is entitled to anything from the sale on account of the disputed 

Guirguis Lien, said lien should be surcharged.  A surcharge pursuant to section 506(c) is appropriate 

where the movant’s actions relieve a secured creditor of expenses such as enforcing its rights and 

conducting a foreclosure sale. See In re H.P. Tool Mfg. Corp., 12 B.R. 600, 601 (Bankr. E.D. Pa. 

1981); see also In re Anderson, 66 B.R. 97 (B.A.P. 9th Cir. 1986).  The Ninth Circuit has held that 

section 506(c) permits a trustee to recover administrative expenses from a secured creditor’s 

collateral if three (3) conditions are satisfied: (i) the expenses are necessary to preserve or dispose 

of the collateral, (ii) they are reasonable, and (iii) the incurrence of the expenses provides a benefit 

to the secured creditor.  See In re Compton Impressions, Ltd., 217 F.3d 1256 (9th Cir. 2000); see 

also In re Cascade Hydraulics & Utility Srv., Inc., 815 F.2d 546 (9th Cir. 1987); Golden v. Chicago 

Title Ins. Co. (In re Choo), 273 B.R. 608, 612 (B.A.P. 9th Cir. 2002) (holding that in allowing a 

trustee to recover administrative expenses as a surcharge to collateral, a court must measure the 

necessity and reasonableness of the movant’s incurred expenses against the non-hypothetical 

benefits obtained for the secured creditor and the amount that the secured creditor would have 

necessarily incurred through foreclosure and disposal of the property.).  
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Here, the three conditions above have been fulfilled and support a surcharge in the amount 

of $36,814.00 for attorney’s fees for services rendered that were necessary, reasonable, and 

beneficial to Guirguis.  A true and correct statement of attorney’s fees for services rendered that are 

compensable as a surcharge against the Guirguis Lien under Section 506(c) is attached to the 

Iskander Declaration as Exhibit 8.  The services performed and the expenses incurred by the Trustee 

and her professionals have been necessary to preserve or dispose of the collateral and can be 

summarized as follows:  

(1) seeking turnover of the Property to secure and sell in order to preserve its value;  

(2) seeking information about, researching and conferring with the Debtor about the 

respective authorities on the insurance policy, and contacting Pacific Specialty Insurance for the 

purpose of determining whether the Property would be repaired;  

(3) absent a court order compelling turnover, working to gain the cooperation of the Debtor 

as required under Section 521 for access to market and sell the Property; 

(4) obtaining insurance for the Property in its current state when Guirguis would not; and 

(5) working to preserve the Property’s value by opposing efforts to compel its abandonment. 

Turnover was necessary and continues to be necessary to preserve the Property from the 

actions and inactions of the Debtor to diminish its value.  Beginning in February 2020, when it 

became clear that the Debtor would no longer make mortgage payments for the legitimate lien of 

Community Loan Servicing, the Trustee sought turnover in order to sell the Property to end the 

accrual of significant mortgage arrears which would diminish the value of the disputed Guirguis 

Lien.  After water damage occurred in April 2020, it was necessary for the Trustee to seek 

information directly and through the Debtor about the Pacific Specialty Insurance policy, how the 

claim would be handled, and coordinated with the relevant parties, including Guirguis, about how 

to proceed to preserve the Property until repaired. Further, it was necessary for the Trustee to engage 

in repeated attempts to gain the cooperation of the Debtor, which is required of him by statute, to 

market and sell the Property in order to preserve its value.  All of these actions (turnover, disposition 

of the insurance claim, marketing efforts, and obtaining insurance) are necessary to preserve the 
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value of the disputed Guirguis lien in light of the Debtor’s noncooperation, failure to make mortgage 

payments, and water damage to the Property. 

Second, the services performed and the expenses incurred are reasonable. As is made 

abundantly clear by the pending Abandon Motion, there is an incentive for the Debtor to obfuscate 

by diminishing the true value of the Property.  By joining in the Abandon Motion, it appears that 

Guirguis does not intend to stop attempts by Debtor to obfuscate or diminish the value of his 

Disputed Lien.  Nevertheless, acting as any legitimate second trust deed holder would, the Trustee 

alone acted to minimize the accrual of first mortgage arrears, to ensure that the collateral was 

repaired with the notification and consultation with her, and to ensure that the Property be liquidated 

sooner rather than later given the ongoing diminution of value of the disputed Guirguis Lien.  It 

appears that Guirguis has not taken any of these actions.  Nor has he insured the Property, forcing 

the Trustee to do so at a cost of $570 thus far.  Guirguis must compensate the Trustee for her 

necessary efforts pursuant to Section 506(c) of the Bankruptcy Code.  This is especially the case 

when Guirguis has represented to the Court not only that he is fully unsecured, but he has indicated 

that he has no intention of “spending any money” to preserve the Property.  (See Iskander 

Declaration, ¶¶ 8-10.)  By filing a joint motion to have the Trustee abandon the Property rather than 

protect his interest in the same, Guirguis has also essentially refused to obtain insurance despite 

numerous requests for cooperation to that end.  (See Iskander Declaration, ¶¶ 8-10.)   

Third, and notwithstanding Guirguis’s lack of interest in preserving “his collateral,” the 

Trustee’s actions have resulted in a clear benefit for Guirguis. Whereas Guirguis admitted in the 

Abandon Motion that the value of his disputed secured claim is zero, the Trustee is able to generate 

approximately $237,000 of funds to which the Guirguis Lien will attach pending the outcome of the 

Adversary Proceeding.  Having derived a substantial benefit from the Trustee’s necessary and 

reasonable actions, the value of the alleged Guirguis Lien should be surcharged to compensate for 

this benefit. 

Finally, Guirguis should be surcharged an additional $42,392.99 for the cost of water 

restoration services payable to Dry Down Inc. as evidenced by its post-petition recorded mechanic's 

lien.  A true and correct copy of the Dry Down Inc. mechanic’s lien is attached to the Iskander 
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Declaration as Exhibit 9.  All together, these expenses ensured the safety of the collateral, created 

value when Guirguis admitted there was none, and enabled the Trustee to be in a position to liquidate 

the Property for Guirguis’s and the Trustee’s joint benefit as is appropriate under these 

circumstances.   

Additionally, by sitting on the sidelines and merely watching the Trustee dispose of the 

Property, Guirguis has avoided incurring likely costly legal expenses associated with enforcing his 

alleged lien.  Unlike in Choo, where the objecting secured creditor had already taken nearly all of 

the steps to proceed with a sheriff’s sale pre-petition, here, Guirguis has admitted that his alleged 

lien is worth zero and that he does not intend to “spend any money” with respect to the Property.  

(Iskander Declaration, ¶¶ 8-10.)  Indeed, it appears that Guirguis did not even pay for the Hayward 

Appraisal for the Property that he sought to present as evidence to the Court.  (Iskander Declaration, 

¶ 6.)  Thus, without the efforts of the Trustee and his professionals, Guirguis would have the Debtor 

further diminish the value of the Property to the detriment of both himself and the Estate. Through 

the Trustee’s efforts alone, Guirguis (and the Estate) will realize value from Guirguis’s alleged 

collateral that the Trustee may achieve through the sale as discussed above.   

Surcharging the collateral of Victor Guirguis under section 506(c) in the total amount of 

$79,776.44 as requested herein is reasonable, appropriate and necessary.  The Trustee requests 

authorization to surcharge the collateral of Victor Guirguis in an amount as determined by the Court 

at the Sale Motion.  The share of sale proceeds subject to the alleged lien of Guirguis will then be 

reduced by the surcharged amount.  Unsecured creditors will not be prejudiced by the payment of 

the allowed fees and expenses of the Trustee and her attorneys from the collateral of the Guirguis 

in that the surcharge funds would not have been available for the payment of any lower priority 

secured claims or any unsecured claims of the Estate. 

G. The Court Has the Authority to Waive the Fourteen-Day Stay of Sale. 

Federal Rule of Bankruptcy Procedure 6004(h) provides that “[a]n order authorizing the use, 

sale or lease of property other than cash collateral is stayed until the expiration of 14 days after entry 

of the order, unless the Court orders otherwise.” Fed. Rule Bankr. P. 6004(h).  The Trustee desires 

to close the sale of the Property as soon as practicable after entry of an order approving the sale.  
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Accordingly, the Trustee requests that the Court, in the discretion provided it under Federal Rule of 

Bankruptcy Procedure 6004(h), waive the fourteen-day stay requirement. 

H. The Court Has the Authority to Find That the Buyer is a Good Faith Purchaser 

The Trustee requests a determination that the Buyer is a good faith purchaser pursuant to 11 

U.S.C. § 363(m).  There is broad authority for this Court to find that the Buyer is a good faith 

purchaser where the Court has evidence of a purchaser’s good faith and that the purchase is for 

value. In re Ewell, 958 F.2d 276, 281 (9th Cir. 1992).  Here, the Buyer has no relation to the Trustee 

or the Debtor and is not a creditor of the bankruptcy estate.  The Sale is an arm’s length transaction 

and there is no allegation or evidence that the Buyer has engaged in fraud, collusion, or attempted 

to take grossly unfair advantage of other bidders. Moreover, the Property has been marketed to the 

public for a period of several months and the Sale is subject to overbidding at the hearing on this 

Motion.  

I. The Debtor is Required to Turn Over all Assets of the Bankruptcy Estate 

Bankruptcy Code Section 542(a) provides that:  

Except as provided in subsection (c) or (d) of this section, an 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, or that the debtor may 
exempt under section 522 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) (emphasis added).    

 The following must be established in order for the Trustee to prevail in a turnover action: 

(1) that the asset in question is property of the debtor’s bankruptcy estate; and (2) that the Trustee 

is entitled to use, sell, or lease the assets.  See, In re Sherry & O’Leary, Inc., 148 B.R. 248, 256 

(Bankr. W.D. Pa. 1992); see also, In re Weiss-Wolf, Inc., 60 B.R. 969, 975 (Bankr. S.D.N.Y. 1986). 

Out of an abundance of caution,4 the Trustee is requesting turnover of the Property, so that 

the Trustee may close on the sale of the Property.  The Property is property of the Estate pursuant 

to Section 541(a) of the Bankruptcy Code and is property that the Trustee may sell (as requested in 

 
4 It is the Trustee’s understanding that the neither the Debtor nor any other parties are currently occupying the Property.   
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this Sale Motion). The proposed sale results in an immediate benefit to the Estate of $58,000 for the 

payment of agreed-upon administrative expenses to preserve the value of  property of the Estate.  

Further, another estimated $237,000 will be liquidated and protected from further diminution by the 

Debtor or market forces, pending the outcome of the Adversary Proceeding. Thus, and as further 

discussed in the motion filed contemporaneously herewith, turnover of this asset is appropriate. 

Accordingly, the Trustee requests that the order approving the sale provides that (i) the 

Debtor or any occupants of the Property are to vacate the Property seven (7) days prior to the close 

of escrow; (ii) in the event the Debtor or any occupants of the Property fail to immediately vacate, 

the Trustee shall be entitled to the issuance of a writ of possession for the Property; and (iii) the 

United States Marshal or other appropriate law enforcement officer may enforce such writ.  

III. CONCLUSION 

Based on the reasons set forth above, the Trustee respectfully request submits that good 

cause exists for granting the Sale Motion and requests that the Court enter an order as follows: 

1. Approving the Bidding Procedures set forth above for the sale of the Property.  

2. Authorizing the Trustee to sell the Property on an as-is, where-is basis, with no 

expressed or implied warranties, to the Buyer (or Successful Bidder) pursuant to the terms and 

conditions of the Agreement attached as Exhibit 3 to the Bui Declaration. 

3. Authorizing the sale of the Property free and clear of liens pursuant to Bankruptcy 

Code § 363(f), with any liens and interests against the Property that are not released, paid in full, or 

otherwise resolved through escrow, to attach to the sale proceeds with the same force, effect, 

validity, and priority as such liens or interests had with respect to the Property prior to the sale, 

pending agreement with the lienholder or further Court order. 

4. Authorizing the Trustee to sign any and all documents convenient and necessary in 

pursuit of the sale, including any and all conveyances contemplated by the Agreement attached as 

Exhibit 3 to the Bui Declaration. 

5. Approving the payment of the real estate commission in the total amount not to 

exceed six percent (6%) of the purchase price, to be split between the Trustee’s Broker and the 

Buyer’s broker. 
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6. Authorizing the Trustee to pay the following from the sale proceeds through escrow 

on the sale of the Property: (i) all real property taxes, (ii) all amounts owed to Community Loan 

Servicing (formerly known as Bayview), (iii) escrow fees and other costs of sale to be split between 

the Buyer and the Estate in the manner customary in Riverside County, California, and to (iv) hold 

the remainder of funds in trust pending the outcome of the Adversary Proceeding as to Guirguis and 

further negotiation and resolution of the post-petition recorded interest of Dry Down, Inc in the 

Property.  

7. Finding that the Buyer is in good faith pursuant to Bankruptcy Code Section 363(m). 

8. Surcharging the lien of alleged pre-petition lender Victor Guirguis in the total amount 

of $79,776.44 for the actual, necessary expenses of preserving his interest in the Property such that 

the sale proceeds held subject to the Guirguis Lien will be reduced by the surcharge amount. 

9. Waiving the fourteen day stay of the order approving the sale of the Property under 

Federal Rules of Bankruptcy Procedure 6004(h). 

10. So that the Trustee may close on the sale of the Property, ordering that (a) the Debtor 

or any occupants of the Property are to immediately vacate the Property; (b) in the event the Debtor 

or any occupants of the Property fail to immediately vacate, the Trustee shall be entitled to the 

issuance of a writ of possession for the Property; and (c) the United States Marshal or other 

appropriate law enforcement officer may enforce such writ.   

11. For such other and further relief as the Court deems just and proper under the 

circumstances of this case. 

 Respectfully submitted, 
 
SHULMAN BASTIAN FRIEDMAN & BUI LLP 

 
 
DATED:  March 18, 2021 By: /s/ Brandon J. Iskander 
 Leonard M. Shulman 

Brandon J. Iskander 
Attorneys for Lynda T. Bui, Chapter 7 Trustee 
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DECLARATION OF LYNDA T. BUI 

I, Lynda T. Bui, declare and state as follows: 

1.  I am the Chapter 7 Trustee for the bankruptcy estate of George W. Nasr (“Debtor”),  

Case No. 6:19-bk-10263-SY.   I have personal knowledge of the facts set forth herein and could, if 

called as a witness, competently testify thereto. 

2.  I am familiar with the Debtor’s bankruptcy case and make this Declaration in support 

of my Motion for Order: (1) Approving the Sale of Real Property of the Estate Free and Clear of 

Certain Liens Pursuant to Bankruptcy Code §§ 363(b)(1) and 363(f), Subject to Overbids, Combined 

With Notice of Bidding Procedures and Request for Approval of the Bidding Procedures Utilized; 

(2) Approving Payment of Real Estate Commission; and (3) Granting Related Relief (“Sale 

Motion”).  Capitalized terms not otherwise defined in this Declaration have the meaning set forth in 

the Sale Motion.   

3.  Attached hereto as Exhibit 1 are true and correct copies of the Debtor’s Schedules 

A/B, C and D.    

4.  Attached hereto as Exhibit 2 is true and copy of a Preliminary Title Report on the 

Property as of March 8, 2021.  The Preliminary Title Report identifies the liens and encumbrances 

against the Property.   

5.  Although my Broker was employed by the Estate in January 2020 and had originally 

listed the Property for sale at a conservative listing price of $730,000.00, he was never given access 

by the Debtor to show the Property until after the filing of the Abandon Motion two (2) weeks ago.  

6.  As soon as I was given access to show the Property, I directed my Broker to put the 

Property on the market.  We immediately received an influx of inquiries and requests to show the 

Property.  In the span of approximately seven (7) days, I received at least ten (10) offers, all cash 

from $600,000 to $725,000.  I had to request that my Broker put the Property “on hold” on the MLS 

to review and analyze the offers that had already come in.   

7.  Among them, I received an offer from Prerna Kochar (“Buyer”) to purchase the 

Property for $725,000.00, an all cash offer, subject to overbids.  Attached hereto as Exhibit 3 are 

true and correct copies of the Probate Purchase Agreement and Joint Escrow Instructions and related 
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addenda.  The Buyer’s offer is the result of negotiations with the Buyer for the highest and best offer 

based on my business judgment.  However, given a very active real estate market and the level of 

interest thus far, I would not be surprised if a better offer surfaces through the overbidding process.    

8.  Attached hereto as Exhibit 7 is a true and correct invoice for insurance that I obtained 

for the Property in the absence of any insurance by the Debtor or Guirguis. 

9.  Given that the sale is subject to overbids, it is anticipated I will receive the best and 

highest value for the Property and therefore the proposed sale price is fair and reasonable.   

10.  I have not yet hired an accountant but given that the Property had been the Debtor’s 

residence, the Estate may be entitled to capital gains exclusions such that I do not expect to pay any 

capital gains taxes on the sale.  

11.  For the reasons set forth in the Sale Motion and this Declaration, I believe that good 

cause exists to grant the Sale Motion and respectfully request that the Court grant the Sale Motion 

so that I do not lose this favorable business opportunity to provide a significant benefit to the Estate. 

 I declare under penalty of perjury pursuant to the laws of the United States of America that 

the foregoing is true and correct.   

 Executed on March 18, 2021, at Irvine, California. 

       /s/ Lynda T. Bui (with permission; original  
       signature to be filed) 
             
       Lynda T. Bui 
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DECLARATION OF BRANDON J. ISKANDER 

I, Brandon J. Iskander, declare and state as follows: 

1.  I am an attorney duly admitted to practice before this Court.  I am an associate with 

Shulman Bastian Friedman & Bui LLP, attorneys of record for Lynda T. Bui,  Chapter 7 Trustee for 

the bankruptcy estate of George W. Nasr, Case No. 6:19-bk-10263-SY (the “Bankruptcy Case”).  I 

have personal knowledge of the facts set forth herein, except as to those stated on information and 

belief and, as to those, I am informed and believe them to be true.  If called as a witness, I could and 

would competently testify to the matters stated herein.  All capitalized terms not otherwise defined 

herein shall have the meaning set forth in the Motion. 

2.  I am familiar with the Debtor’s bankruptcy case and make this Declaration in support 

of the Trustee's Motion for Order: (1) Approving the Sale of Real Property of the Estate Free and 

Clear of Certain Liens Pursuant to Bankruptcy Code §§ 363(b)(1) and 363(f), Subject to Overbids, 

Combined With Notice of Bidding Procedures and Request for Approval of the Bidding Procedures 

Utilized; (2) Approving Payment of Real Estate Commission; and (3) Granting Related Relief  

(“Sale Motion”).  Capitalized terms not otherwise defined in this Declaration have the meaning set 

forth in the Sale Motion.   

3.  Attached hereto as Exhibit 4 is a true and correct copy of the Ana & Josy Trust, 

dated September 13, 2013 that I received from the Debtor’s counsel.  

4.  On March 4, 2021, I accessed via PACER the joint Abandon Motion filed by the 

Debtor and Victor Guirguis as Docket No. 123 in this Bankruptcy Case. Attached hereto as Exhibit 

6 is a true and correct copy of the relevant portions of the Abandon Motion.    

5.  Attached hereto as Exhibit 8 are true and correct billing statement for attorney’s fees 

incurred by the Trustee in the amount of $36,814.00 for the purpose of preserving the Property.  

6.  Attached hereto as Exhibit 9 is a true and correct copy of a mechanic’s lien recorded 

post-petition by Dry Down Inc.  

7.  Attached hereto as Exhibit 10 are true and correct stipulations entered into by 

Guirguis with the Trustee in the Adversary Proceeding. 

/// 
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8.  I am informed and believe that Federal Rule of Bankruptcy Procedure 9011 applies 

to all parties and attorneys appearing on their behalf before the Bankruptcy Court and that upon 

presenting to the Court any paper, said filing attorney on behalf of that party certifies that the facts 

therein are true to the best of their knowledge after an inquiry reasonable under the circumstances.  

In the Abandon Motion, which was filed two (2) weeks ago, Victor Guirguis represented to the 

Court at page 7, lines 23 through 28 that he believes the value of his alleged secured claim is $0.00.  

9.  Since January 14, 2021, I have been in communication with Guirguis’s attorneys for 

the purpose of determining whether Guirguis maintained or intended to maintain insurance for the 

Property.  True and correct email exchanges between myself, Laila Masud, Esq., and D. Edward 

Hays, Esq. dated January 13, 2021, February 18, 2021, and February 22, 2021 are attached hereto 

as Exhibit 5.  Instead of responding affirmatively to my inquiries as to whether Guirguis intended 

to obtain insurance to protect his alleged interest in the Property, counsel to Guirguis instead filed 

their March 4, 2021 Abandon Motion jointly with the Debtor.  Based on this, I am informed and 

believe that just as Guirguis represented to the Court that he has no intention “to spend any money 

towards renovating the Property,” see Exhibit 6, at 17:18-19, so too does he have no intention of 

protecting his interest in the Property as an alleged pre-petition lender to the Debtor.  

10.  I am further informed and believe that Guirguis has no intention of protecting his 

interest in the Property as an alleged pre-petition lender to the Debtor stemming from the fact that 

at the same time that Guirguis, through counsel, evaded the Trustee’s inquiries regarding 

cooperating to insure the Property (January 13, 2021 through February 22, 2021), Guirguis admitted 

that he contacted one David Hayward to perform an appraisal for the Property on or about February 

13, 2021.  See Exhibit 6, at 17 and 479.  The result of the Hayward appraisal, which actually lists 

the Debtor (not Guirguis) as the client, see Exhibit 6, Page 480, resulted in a valuation of the 

Property at approximately half the proposed purchase price herein.  Exhibit 6, Page 479. 

/// 

/// 

/// 
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SHULMAN BASTIAN 
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

11.  Based on the circumstance in which an alleged lender under Rule 9011 (a) asserts 

that the value of his security interest is zero, (b) admits that he never maintained insurance for his 

interest, and (c) represents that he has no intention of spending any money to improve the condition 

of the Property based on litigation and his zero-dollar interest, I am informed and believe that 

Guirguis never preserved and never intended to preserve the value of his alleged interest in the 

Property.  

 I declare under penalty of perjury pursuant to the laws of the United States of America that 

the foregoing is true and correct.   

 Executed on March 18, 2021, at Ontario, California. 

       

        /s/ Brandon J. Iskander  
        Brandon J. Iskander 
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TITLE
SNAPSHOT
GRADE

4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Direct: (805) 367-5628

D False

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

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

Prepared On

March 8, 2021

Order Number

CA0310-19026853-60

Loan Number

Property Address

1038 Mccall Drive
Corona, CA 92881-8451

Questions
For questions regarding this
Title Snapshot, please contact:

Title is Vested in
 George Wafaie Nasr and Lorin Nagy Mansour, Trustees of the Ana and Josy Trust,

U/A Dated September 13, 2013, subject to Item No. 18 of Schedule B, subject to
proceedings pending in the bankruptcy court where a petition for relief was filed:

Name of Debtor: George W. Nasr aw American General Private Security Corp aw
A&G Uniform Inc
Date of Filing:  January 11, 2019
U.S. District Court:  Central District of California (Riverside)
Case No: bk-10263-SY
Disclosed by:  Chapter 7

Issues to Pay or Clear at Closing
Issue Description

 Taxes Due Property taxes are currently due and payable.

 Trust The Property is vested in a Trust.  A copy of the
Trust Agreement and/or Certification of Trust may
be required.

Liens to Clear/Potential Failure of Title
Issue Description

 Bankruptcy The record reflects an open or recent Bankruptcy.
Additional documentation may be required.

 Vesting Issues Property is vested in the name of incorrect entity,
and must be transferred to the clients correct
vesting prior to closing.

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

 Private Secured Lien(s) One or more unreleased Security Instruments in
favor of a Private Party. Payoff or Subordination
may be necessary.

Mindy Beckham
(805) 367-5628
Wlvtitle@stewart.com

The Title Snapshot is intended for informational purposes only.  It is not intended as a guaranty,
affirmation, indemnification, or certification of any fact, insurance coverage or conclusion of law to any
insured or party to a transaction.  No liability for reliance thereon is inferred, implied or expressed.
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Preliminary Report Created: 03/08/2021 CA0310-19026853-60

4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Direct: (805) 367-5628

AMENDED PRELIMINARY REPORT (Revision Updated)

Pro Realty Group
54 Endless Vista
Aliso Viejo, CA 92656
Attn: Matt Vanderbeek

Our Order No.: CA0310-19026853-60
Your Reference: 1038 Mccall
When Replying Please Contact:
Stewart Title of California
4195 East Thousand Oaks Boulevard, Suite 107
Westlake Village, CA 91362
Attn: Mindy Beckham
(805) 367-5628

Todays Date: March 8, 2021
Property Address: 1038 Mccall Drive, Corona, CA 92881-8451
In response to the application for a Policy of Title Insurance, Stewart Title of California hereby reports that it is prepared to
issue, or cause to be issued, as of the date hereof, a Stewart Title Guaranty Company Policy or Policies of Title Insurance
describing the land and the estate or interest therein hereinafter set forth, insuring against loss which may be sustained by
reason of any defect, lien or encumbrance not shown or referred to as an exception herein and/or not excluded from
coverage pursuant to the printed Schedules, Conditions and Stipulations of said Policy forms.

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

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

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

This report (and any supplements or amendments hereto) is issued solely for the purpose of facilitating the issuance of a
Policy or Policies of Title Insurance and no liability is assumed hereby.  If it is desired that liability be assumed prior to the
issuance of a Policy or Policies of Title Insurance, a Binder or Commitment should be requested.
Dated as of February 19, 2021, at 12:00 AM.

Mindy Beckham
Title Officer
Wlvtitle@stewart.com

The form of policy of title insurance contemplated by this report is:
ALTA Loan Policy 2006 with ALTA Endorsement-Form 1 Coverage, ALTA Homeowner's Policy (12/02/13), or equivalent,
Underwritten by: Stewart Title Guaranty Company
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Preliminary Report-A Created: 03/08/2021 CA0310-19026853-60

SCHEDULE A

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

A Fee

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

George Wafaie Nasr and Lorin Nagy Mansour, Trustees of the Ana and Josy Trust, U/A Dated September 13, 2013,
subject to Item No. 18 of Schedule B, subject to proceedings pending in the bankruptcy court where a petition for relief
was filed:

Name of Debtor: George W. Nasr aw American General Private Security Corp aw A&G Uniform Inc
Date of Filing:  January 11, 2019
U.S. District Court:  Central District of California (Riverside)
Case No: bk-10263-SY
Disclosed by:  Chapter 7

The land hereinafter referred to is situated in the City of Corona, County of Riverside, State of California, and is described
as follows:

Lot 27 of Tract No. 24601-11, as shown by Map on file in Book 288, Pages 1 through 4, inclusive of Maps, Records of
Riverside County, California.

APN: 116-202-007
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Preliminary Report-B Created: 03/08/2021 CA0310-19026853-60

SCHEDULE B

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

1. Property taxes, which are a lien not yet due and payable, including any assessments collected with taxes, to be
levied for the fiscal year 2021- 2022.

2. General and special city and/or county taxes, including any personal property taxes, and any assessments
collected with taxes, for the fiscal year 2020 - 2021:
1st Installment: $3,668.10
Status 1st: Paid
2nd Installment: $3,668.10
Status 2nd: Open
Parcel No.: 116-202-007
Code Area/Tracer No.: 004-074

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

District: 89-1 1990 Series A1

District: 89-1 1990 Series A

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

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

6. An easement for the purpose shown below and rights incidental thereto as granted in a document:
In Favor of: Corona City Water Company
Purpose: pipelines
Recorded: February 2, 1900 in Book 91 and Page 351, of Deeds.
Affects: The land

7. The terms and provisions contained in the document entitled Agreement
Recorded:  May 3, 1981 as Instrument Number 81-84376, of Official Records.

8. The terms and provisions contained in the document entitled Disclosure Notice
Recorded:  February 25, 1999 as Instrument Number 99-74884, of Official Records.

9. The terms and provisions contained in the document entitled Certificate of Provision for Segregation of
Assessments
Recorded:  December 14, 1999 as Instrument Number 99-541489, of Official Records.

10. Any and all offers of dedication, conditions, restrictions, easements, fenceline/boundary discrepancies, notes
and/or provisions shown or disclosed by the filed or recorded map referred to in the legal description.

11. The terms and provisions contained in the document entitled Disclosure Notice
Recorded:  February 8, 2000 as Instrument Number 00-46620, of Official Records.

12. An easement for the purpose shown below and rights incidental thereto as granted in a document:
In Favor of: Southern California Edison Company, a Corporation
Purpose: public utilities
Recorded: April 3, 2000 as Instrument Number 00-122220, of Official Records.
Affects: The land
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Preliminary Report-B Created: 03/08/2021 CA0310-19026853-60

13. An easement for the purpose shown below and rights incidental thereto as granted in a document:
In Favor of: Pacific Telephone and Telegraph Company, a California Corporation
Purpose: public utilities
Recorded: May 19, 2000 as Instrument Number 00-191900, of Official Records.
Affects: The land

14. Covenants, conditions, and restrictions as set forth in instrument recorded July 28, 2000 as Instrument Number
00-292823, of Official Records, but omitting any covenant, condition or restriction, if any, based on race, color,
religion, sex, handicap, familial status, or national origin unless and only to the extent that the covenant, condition
or restriction (a) is exempt under Title 42 of the United States Code, or (b) relates to handicap, but does not
discriminate against handicapped persons.

Said covenants, conditions, and restrictions provide that a violation thereof shall not defeat or render invalid the
lien of any mortgage or deed of trust made in good faith and for value.

15. Deed of Trust to secure an indebtedness in the amount shown below, and any other obligations secured thereby:
Amount: $424,100.00
Dated: September 22, 2017
Trustor: George W. Nasr, a married man as his sole and separate property
Trustee: June Gorman
Beneficiary: Mortgage Electronic Registration System, Inc. MERS is a separate corporation that is acting solely
as a nominee for Nationwide Funding Group, Corp
Recorded: September 28, 2017 as Instrument Number 2017-0402098 of Official Records.
MIN#: 100911120170821005

a. The beneficial interest of Mortgage Electronic Registration System, Inc. MERS is a separate corporation
that is acting solely as a nominee for - Nationwide Funding Group Corp.  under said deed of trust was
assigned by assignment:
To:            Bayveiw Loan Servicing, LLC
Dated:      June 1, 2020
Recorded:   June 2, 2020 as Instrument No.  2020-0232317, of official records. 

16. Deed of Trust to secure an indebtedness in the amount shown below, and any other obligations secured thereby:
Amount:   $300,000.00
Trustor:   George W. Nasr
Trustee:   Victor Guirgus
Beneficiary:  Victor Guirgus
Recorded:   October 5, 2017 as Instrument Number 2017-0415292 of Official Records.

a. If said deed of trust is to be reconveyed or a subordination agreement executed, the Company will require
that the spouse(s) of the beneficiary(s) sign any demand and also join in the execution of the request for
reconveyance or subordination agreement. If said beneficiary(s) status is unknown, an affidavit of marital
status is required.

b. To avoid delays at the time of closing, please submit the original note, deed of trust and request for
reconveyance to this office, at least one week prior to the close of escrow.

17. Notice of Lis Pendens recorded June 10, 2019 as Instrument Number 2019-0208460, of Official Records reflecting
that suit entitled Notice of Pending Action, under Case or Docket No. bk-10263-SY, and any claims or rights that
may be reflected by, or judgments or orders rendered pursuant to, the Notice or suit.

18. If title is to be insured in the trustee(s) of a trust or their act is to be insured, we will require a full copy of the trust
agreement and any amendments thereto.  In certain situations the Company may accept a Trustee certificate
pursuant to Section 18100.5 of the California Probate Code for the trust agreement.  The Company reserves the
right to except additional items and/or make additional requirements after reviewing said documents.

Name of Trust: The Ana and Josy Trust, U/A Dated September 13, 2013
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Preliminary Report-B Created: 03/08/2021 CA0310-19026853-60

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

Party(ies): All Parties

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

20. ID maybe required if we have no way to verify the Seller or Borrowers Signature

Hard Money Loans on Vacant Land – Require 2 forms of ID

Hard Money Loans with more than $100,000 coming out. – Require 2 forms of ID

END OF SCHEDULE B
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Lenders Supplemental Report Created: 03/08/2021 CA0310-19026853-60

4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Direct: (805) 367-5628

Attn: 

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

A. None of the items in this report will cause the Company to decline to attach CLTA Endorsement Form 100.2-06
(ALTA 9 equivalent) to an ALTA Loan Policy, when issued. 

B. The Company is not aware of any matters which would cause it to decline to attach CLTA Endorsement 116.01-06
(ALTA 22-06 equivalent), indicating that there is located on the subject property a Single Family  (Residential)
known as 1038 Mccall Drive, in the City of Corona, County of Riverside, State of California.

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

D. The only transfers or conveyances shown in the public records within 24 months of the date of this report are set
forth below. If you have knowledge of any other transfers or conveyances, please contact your title officer
immediately for further research and review.:

NONE
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Notes and Requirements Created: 03/08/2021 CA0310-19026853-60

4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Direct: (805) 367-5628

Notes and Requirements Section
Note 1: A Preliminary Change of Ownership Report must be completed by the transferee (buyer) prior to the transfer of property in

accordance with the provisions of Section 480.3 of the Revenue and Taxation Code. The Preliminary Change of Ownership
Report should be submitted to the recorder concurrent with the recordation of any document effecting a change of ownership.
If a document evidencing a change of ownership (i.e. Deed, Affidavit-Death Joint Tenant) is presented to the recorder for
recording without a Preliminary Change of Ownership Report, the recorder may charge an additional $20.00.

Note 2: All Transactions – Seller(s) and Buyer(s) or Borrowers are provided as attachments Stewart Title’s document entitled
“Acknowledgment of Receipt, Understanding and Approval of STG Privacy Notice for Stewart Title Companies and Stewart’s
Affiliated Business Arrangement Disclosure Statement” along with those individually named documents for your review and
acknowledgment prior to closing. 

Note 3: The map connected herewith is being provided as a courtesy and for informational purposes only; this map should not be
relied upon. Furthermore, the parcels set out on this map may not comply with local subdivision or building ordinances.
Stewart assumes no liability, responsibility or indemnification related to the maps nor any matters concerning the contents of
or accuracy of the map. 

Note 4: The only transfers or conveyances shown in the public records within 24 months of the date of this report are set forth below.
If you have knowledge of any other transfers or conveyances, please contact your title officer immediately for further research
and review.

NONE

Note 5: Purchase Transactions Only – Seller(s)/Owner(s) are provided Stewart Title’s Owner’s Affidavit and Indemnity for completion
prior to closing. 

Note 6: All Transactions – Buyer(s)/Seller(s)/Borrower(s) are provided Stewart Title’s Preliminary Report for review and
acknowledgment prior to closing. Buyer(s) approval to include the Preliminary Report items that remain as exceptions to the
title policy. 
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Good Funds Law Created: 03/08/2021 CA0310-19026853-60

4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Direct: (805) 367-5628

CALIFORNIA "GOOD FUNDS" LAW

California Insurance Code Section 12413.1 regulates the disbursement of escrow and sub-escrow funds by title
companies. The law requires that funds be deposited in the title company escrow account and available for withdrawal
prior to disbursement. Funds received by Stewart Title of California, Inc. via wire transfer may be disbursed upon receipt.
Funds received via cashier’s checks or teller checks drawn on a California Bank may be disbursed on the next business
day after the day of deposit. If funds are received by any other means, recording and/or disbursement may be delayed,
and you should contact your title or escrow officer. All escrow and sub-escrow funds received will be deposited with other
escrow funds in one or more non-interest bearing escrow accounts in a financial institution selected by Stewart Title of
California, Inc.. Stewart Title of California, Inc. may receive certain direct or indirect benefits from the financial institution by
reason of the deposit of such funds or the maintenance of such accounts with the financial institution, and Stewart Title of
California, Inc. shall have no obligation to account to the depositing party in any manner for the value of, or to pay to such
party, any benefit received by Stewart Title of California, Inc.. Such benefits shall be deemed additional compensation to
Stewart Title of California, Inc. for its services in connection with the escrow or sub-escrow.  If any check submitted is
dishonored upon presentation for payment, you are authorized to notify all principals and/or their respective agents of such
nonpayment.
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Privacy Policy Notice Created: 03/08/2021 CA0310-19026853-60

Stewart Title Guaranty Company Privacy Notice
Stewart Title Companies

WHAT DO THE STEWART TITLE COMPANIES DO WITH YOUR PERSONAL INFORMATION?
Federal and applicable state law and regulations give consumers the right to limit some but not all sharing. Federal and applicable state law
regulations also require us to tell you how we collect, share, and protect your personal information. Please read this notice carefully to understand
how we use your personal information. This privacy notice is distributed on behalf of the Stewart Title Guaranty Company and its title affiliates (the
Stewart Title Companies), pursuant to Title V of the Gramm-Leach-Bliley Act (GLBA).
The types of personal information we collect and share depend on the product or service that you have sought through us. This information can
include social security numbers and driver's license number.
All financial companies, such as the Stewart Title Companies, need to share customers' personal information to run their everyday business—to
process transactions and maintain customer accounts. In the section below, we list the reasons that we can share customers' personal information;
the reasons that we choose to share; and whether you can limit this sharing.
Reasons we can share your personal information. Do we share Can you limit this sharing?
For our everyday business purposes— to process your
transactions and maintain your account. This may include running
the business and managing customer accounts, such as processing
transactions, mailing, and auditing services, and responding to court
orders and legal investigations.

Yes No

For our marketing purposes — to offer our products and services
to you. Yes No

For joint marketing with other financial companies No We don’t share
For our affiliates' everyday business purposes— information
about your transactions and experiences. Affiliates are companies
related by common ownership or control. They can be financial and
non-financial companies. Our affiliates may include companies with
a Stewart name; financial companies, such as Stewart Title
Company

Yes No

For our affiliates' everyday business purposes— information
about your creditworthiness. No We don’t share

For our affiliates to market to you – For your convenience, Stewart
has developed a means for you to opt out from its affiliates marketing
even though such mechanism is not legally required. Yes

Yes, send your first and last name, the email
address used in your transaction, your
Stewart file number and the Stewart office
location that is handling your transaction by
email to optout@stewart.com or fax to
1-800-335-9591.

For non-affiliates to market to you. Non-affiliates are companies
not related by common ownership or control. They can be financial
and non-financial companies.

No We don’t share

We may disclose your personal information to our affiliates or to non-affiliates as permitted by law. If you request a transaction with a non-affiliate,
such as a third party insurance company, we will disclose your personal information to that non-affiliate.  [We do not control their subsequent use of
information, and suggest you refer to their privacy notices.]

SHARING PRACTICES
How often do the Stewart Title companies notify me
about their practices?

We must notify you about our sharing practices when you request a transaction.

How do the Stewart Title Companies protect my
personal information?

To protect your personal information from unauthorized access and use, we use
security measures that comply with federal law. These measures include
computer, file, and building safeguards.

How do the Stewart Title Companies collect my
personal information?

We collect your personal information, for example, when you
 request insurance-related services
 provide such information to us

We also collect your personal information from others, such as the real estate
agent or lender involved in your transaction, credit reporting agencies, affiliates or
other companies.

What sharing can I limit? Although federal and state law give you the right to limit sharing (e.g., opt out) in
certain instances, we do not share your personal information in those instances.

Contact us: If you have any questions about this privacy notice, please contact us at: Stewart Title Guaranty Company,
1360 Post Oak Blvd., Ste. 100, Privacy Officer, Houston, Texas 77056

Revised 11-19-2013
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Privacy Policy Notice Created: 03/08/2021 CA0310-19026853-60

Effective Date: January 1, 2020

Privacy Notice for California Residents
Pursuant to the California Consumer Privacy Act of 2018 (“CCPA”), Stewart Information Services Corporation and its subsidiary companies
(collectively, “Stewart”) are providing this Privacy Notice for California Residents (“CCPA Notice”).  This CCPA Notice supplements the
information contained in Stewart’s existing privacy notice and applies solely to all visitors, users and others who reside in the State of California
or are considered California Residents (“consumers” or “you”).  Terms used but not defined shall have the meaning ascribed to them in the
CCPA.

Information Stewart Collects

Stewart collects information that identifies, relates to, describes, references, is capable of being associated with, or could reasonably be linked,
directly or indirectly, with a particular consumer, household, or device.  Most of the information that Stewart collects in the course of its regular
business is already protected pursuant to the Gramm-Leach-Bliley Act (GLBA).  Additionally, much of this information comes from government
records or other information already in the public domain.  Personal information under the CCPA does not include:

 Publicly available information from government records.
 Deidentified or aggregated consumer information.
 Certain personal information protected by other sector-specific federal or California  laws, including but not limited to the Fair Credit

Reporting Act (FCRA), GLBA and California Financial Information Privacy Act (FIPA).

Specifically, Stewart has collected the following categories of personal information from consumers within the last twelve (12) months:

Category Examples Collected?

A. Identifiers.
A real name, alias, postal address, unique personal identifier, online identifier, Internet
Protocol address, email address, account name, Social Security number, driver's license
number, passport number, or other similar identifiers.

YES

B. Personal information categories
listed in the California Customer
Records statute (Cal. Civ. Code §
1798.80(e)).

A name, signature, Social Security number, physical characteristics or description, address,
telephone number, passport number, driver's license or state identification card number,
insurance policy number, education, employment, employment history, bank account
number, credit card number, debit card number, or any other financial information, medical
information, or health insurance information. Some personal information included in this
category may overlap with other categories.

YES

C. Protected classification
characteristics under California or
federal law.

Age (40 years or older), race, color, ancestry, national origin, citizenship, religion or creed,
marital status, medical condition, physical or mental disability, sex (including gender, gender
identity, gender expression, pregnancy or childbirth and related medical conditions), sexual
orientation, veteran or military status, genetic information (including familial genetic
information).

YES

D. Commercial information. Records of personal property, products or services purchased, obtained, or considered, or
other purchasing or consuming histories or tendencies. YES

E. Biometric information.

Genetic, physiological, behavioral, and biological characteristics, or activity patterns used to
extract a template or other identifier or identifying information, such as, fingerprints,
faceprints, and voiceprints, iris or retina scans, keystroke, gait, or other physical patterns,
and sleep, health, or exercise data.

YES

F. Internet or other similar network
activity.

Browsing history, search history, information on a consumer's interaction with a website,
application, or advertisement. YES

G. Geolocation data. Physical location or movements. YES

H. Sensory data. Audio, electronic, visual, thermal, olfactory, or similar information. YES

I. Professional or employment-related
information. Current or past job history or performance evaluations. YES

J. Non-public education information
(per the Family Educational Rights
and Privacy Act (20 U.S.C. Section
1232g, 34 C.F.R. Part 99)).

Education records directly related to a student maintained by an educational institution or
party acting on its behalf, such as grades, transcripts, class lists, student schedules, student
identification codes, student financial information, or student disciplinary records.

YES

K. Inferences drawn from other
personal information.

Profile reflecting a person's preferences, characteristics, psychological trends,
predispositions, behavior, attitudes, intelligence, abilities, and aptitudes. YES

Stewart obtains the categories of personal information listed above from the following categories of sources:

 Directly and indirectly from customers, their designees or their agents (For example, realtors, lenders, attorneys, etc.)
 Directly and indirectly from activity on Stewart’s website or other applications.
 From third-parties that interact with Stewart in connection with the services we provide.

Use of Personal Information

Stewart may use or disclose the personal information we collect for one or more of the following purposes:
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Privacy Policy Notice Created: 03/08/2021 CA0310-19026853-60

 To fulfill or meet the reason for which the information is provided.
 To provide, support, personalize, and develop our website, products, and services.
 To create, maintain, customize, and secure your account with Stewart.
 To process your requests, purchases, transactions, and payments and prevent transactional fraud.
 To prevent and/or process claims.
 To assist third party vendors/service providers who complete transactions or perform services on Stewart’s behalf.
 As necessary or appropriate to protect the rights, property or safety of Stewart, our customers or others.
 To provide you with support and to respond to your inquiries, including to investigate and address your concerns and monitor and

improve our responses.
 To personalize your website experience and to deliver content and product and service offerings relevant to your interests, including

targeted offers and ads through our website, third-party sites, and via email or text message (with your consent, where required by
law).

 To help maintain the safety, security, and integrity of our website, products and services, databases and other technology assets, and
business.

 To respond to law enforcement or regulator requests as required by applicable law, court order, or governmental regulations.
 Auditing for compliance with federal and state laws, rules and regulations.
 Performing services including maintaining or servicing accounts, providing customer service, processing or fulfilling orders and

transactions, verifying customer information, processing payments, providing advertising or marketing services or other similar
services.

 To evaluate or conduct a merger, divestiture, restructuring, reorganization, dissolution, or other sale or transfer of some or all of our
assets, whether as a going concern or as part of bankruptcy, liquidation, or similar proceeding, in which personal information held by
us is among the assets transferred. 

Stewart will not collect additional categories of personal information or use the personal information we collected for materially different,
unrelated, or incompatible purposes without providing you notice.

Disclosure of Personal Information to Affiliated Companies and Nonaffiliated Third Parties

Stewart does not sell your personal information to nonaffiliated third parties.  Stewart may share your information with those you have
designated as your agent in the course of your transaction (for example, a realtor or a lender).  Stewart may disclose your personal
information to a third party for a business purpose.  Typically, when we disclose personal information for a business purpose, we enter a
contract that describes the purpose and requires the recipient to both keep that personal information confidential and not use it for any
purpose except performing the contract.

We share your personal information with the following categories of third parties:

 Service providers and vendors (For example, search companies, mobile notaries, and companies providing credit/debit card
processing, billing, shipping, repair, customer service, auditing, marketing, etc.)

 Affiliated Companies
 Litigation parties and attorneys, as required by law
 Financial rating organizations, rating bureaus and trade associations
 Federal and State Regulators, law enforcement and other government entities

In the preceding twelve (12) months, Stewart has disclosed the following categories of personal information for a business purpose:

 Category A:  Identifiers
 Category B:  California Customer Records personal information categories
 Category C:  Protected classification characteristics under California or federal law
 Category D:  Commercial Information
 Category E:  Biometric Information
 Category F:  Internet or other similar network activity
 Category G:  Geolocation data
 Category H:  Sensory data
 Category I:   Professional or employment-related information
 Category J:   Non-public education information
 Category K:  Inferences

Consumer Rights and Choices

The CCPA provides consumers (California residents) with specific rights regarding their personal information.  This section describes your
CCPA rights and explains how to exercise those rights.

Access to Specific Information and Data Portability Rights

You have the right to request that Stewart disclose certain information to you about our collection and use of your personal information
over the past 12 months.  Once we receive and confirm your verifiable consumer request, Stewart will disclose to you:

 The categories of personal information Stewart collected about you.
 The categories of sources for the personal information Stewart collected about you.
 Stewart’s business or commercial purpose for collecting that personal information.
 The categories of third parties with whom Stewart shares that personal information.
 The specific pieces of personal information Stewart collected about you (also called a data portability request).
 If Stewart disclosed your personal data for a business purpose, a listing identifying the personal information categories that each

category of recipient obtained.

Deletion Request Rights
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You have the right to request that Stewart delete any of your personal information we collected from you and retained, subject to certain
exceptions. Once we receive and confirm your verifiable consumer request, Stewart will delete (and direct our service providers to delete)
your personal information from our records, unless an exception applies.

Stewart may deny your deletion request if retaining the information is necessary for us or our service providers to:

21. Complete the transaction for which we collected the personal information, provide a good or service that you requested, take actions
reasonably anticipated within the context of our ongoing business relationship with you, or otherwise perform our contract with you.

22. Detect security incidents, protect against malicious, deceptive, fraudulent, or illegal activity, or prosecute those responsible for such
activities.

23. Debug products to identify and repair errors that impair existing intended functionality.

24. Exercise free speech, ensure the right of another consumer to exercise their free speech rights, or exercise another right provided for
by law.

25. Comply with the California Electronic Communications Privacy Act (Cal. Penal Code § 1546 seq.).

26. Engage in public or peer-reviewed scientific, historical, or statistical research in the public interest that adheres to all other applicable
ethics and privacy laws, when the information’s deletion may likely render impossible or seriously impair the research’s achievement,
if you previously provided informed consent.

27. Enable solely internal uses that are reasonably aligned with consumer expectations based on your relationship with us.

28. Comply with a legal obligation.

29. Make other internal and lawful uses of that information that are compatible with the context in which you provided it.

Exercising Access, Data Portability, and Deletion Rights

To exercise the access, data portability, and deletion rights described above, please submit a verifiable consumer request to us either:

 Calling us Toll Free at 1-866-571-9270

 Emailing us at Privacyrequest@stewart.com

 Visiting http://stewart.com/ccpa

Only you, or someone legally authorized to act on your behalf, may make a verifiable consumer request related to your personal information.
You may also make a verifiable consumer request on behalf of your minor child. 

To designate an authorized agent, please contact Stewart through one of the methods mentioned above.

You may only make a verifiable consumer request for access or data portability twice within a 12-month period. The verifiable consumer
request must:

 Provide sufficient information that allows us to reasonably verify you are the person about whom we collected personal information or an
authorized representative.

 Describe your request with sufficient detail that allows us to properly understand, evaluate, and respond to it.

Stewart cannot respond to your request or provide you with personal information if we cannot verify your identity or authority to make the
request and confirm the personal information relates to you.

Making a verifiable consumer request does not require you to create an account with Stewart.

Response Timing and Format

We endeavor to respond to a verifiable consumer request within forty-five (45) days of its receipt.  If we require more time (up to an additional
45 days), we will inform you of the reason and extension period in writing.

A written response will be delivered by mail or electronically, at your option.

Any disclosures we provide will only cover the 12-month period preceding the verifiable consumer request’s receipt.  The response we provide
will also explain the reasons we cannot comply with a request, if applicable.  For data portability requests, we will select a format to provide
your personal information that is readily useable and should allow you to transmit the information from one entity to another entity without
hindrance.

Stewart does not charge a fee to process or respond to your verifiable consumer request unless it is excessive, repetitive, or manifestly
unfounded.  If we determine that the request warrants a fee, we will tell you why we made that decision and provide you with a cost estimate
before completing your request.

Non-Discrimination

Stewart will not discriminate against you for exercising any of your CCPA rights.  Unless permitted by the CCPA, we will not:

 Deny you goods or services.
 Charge you a different prices or rates for goods or services, including through granting discounts or other benefits, or imposing

penalties.
 Provide you a different level or quality of goods or services.
 Suggest that you may receive a different price or rate for goods or services or a different level or quality of goods or services.

Changes to Our Privacy Notice
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Stewart reserves the right to amend this privacy notice at our discretion and at any time.  When we make changes to this privacy notice, we will
post the updated notice on Stewart’s website and update the notice’s effective date. Your continued use of Stewart’s website following the
posting of changes constitutes your acceptance of such changes.\

Contact Information

If you have questions or comments about this notice, the ways in which Stewart collects and uses your information described here, your
choices and rights regarding such use, or wish to exercise your rights under California law, please do not hesitate to contact us at:

Phone:    Toll Free at 1-866-571-9270

Website: http://stewart.com/ccpa

Email:   Privacyrequest@stewart.com

Postal Address Stewart Information Services Corporation

Attn:  Mary Thomas, Deputy Chief Compliance Officer

1360 Post Oak Blvd., Ste. 100, MC #14-1

Houston, TX  77056
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4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Direct: (805) 367-5628

AFFILIATED BUSINESS ARRANGEMENT DISCLOSURE STATEMENT

Date: March 8, 2021

Order No.: CA0310-19026853-60

Property: 1038 Mccall Drive, Corona, CA 92881-8451

From:

This is to give you notice that Stewart Title of California, Inc. (“Stewart Title”) has a business relationship with Stewart
Solutions, LLC, DBA - Stewart Specialty Insurance Services, LLC (“Stewart Insurance”). Stewart Information Services
Corporation owns 100% of Stewart Insurance and Stewart Title of California. Because of this relationship, this referral may
provide Stewart Title a financial or other benefit.

Set forth below is the estimated charge or range of charges for the settlement services listed. You are NOT required to use
the listed provider(s) as a condition for purchase, sale, or refinance of the subject Property. THERE ARE FREQUENTLY
OTHER SETTLEMENT SERVICE PROVIDERS AVAILABLE WITH SIMILAR SERVICES. YOU ARE FREE TO SHOP
AROUND TO DETERMINE THAT YOU ARE RECEIVING THE BEST SERVICES AND THE BEST RATE FOR THESE
SERVICES.

Stewart Insurance Settlement Service Charge or range of charges

Hazard Insurance $400.00 to $6,500.00

Home Warranty $255.00 to $ 780.00

Natural Hazard Disclosure Report $ 42.50 to $ 149.50
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4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Direct: (805) 367-5628

Date: March 8, 2021
Escrow Officer:
Order No.: CA0310-19026853-60
Your File No.: 1038 Mccall

Property Address: 1038 Mccall Drive
Corona, CA 92881-8451

SELLER ACKNOWLEDGEMENT OF RECEIPT, UNDERSTANDING AND APPROVAL
OF PRELIMINARY REPORT

The undersigned Seller(s) hereby acknowledge receipt of a copy of the Preliminary Report issued by  under Order No.
CA0310-19026853-60, dated March 8, 2021 and hereby approves the legal description of subject property shown on
Schedule A of the report.

Seller(s) Acknowledgment:  Seller(s) herein warrant and confirm that, to Seller(s) knowledge, all Deeds of Trust (e.g.,
mortgages, loans and lines of credit), liens, judgments and/or encumbrances affecting Seller(s) and subject property are
reflected in the Preliminary Report. If not, Seller(s) will provide Escrow Holder with information to facilitate the pay-off
and/or removal of any such items before the close of escrow.

The undersigned have received a copy of this acknowledgement as evidenced by the signature below.

Seller(s):

___________________________________
George W Nasr

___________________________________
Lorin N Mansour
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4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Direct: (805) 367-5628

Date: March 8, 2021
Escrow Officer:
Order No.: CA0310-19026853-60
Your File No.: 1038 Mccall

Property Address: 1038 Mccall Drive
Corona, CA 92881-8451

BUYER ACKNOWLEDGEMENT OF RECEIPT, UNDERSTANDING
AND APPROVAL OF PRELIMINARY REPORT

The undersigned Buyer(s) hereby acknowledge receipt of a copy of the Preliminary Report issued by  under Order No.
CA0310-19026853-60, dated March 8, 2021 and hereby approves the legal description of subject property shown on
Schedule A of the report.

Buyer(s) Approval of Preliminary Report: Buyer(s) herein hereby approves Items  of Schedule B of the report to be
included in the Policy of Title Insurance as exceptions when written.  Further, Buyer(s) hereby acknowledge receipt and
approval of the Covenants, Conditions and Restrictions, and any and all Schedule B exceptions detailed above, for
example, easements, right-of-ways, and restrictions, if any.

The undersigned have received a copy of this acknowledgement as evidenced by the signature below.

Buyer(s):

___________________________________
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ACKNOWLEDGEMENT OF RECEIPT, UNDERSTANDING
AND APPROVAL OF STEWART TITLE GUARANTY COMPANY

PRIVACY NOTICE FOR STEWART TITLE COMPANIES AND
AFFILIATED BUSINESS ARRANGEMENT

DISCLOSURE STATEMENT

The undersigned hereby acknowledge receipt of the Stewart Title Guaranty Company Privacy Notice for Stewart

Title Companies and the Affiliated Business Arrangement Disclosure Statement that apply to this transaction. The

undersigned further acknowledge that he/she/they have received, read, understand and accept these documents in

connection with the above described transaction.

The undersigned have received a copy of this acknowledgement as evidenced by the signature below.

___________________________________
George W Nasr

___________________________________
Lorin N Mansour

___________________________________
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4195 East Thousand Oaks Boulevard, Suite 107, Westlake Village, CA 91362
Direct: (805) 367-5628

AVAILABLE DISCOUNTS DISCLOSURE STATEMENT

This is to give you notice that Stewart Title of California, Inc. (“Stewart Title”) is pleased to inform you that upon proper
qualification, there are premium discounts available upon the purchase of title insurance covering improved property with a
one to four family residential dwelling.

Such discounts apply to and include:

Property located within an area proclaimed a state or federal disaster area;

Property purchased from a foreclosing beneficiary or successful bidder at a foreclosure sale;

Property being refinanced.

Please talk with your escrow or title officer to determine your qualification for any of these discounts.
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Updated 9/2020

STGC TITLE PREMIUM DISCOUNT APPLICATION
AND CONFIRMATION OF ELIGIBILITY

Order Number: CA0310-19026853-60

Property: 1038 Mccall Drive,Corona, CA 92881-8451

APN: 116-202-007

In connection with the request of the Undersigned (“Applicant”) for the preparation and issuance of title
insurance, Applicant provides this completed STGC Title Premium Discount Application and Confirmation
of Eligibility (“Request Form”) for the benefit of, and reliance by, title insurer Stewart Title Guaranty
Company, and its policy issuing agent Stewart Title of California (collectively hereafter referred to as
“Stewart Title”) in connection with pricing the title premium in the above referenced transaction:

1. Applicant understands that Stewart Title has available for qualifying requestors a 10% discount on the
title insurance premium charged under certain circumstances; however, all endorsement fees and
other charges are not discounted.

2. Applicant understands that Stewart Title is only able to provide such discount if requested through
providing this completed Request Form and is received by Stewart Title at least five (5) business days
prior to recording of the transaction to which a discount is requested.

3. Applicant understands that Stewart Title prohibits combined discounts; accordingly, Stewart Title will
provide this requested discount and disregard other applicable discounts, if any, when eligibility
requirements for such discount are satisfied.

4. Applicant requests the following discount and affirms that Applicant meets the criteria and
requirements set forth to qualify for such selected discount (SELECT ONLY ONE QUALIFYING
DISCOUNT):

Active military personnel and honorably discharged veteran discount* – To qualify for an
active military personnel or honorably discharged veteran discount: (1) the property being
purchased, mortgaged or refinanced is a fee simple interest in a primary, owner-occupied
residence; and (2) at least one of the undersigned purchaser(s), seller(s) or borrower(s), as
applicable, is a U.S. citizen, permanent resident or qualified alien and is engaged in
full-time, active duty in the military on the date signed below or was a honorably discharged
veteran.

Senior citizen discount – To qualify for a senior citizen discount: (1) the property being
purchased, mortgaged or refinanced is a fee simple interest in a primary, owner-occupied
residence; and (2) at least one of the undersigned purchaser(s), seller(s) or borrower(s), as
applicable, is a U.S. citizen, permanent resident or qualified alien and is 55 years of age or
older on the date signed below.

*Active military personnel and honorably discharged veterans include those members from the following U.S. military
services branches: Air Force, Army, Coast Guard, Marine Corps, Navy and Space Force, and any active Reserve
members of these military services branches and any active members of the Air or Army National Guard.
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Available Discounts Disclosure Statement Created: 03/08/2021 CA0310-19026853-60

First-time homebuyer discount – To qualify for a first-time homebuyer discount: (1) the
property being purchased is a fee simple interest in a primary, owner-occupied residence;
and (2) at least one of the undersigned purchaser(s) is a U.S. citizen, permanent resident or
qualified alien and has either never owned any property or, has not been an owner in a
primary residence for the last three calendar years from the date signed below.

First responder discount – To qualify for a first responder discount: (1) the property being
purchased, mortgaged or refinanced is a fee simple interest in a primary, owner-occupied
residence; and (2) at least one of the undersigned purchaser(s), seller(s) or borrower(s), as
applicable, is a U.S. citizen, permanent resident or qualified alien and is currently employed
as a police officer, firefighter, paramedic or emergency medical technician on the date
signed below.

 This Request Form is completed under penalty of perjury and is made for the purpose of inducing Stewart Title to provide
the title premium discount, and the representations contained herein are material to such insurance coverage pricing.  The
undersigned hereby indemnifies and holds Stewart Title harmless from any loss or damage, liability, costs, expenses and
attorneys’ fees which it may sustain to the extent any representation contained herein is incorrect. The undersigned
understands that Stewart Title may decide not to provide the requested title insurance despite the information and
affirmations contained herein.

PLEASE READ AND COMPLETE THE STGC TITLE PREMIUM DISCOUNT REQUEST FORM ON THE PREVIOUS
PAGE BEFORE SIGNING BELOW. IF YOU DO NOT UNDERSTAND OR HAVE ANY QUESTIONS ABOUT THIS
AFFIDAVIT, YOU SHOULD CONTACT YOUR LOCAL STEWART TITLE PROFESSIONAL.

THE UNDERSIGNED DECLARES UNDER PENALTY OF PERJURY THAT THE ABOVE INFORMATION IS TRUE AND
CORRECT.

________________________________________
Signature

________________________________________
Signature

________________________________________
Printed Name

________________________________________
Printed Name

________________________________________
Date Signed

________________________________________
Date Signed
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EXHIBIT A
Legal Description

The land hereinafter referred to is situated in the City of Corona, County of Riverside, State of California, and is described
as follows:

Lot 27 of Tract No. 24601-11, as shown by Map on file in Book 288, Pages 1 through 4, inclusive of Maps, Records of
Riverside County, California.

APN: 116-202-007
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This map is for your aid in locating the subject property with reference to streets and other parcels.  While this map is believed to be correct, Stewart
Title of California and subsequent insurance companies, assume no liability for any loss occurred by reason of reliance thereon.
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EXHIBIT B (05-06-16)
CALIFORNIA LAND TITLE ASSOCIATION STANDARD COVERAGE POLICY – 1990 EXCLUSIONS FROM COVERAGE

The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys'
fees or expenses which arise by reason of:
1. (a) Any law, ordinance or governmental regulation (including but not limited to building or zoning laws, ordinances, or regulations) restricting, regulating, prohibiting or relating (i) the occupancy, use, or enjoyment of the land; (ii) the

character, dimensions or location of any improvement now or hereafter erected on the land; (iii) a separation in ownership or a change in the dimensions or area of the land or any parcel of which the land is or was a part; or (iv)
environmental protection, or the effect of any violation of these laws, ordinances or governmental regulations, except to the extent that a notice of the enforcement thereof or a notice of a defect, lien, or encumbrance resulting from a
violation or alleged violation affecting the land has been recorded in the public records at Date of Policy.
(b) Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise thereof or notice of a defect, lien or encumbrance resulting from a violation or alleged violation affecting the land has been
recorded in the public records at Date of Policy.

2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from coverage any taking which has occurred prior to Date of Policy which would be binding on the
rights of a purchaser for value without knowledge.

3. Defects, liens, encumbrances, adverse claims or other matters:
a. whether or not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed to by the insured claimant;
b. not known to the Company, not recorded in the public records at Date of Policy, but known to the insured claimant and not disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an

insured under this policy;
c. resulting in no loss or damage to the insured claimant;
d. attaching or created subsequent to Date of Policy; or
e. resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the insured mortgage or for the estate or interest insured by this policy.

4. Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or the inability or failure of any subsequent owner of the indebtedness, to comply with the applicable doing business laws
of the state in which the land is situated.

5. Invalidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the insured mortgage and is based upon usury or any consumer credit protection or truth in lending law.
6. Any claim, which arises out of the transaction vesting in the insured the estate of interest insured by this policy or the transaction creating the interest of the insured lender, by reason of the operation of federal bankruptcy, state insolvency

or similar creditors' rights laws.

EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART I
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of:
1. 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 b e 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, which are 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;
d. improvements on the Land;
e. land division;
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 appear 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.
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 or $2,500.00 (whichever is less) $10,000.00
Covered Risk 18: 1% of Policy Amount or $5,000.00 (whichever is less) $25,000.00
Covered Risk 19: 1% of Policy Amount or $5,000.00 (whichever is less) $25,000.00
Covered Risk 21: 1% of Policy Amount or $2,500.00 (whichever is less) $5,000.00

2006 ALTA LOAN POLICY (06-17-06) EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys'
fees, or expenses that arise by reason of:
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or relating to

(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions, or location of any improvement erected on the Land;
(iii) the subdivision of land; or
(iv) environmental protection;

or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit the coverage provided under Covered Risk 5.
(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.

2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters

(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became

an Insured under this policy;
(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or 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
PART I

This policy does not insure against loss or damage (and the company will not pay costs, attorneys' fees or expenses) which arise by reason
of:
1. (a) taxes or assessments 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.

(b) 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 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, which are 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:
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2006 ALTA OWNER'S POLICY (06-17-06) EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys’ fees, or expenses that arise by reason of:
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or relating to

(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions, or location of any improvement erected on the Land;
(iii) the subdivision of land; or
(iv) environmental protection;
or the effect of any violation of these laws, ordinances, or governmental regulations. This Exclusion 1(a) does not modify or limit the coverage provided under Covered Risk 5.

(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6.
2. Rights of eminent domain. This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.
3. Defects, liens, encumbrances, adverse claims, or other matters

(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became

an Insured under this policy;
(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 9 and 10); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Title.

4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights laws, that the transaction vesting the Title as shown in Schedule A, is
(a) a fraudulent conveyance or fraudulent transfer; or
(b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy.

5. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and the date of recording of the deed or other instrument of transfer in the Public Records that
vests Title as shown in Schedule A.

The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions fromCoverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following
Exceptions from Coverage:

EXCEPTIONS FROM COVERAGE
This policy does not insure against loss or damage (and the company will not pay costs, attorneys' fees or expenses) which arise by reason of:
1. 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 by making inquiry of persons in possession thereof.
3. Easements, liens or encumbrances, or claims thereof, which are 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 that 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.

ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY (04-02-15) EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys
fees or expenses which arise by reason of:
1. a. Any law, ordinance or governmental regulation (including but not limited to building and zoning laws, ordinances, or regulations) restricting, regulating, prohibiting or relating to

(i) the occupancy, use, or enjoyment of the Land;
(ii) the character, dimensions or location of any improvement now or hereafter erected on the Land;
(iii) 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 which would not have been sustained if the Insured Claimant had paid value for the Insured Mortgage.

4. Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doingbusiness 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 Insured has Knowledge that the vestee shown in Schedule A is no longer the owner of the estate

o r 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.

Exhibit B Created: 03/08/2021 CA0310-19026853-60
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OWNER'S AFFIDAVIT AND INDEMNITY

Order No.: CA0310-19026853-60
Address/Location: 1038 Mccall Drive, Corona, CA 92881-8451

APN: 116-202-007
In connection with the request of the Undersigned (“Affiant”) for the preparation and issuance of insurance, Affiant makes
the following statements and representations for the benefit of, and reliance by, title insurer Stewart Title Guaranty
Company, and its policy issuing agent Stewart Title of California (collectively hereafter referred to as “TITLE”):

1. Affiant owns and holds title to property described in Schedule A of the Preliminary Report or
Commitment issued in connection with the above referenced Order Number (the “Property”).

2. The Affiant's possession of the Property has been peaceful and undisturbed, and title thereto has
never been disputed, questioned or rejected, nor has the issuance of title insurance ever been
refused, except as follows: (If none, please state “none”)
______________________________________________________________________________

3. Other than the Affiant, there are no parties entitled to possession of the Property other than the
following:  (If none, please state “none”)
______________________________________________________________________________

4. There are no leases, licenses, options, rights of first refusal, or contracts to sell, affecting the
Property, or any parties currently in possession, of the Property, except the following: (If none, please
state “none”)
______________________________________________________________________________

5. All assessments by a management, common area, building maintenance or homeowner association,
if any, are paid current or are not yet due and payable.

6. There are no pending contemplated repairs/improvements to the Property, except the following: (If
none, please state “none)
______________________________________________________________________________

7. There has been no building materials, repairs, improvements, or remodeling performed, provided,
furnished or delivered within the last 12 months, except as follows: (If none, please state “none”)
______________________________________________________________________________

8. Affiant is not aware of the existence of any of the following:
a. Improvements encroaching into any easements or over any boundary lines of the Property.
b. Adjoining property improvements encroaching onto the Property.
c. Liens against the Property and/or judgments or tax liens against Affiant or any other

property owner currently in title, except those described in the Preliminary Report or
Commitment issued in connection with the above referenced Order Number.

d. Outstanding claims or persons entitled to claims for mechanics' or materialman liens
against the Property.

e. Pending repairs/improvements to the adjacent street(s).
f. Any pending litigation involving the Property, the Affiant or any other property owner

currently in title.
g. Recent improvements completed or being made to any common area(s) located within the

subdivision in    which the Property is located.
h. Violations of any recorded covenants, conditions and/or restrictions imposed on the

Property.
i. Any pending assessments for Community Facility Districts.
j. Any new, pending or existing obligation or loan including any home improvements on the

Property pursuant to the PACE or HERO program, or any other similar type program.
k. Any use of the property for the production, sale, warehousing or transporting of fresh fruits,

vegetables, livestock or poultry (e.g. supermarkets, restaurants, wineries, breweries and
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meat packing plants).

With regard to 8a.-8k, except as follows: (If none, please state “none”)
____________________________________________________________________________

9. No proceedings in bankruptcy or receivership have been instituted by or against the Affiant or any
other property owner currently in title.

10. There are no unpaid utility type bills including but not limited to bills for water, sewer, hazardous
waste, recycling, storm drain and/or rubbish and there are no liens related to such utilities from or on
the Property, with the exception of the following: (If none, please state “none”)
______________________________________________________________________________

11. There are no financial obligations secured by trust deeds, mortgages, financing statements, vendor’s
liens, security agreements or otherwise, against the Property, except as set forth in the Preliminary
Report, proforma and/or Commitment, and as set forth below: (If none, please state “none”)

Creditor Approximate Balance

12. There has been no harvesting or production of any oil, gas, geothermal materials or other minerals
from or on the Property and there are no oil, gas, geothermal and/or mineral leases, licenses, options,
rights of first refusal, and/or contracts to sell, affecting the mineral rights associated with the Property,
or other parties currently in possession, of the mineral rights on the Property, except the following: (If
none, please state “none”)
______________________________________________________________________________

13. Other than the Affiant, there are no other parties currently in possession of the Property, including but
not limited to, any possessory interest associated with the harvesting of any oil, gas, geothermal
materials or other minerals, except the following: (If none, please state “none”)
______________________________________________________________________________

This is a sworn affidavit and is made for the purpose of inducing TITLE to provide certain insurance coverage to a
purchaser and/or lender, and the representations contained herein are material to such insurance coverage.  The
undersigned hereby indemnifies and holds Stewart Title Guaranty Company and its policy issuing agent identified above
harmless from any loss or damage, liability, costs, expenses and attorneys’ fees which it may sustain under its policies of
title insurance or commitments to the extent any representation contained herein is incorrect. The undersigned
understands that TITLE may decide not to provide the requested title insurance despite the information and affirmations
contained herein.

PLEASE READ, COMPLETE AND RESPOND TO ALL STATEMENTS CONTAINED IN THIS OWNER’S AFFIDAVIT
AND INDEMNITY BEFORE SIGNING IN THE PRESENCE OF A NOTARY PUBLIC. THE NOTARY PUBLIC WILL
EXECUTE THE ACKNOWLEDGMENT ON THE FOLLOWING PAGE. HOWEVER, IF YOU DO NOT UNDERSTAND OR
HAVE ANY QUESTIONS ABOUT THIS AFFIDAVIT, YOU SHOULD SEEK THE ASSISTANCE OF YOUR
INDEPENDENT FINANCIAL AND/OR LEGAL ADVISOR BEFORE SIGNING.

___________________________________
George W Nasr

___________________________________
Lorin N Mansour

__________________________________
Date Signed
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A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document to which this certificate
is attached, and not the truthfulness, accuracy, or
validity of that document.

State of California
County of Riverside

Subscribed and sworn to (or affirmed) before me on
this __________ day of ______________, 20______, by__________________________________________, proved to
me on the basis of satisfactory evidence to be the person(s) who appeared before me.

Signature_______________________________ (Seal)
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Statement of Information
(Confidential)

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

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

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

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

First                                     Middle                              Last First                                     Middle                              Last

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

Birthplace Birth Date Birthplace Birth Date

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

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

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

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

Dissolutions pending
Required to make child support payments?
Required to make Family support payments?

     Yes     No     (circle one)
     Yes     No     (circle one)
     Yes     No     (circle one)

Dissolutions pending
Required to make child support payments?
Required to make Family support payments?

     Yes     No     (circle one)
     Yes     No     (circle one)
     Yes     No     (circle one)

If paying former spouse directly, please provide address: If paying former spouse directly, please provide address:

Party 1 – Occupations for Last 10 Years

Present Occupation Firm Name Address No. of Years

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

Number and Street City and State From To

Party 2 – Occupations for Last 10 Years

Present Occupation Firm Name Address No. of Years

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

Number and Street City and State From To

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

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

Date Signature Signature

Home Phone                           Work Phone Home Phone                               Work Phone

Email Address Email Address
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BOE-502-A  (P1) REV. 13 (06-17)

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

FOR ASSESSOR’S USE ONLY

1038 Mccall Drive
Corona, CA 92881-8451

ASSESSOR'S PARCEL NUMBER

SELLER/TRANSFEROR
George W Nasr and Lorin N Mansour
BUYER'S DAYTIME TELEPHONE NUMBER
(          )
BUYER'S EMAIL ADDRESS

STREET ADDRESS OR PHYSICAL LOCATION OF REAL PROPERTY
1038 Mccall Drive, Corona, CA 92881-8451

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

MO DAY YEAR

YES  NO Are you a disabled veteran or an unmarried surviving spouse of a disabled veteran who was
compensated at 100% by the Department of Veterans Affairs?

MAIL PROPERTY TAX INFORMATION TO (NAME)

MAIL PROPERTY TAX INFORMATION TO (ADDRESS)
1038 Mccall Drive

CITY
Corona

STATE
CA

ZIP CODE
92881

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

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

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

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

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

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

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

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

  the transferor, and/or   the transferor's spouse   registered domestic partner.
  2. to/from an irrevocable trust for the benefit of the

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

being transferred remain exactly the same after the transfer.
  N. This is a transfer subject to subsidized low-income housing requirements with governmentally imposed restrictions, or restrictions

imposed by specified nonprofit corporations.
  * O. This transfer is to the first purchaser of a new building containing an active solar energy system.
  P. Other.  This transfer is to

* Please refer to the instructions for Part 1.
Please provide any other information that will help the Assessor understand the nature of the transfer.
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THIS DOCUMENT IS NOT SUBJECT TO PUBLIC INSPECTION
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BOE-502-A  (P2) REV. 13 (06-17)

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

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

 Other.  Please explain:  

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

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

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

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

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

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

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

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

 

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

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

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

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

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

CERTIFICATION

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

SIGNATURE OF BUYER/TRANSFEREE OR CORPORATE OFFICER DATE TELEPHONE

(          )
NAME OF BUYER/TRANSFEREE/PERSONAL REPRESENTATIVE/CORPORATE OFFICER (PLEASE PRINT) TITLE EMAIL ADDRESS

The Assessor's office may contact you for additional information regarding this transaction.
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CA0310-19026853-60

LARRY W. WARD
COUNTY OF RIVERSIDE

ASSESSOR-COUNTY CLERK-RECORDER

DOCUMENTARY TRANSFER TAX AFFIDAVIT

Recorder
P.O. Box 751
Riverside, CA 92502-0751
(951) 486-7000

Website: www.riversideacr.com

WARNING
ANY PERSON WHO MAKES ANY MATERIAL MISREPRESENTATION OF FACT FOR THE PURPOSE OF AVOIDING ALL OR ANY PART OF THE
DOCUMENTARY TRANSFER TAX IS GUILTY OF A MISDEMEANOR UNDER SECTION 5 OF ORDINANCE 516 OF THE COUNTY OF RIVERSIDE AND IS
SUBJECT TO PROSECUTION FOR SUCH OFFENSE.

ASSESSOR’S PARCEL NO. _____--_____--_____  I declare that the documentary transfer tax for this
Property Address: ___________________________ transaction is: $_______________.

If this transaction is exempt from Documentary Transfer Tax, the reason must be identified below.
I CLAIM THAT THIS TRANSACTION IS EXEMPT FROM DOCUMENTARY TRANSFER TAX BECAUSE: (The Sections listed
below are taken from the Revenue and Taxation Code with the exception of items 11 and 12 which are taken from Riverside County
Ordinance 516). Please check one or explain in “Other”.

1. ___ Section 11921. The conveyance was given to secure a debt.
2. ___ Section 11922. The conveyance is to a governmental entity or political subdivision.
3. ___ Section 11923. The conveyance is under a reorganization or adjustment plan.
4. ___ Section 11924. The conveyance is under order of the Securities and Exchange Commission.
5. ___ Section 11925. The transfer is between individuals and a legal entity or partnership, or between legal entities and does

not change the proportional interests held.
6. ___ Section 11926. The conveyance is from a trustor to a beneficiary, in lieu of foreclosure, and no additional

consideration was paid.
 ___ Section 11926. The conveyance is to a grantee who is the foreclosing beneficiary and the consideration paid by the

foreclosing beneficiary does not exceed the unpaid debt.
7. ___ Section 11927. The conveyance relates to a dissolution of marriage or legal separation.

(A spouse must sign a written recital in order to claim this exemption. This form may be used for that purpose.)
8. ___ Section 11928. The conveyance is by a governmental entity with an agreement by purchaser to reconvey.
9. ___ Section 11929. The conveyance is by a governmental entity to an authorized nonprofit corporation.
10. ___ Section 11930. The conveyance is an inter vivos gift* or a transfer by death.

*Please be aware that information stated on this document may be given to and used by governmental
agencies, including the Internal Revenue Service. Also, certain gifts in excess of the annual Federal gift tax
exemption may trigger a Federal Gift Tax.  In such cases, the Transferor (donor/grantor) may be required to
file Form 709 (Federal Gift Tax Return) with the Internal Revenue Service.

11. ___ Section 8. The easement is not perpetual, permanent, or for life.
12. ___ Section 9. The document is a lease for a term of less than (35) years (including written options).
13. ___ Other (Include explanation and authority)  

 
 

I DECLARE UNDER PENALTY OF PERJURY THAT THE FOREGOING IS TRUE AND CORRECT.

Executed this   day of  , 20   at  
 City State

  
Signature of Affiant  Printed Name of Affiant

  
Name of Firm (if applicable)  Address of Affiant (including City, State, and Zip Code)

 
  Telephone Number of Affiant (including area code)

This form is subject to the California Public Records Act (Government Code 6250 et. seq.)
For Recorder’s Use:

Affix PCOR Label Here
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CA0310-19026853-60

ACR 521 (Rev. 04/2014) Available in Alternate Formats
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X

03/08/2021 1038 McCall Dr, Corona, CA  92881-8451
PRERNA  KOCHAR

Lynda Bui, BK Trustee

X

PRERNA  KOCHAR

Ameristar Real Estate Inv., 3308 Via Giovanni Circle Corona CA 92881 951.538.1687 951.253.4764 PRERNA
Jazz Kochar

03/15/2021
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Brandon Iskander

From: Brandon Iskander
Sent: Monday, February 22, 2021 3:30 PM
To: 'Laila Masud'
Cc: Ed Hays; Layla Buchanan; Anne Marie Vernon
Subject: RE: Nasr 6:19-bk-10263-SY - 1038 McCall Drive, Corona, CA 92881

Hi Laila, 
 
I have been in touch with the first lienholder, but they have not responded as yet. It’s standard practice to only insure up 
to the value of the lien, so that insurance is not expected to cover the total value of the property. Have you been in 
touch with your client on this and does your client intend to obtain insurance? 
 
Please let us know as soon as possible. 
 
Thanks, 
 
Brandon 
 
From: Laila Masud  
Sent: Thursday, February 18, 2021 2:41 PM 
To: Brandon Iskander <BIskander@shulmanbastian.com> 
Cc: Ed Hays <EHays@MarshackHays.com>; Layla Buchanan <LBuchanan@marshackhays.com>; Anne Marie Vernon 
<AVernon@shulmanbastian.com> 
Subject: Re: Nasr 6:19-bk-10263-SY - 1038 McCall Drive, Corona, CA 92881 
 
Brandon: 
 
Did you ask the first lienholder if they have forced-place insurance? 
 
I’ll check with our client and see what he would like to do. 
 
Laila 
 

From: Brandon Iskander <BIskander@shulmanbastian.com> 
Date: Thursday, February 18, 2021 at 2:38 PM 
To: Laila Masud <LMasud@marshackhays.com> 
Cc: Ed Hays <EHays@MarshackHays.com>, Layla Buchanan <LBuchanan@marshackhays.com>, Anne Marie 
Vernon <AVernon@shulmanbastian.com> 
Subject: RE: Nasr 6:19-bk-10263-SY - 1038 McCall Drive, Corona, CA 92881 
 
Hi Laila, 
  
We never heard back on this. As you may now know, Pacific Specialty has now denied coverage and has rescinded its 
policy. So, we need to know if your client will be obtaining insurance for his alleged interest in the McCall Drive Property.
If not, then we will need to obtain the insurance and we will be surcharging your client under Section 506(c). 
  
Please advise on whether your client intends to obtain insurance for this property. 
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Thanks, 
  
Brandon 
  
Brandon J. Iskander 
Associate 
biskander@shulmanbastian.com 
http://www.shulmanbastian.com 
  

 
  
Orange County -  100 Spectrum Center Drive, Suite 600, Irvine, CA 92618, Phone: 949-340-3400  Fax: 949-340-3000 
Inland Empire – 3550 Vine Street, Suite 210, Riverside, CA 92507, Phone: 951-275-9300  Fax: 951-275-9303 
  
  

 
  
  
Confidentiality Notice: The information contained in this electronic e-mail and any accompanying attachment(s) is intended only for the use of the intended recipient 
and may be confidential and/or privileged. If any reader of this communication is not the intended recipient, unauthorized use, disclosure or copying is strictly 
prohibited, and may be unlawful. If you have received this communication in error, please immediately notify the sender by return e-mail, and delete the original 
message and all copies from your system. Thank you. 
  
  
  
From: Brandon Iskander  
Sent: Wednesday, January 13, 2021 2:25 PM 
To: 'Laila Masud' <LMasud@marshackhays.com> 
Cc: Ed Hays <EHays@MarshackHays.com>; Layla Buchanan <LBuchanan@marshackhays.com>; Anne Marie Vernon 
<AVernon@shulmanbastian.com> 
Subject: RE: Nasr 6:19-bk-10263-SY - 1038 McCall Drive, Corona, CA 92881 
  
Hi Laila, 
  
We’ve been concerned about when the water damage occurred (April 2020) and Pacific Specialty’s ongoing delay in 
providing coverage for repairs. Also, if there is no insurance covering the Guirguis lien, I think we both have a common 
interest in making sure that it is insured. 
  
Your thoughts? 
  
Brandon 
  
From: Laila Masud  
Sent: Wednesday, January 13, 2021 1:29 PM 
To: Laila Masud <LMasud@marshackhays.com> 
Cc: Brandon Iskander <BIskander@shulmanbastian.com>; Ed Hays <EHays@MarshackHays.com>; Layla Buchanan 
<LBuchanan@marshackhays.com>; Anne Marie Vernon <AVernon@shulmanbastian.com> 
Subject: Re: Nasr 6:19-bk-10263-SY - 1038 McCall Drive, Corona, CA 92881 
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May I ask why you are asking? 

Regards,  
Laila Masud 
  

On Jan 13, 2021, at 1:21 PM, Laila Masud <lmasud@marshackhays.com> wrote: 

Brandon: 
  
I checked with our client. He did not maintain any insurance for the McCall Drive Property. 
  
Thanks.  
  
Laila 
  

From: Brandon Iskander <BIskander@shulmanbastian.com> 
Date: Wednesday, January 13, 2021 at 12:27 PM 
To: Ed Hays <EHays@MarshackHays.com> 
Cc: Laila Masud <LMasud@marshackhays.com>, Layla Buchanan 
<LBuchanan@marshackhays.com>, Anne Marie Vernon <AVernon@shulmanbastian.com> 
Subject: Nasr 6:19-bk-10263-SY - 1038 McCall Drive, Corona, CA 92881 

Ed, 
  
Your client Victor Guirguis currently has a security interest in the above-described McCall Drive 
Property. Does your client maintain any insurance for this property? If so, may I please have a copy of 
the proof of insurance? 
  
Thanks, 
  
Brandon 
  
Brandon J. Iskander 
Associate 
biskander@shulmanbastian.com 
http://www.shulmanbastian.com 
  
<image001.jpg> 
  
Orange County -  100 Spectrum Center Drive, Suite 600, Irvine, CA 92618, Phone: 949-340-3400  Fax: 949-340-3000 
Inland Empire – 3550 Vine Street, Suite 210, Riverside, CA 92507, Phone: 951-275-9300  Fax: 951-275-9303 
  
  
<image002.png> 
<image003.png> 
  
  
Confidentiality Notice: The information contained in this electronic e-mail and any accompanying attachment(s) is intended only for the use of 
the intended recipient and may be confidential and/or privileged. If any reader of this communication is not the intended recipient, 
unauthorized use, disclosure or copying is strictly prohibited, and may be unlawful. If you have received this communication in error, please 
immediately notify the sender by return e-mail, and delete the original message and all copies from your system. Thank you. 
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MOTION FOR ORDER AUTHORIZING ABANDONMENT OF REAL PROPERTY 
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D. EDWARD HAYS, #162507 
ehays@marshackhays.com 
LAILA MASUD, #311731 
lmasud@marshackhays.com 
MARSHACK HAYS LLP 
870 Roosevelt 
Irvine, California 92620 
Telephone: (949) 333-7777 
Facsimile: (949) 333-7778 
 
Attorneys for Creditor and Party in Interest,  
VICTOR LOUIS GUIRGUIS  
 
DONALD W. REID, #281743 
don@donreidlaw.com 
LAW OFFICE OF DONALD W. REID 
PO Box 2227 
Fallbrook, California 92088 
Telephone: (951) 777-2460 
 
Attorneys for Debtor,  
GEORGE W. NASR 
 

UNITED STATES BANKRUPTCY COURT 

CENTRAL DISTRICT OF CALIFORNIA - RIVERSIDE DIVISION 

 
 

 
IN RE 
 
GEORGE W. NASR, 
aw American General Private Security Corp., 
aw A&G Uniform Inc., 
 
 DEBTOR. 
 
 
 
 
 
 
 

Case No. 6:19-bk-10263-SY 
 
Chapter 7 
 
MOTION TO COMPEL ABANDONMENT 
OF ESTATE’S INTEREST IN REAL 
PROPERTY LOCATED AT 1038 MCCALL 
DR. CORONA, CALIFORNIA; 
MEMORANDUM OF POINTS AND 
AUTHORITIES; DECLARATIONS OF 
D. EDWARD HAYS, DONALD W. REID, 
GEORGE NASR, VICTOR L. GUIRGUIS, 
DAVID HAYWARD, AND CYNTHIA 
QUINTEROS IN SUPPORT 
 
Date: March 25, 2021 
Time: 9:30 a.m. 
Courtroom: 302 
 

TO THE HONORABLE SCOTT H. YUN, UNITED STATES BANKRUPTCY JUDGE, THE 

OFFICE OF THE UNITED STATES TRUSTEE, TRUSTEE, AND ALL INTERESTED PARTIES: 
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2 

MOTION FOR ORDER RE ABANDONMENT OF REAL PROPERTY 

 

Victor Louis Guirguis (“Mr. Guirguis” or “Creditor”), and George Nasr (“Debtor” or Mr. 

Nasr”) respectfully move this Court for an order compelling abandonment of the Estate’s interest in 

residential real property that has suffered significant uninsured damage (“Motion”).  

1. Summary of Argument 

A party in interest may move to compel abandonment if an estate asset is of burdensome or 

inconsequential value. In this case, the estate has an interest in Debtor’s residential real property 

located at 1038 McCall Dr. Corona, California (“Property’). Post-petition, the Property sustained 

massive, uninsured water damage leaving it uninhabitable and a state of disrepair. Two current 

appraisals value the property at $385,000 to $395,000. The principal balance secured by the first-in-

priority deed of trust is $390,730.09. Thus, even though the Trustee is currently seeking to avoid and 

recover the secured-in-priority deed of trust which secures a claim of $360,487 the property is worth 

less than what is owed to the undisputed first lien holder.  

While the bankruptcy was pending, Debtor obtained property insurance which was in place at 

the time of the water damage. The carrier, however, has rescinded the policy and has refused to pay 

for the necessary repairs. The Trustee did not have insurance. Because of the significant damage and 

mold, the Property is uninhabitable and there is no viable path to repairing it. Unless the Trustee 

commits to spending the hundreds of thousands of dollars necessary to repair the Property, it should 

be abandoned so that the Debtor and the second lien holder can work to repair the Property.  

2. Factual Background  

1. The Bankruptcy Filing 

Over two years ago, on January 11, 2019 (“Petition Date”), George W. Nasr (“Debtor”) filed 

a voluntary petition seeking relief under Chapter 7 of Title 11 of the United States Code. Lynda T. 

Bui was appointed the Chapter 7 Trustee (“Trustee”) of the bankruptcy estate (“Estate”). On the 

same day, Debtor filed his schedules and statement of financial affairs (“Schedules”).1   

In his Schedule A/B, Debtor listed an ownership interest in real property located at 1038 

 

1 True and correct copies of Debtor’s Schedules are attached to the Declaration of George Nasr 
(“Nasr Dec.”) as Exhibit “1.” 
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McCall Drive, Corona, California (“Property”), with a scheduled value of $755,747.00. See 

Declaration of D. Edward Hays (“Hays Dec.”) ¶¶8-10; see also, Nasr Dec., Ex 1. 

In his Schedule D, Debtor listed two liens against the Property. The first lien was held by 

Flagstar Bank2 in the amount of $407,089.90 (“Mortgage Lien”). Id. The second lien is held by Mr. 

Guirguis in the amount of $300,000 (“Guirguis Lien”). Id. 

In his Schedule C, Debtor claims a $100,000 homestead exemption in the Property pursuant 

to Cal. Civ. Proc. Code § 704.730 (“Exemption”). Id. 

On June 10, 2019, as Dk. No. 27, Trustee filed a complaint seeking to avoid, recover, and 

preserve as a fraudulent transfer the Guirguis Lien, initiating adversary case no. 6:19-ap-01088-SY 

(“Adversary Proceeding”). Hays Dec., ¶12. 

On September 16, 2019, Mr. Guirguis filed a secured proof of clam in the amount of 

$360,487.92 based on the Guirguis Lien (“POC #15”). Hays Dec., ¶13. 

On January 14, 2020, as Dk. No. 62, the Trustee filed a Motion to Disallow Debtor’s Claim 

of Homestead Exemption in Real Property of the Estate and for Turnover Order (“Exemption 

Objection”). Hays Dec., ¶11. 

The Adversary Proceeding and Exemption Objection remain pending. 

2. The Property, Marketing Efforts, Subsequent Water Damage 
Making It Uninhabitable, Insurance Refusal to Cover Repairs, and 
Recent Property Appraisals 
 

The Property is a two-story, five-bedroom, four-bath single family residence. The Property is 

listed as Debtor’s residence in his schedules. See Nasr Dec., Ex. 1. 

On or about November 2019, Debtor obtained a post-petition insurance policy on the 

Property with Pacific Specialty Insurance Company (“Pacific Insurance” or “Pacific Specialty”). See 

Nasr Dec., at ¶8.  

On January 1, 2020, as Dk. No. 60, Trustee filed an application to employ Pro Realty Group 

as Real Estate Broker (“Broker”) to market and sell the Property with a proposed listing price of 

 

2 Servicer for Mortgage Lien is Community Loan Servicing, LLC. 
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$730,000.  See Dk. No. 60 at. 2-3. Trustee believed that notwithstanding the Adversary Proceeding, 

the Property could result in a price “in excess of both the Mortgage Lien and the Guirguis Lien.” Id. 

at 2. On January 29, 2020, as Dk. No. 71, the Court entered an order approving Trustee’s application 

to employ the Broker. 

Between January 29, 2020, and April 28, 2020, no offers on the Property were made known 

to creditors by the Trustee. See Guirguis Dec., at ¶7. 

On or about April 28, 2020, and while Debtor was away from the Property, a water supply 

line to a toilet in one of the upstairs bathrooms burst causing the Property to sustain substantial water 

damage to its flooring, walls, and Debtor’s personal property in the first and second floors. See Nasr 

Dec. at ¶9.3 The water damage and resulting mold made the Property uninhabitable and required 

Debtor to move out. Id.  

On the morning of April 29, 2020, Debtor discovered the flood and immediately tendered a 

loss claim with Pacific Specialty for the water damage. Id. at ¶10. 

On or about June 22, 2020, Pacific Insurance obtained an assessment of the cost to repair the 

Property, which estimated the cost of materials to repair the property to be $222,944.76. A true and 

correct copy of the restoration quote produced by Pacific Insurance pursuant to the Insurance 

Subpoena4 is attached to the Reid Dec. as Exhibit “3.” Debtor believes an additional $150,000 for 

labor and services will be necessary to bring the Property back to “good condition.” Nasr Dec., at 

¶15. The outstanding principal balance secured by the first-in-priority deed of trust is $390,730.09 

 

3 The cause of the flood has been corroborated by Pacific Insurance’s investigation into the claim.  
On or about September 15, 2020, the Trustee served a subpoena upon Pacific Insurance requesting 
the production of all documents relating to the Property and its investigation of the insurance claim 
(the “Insurance Subpoena”).  Thereafter, the Trustee stipulated she would produce to Debtor all 
documents she received from Pacific Insurance pursuant to the Insurance Subpoena.  In November 
2020, Pacific Insurance produced documents to the Trustee in response to the Insurance Subpoena 
who, in turn, produced those documents to Debtor.  Included among the documents produced by 
Pacific Insurance was a Level III inspection report of the burst water supply line, which found that a 
product failure was the cause for the flood.  A true and correct copy of the Level III inspection report 
obtained by Pacific Insurance and produced to the Trustee and Debtor pursuant to the Insurance 
Subpoena is attached to the Declaration of Don Reid (“Reid Dec.”) as Exhibit “2”. 
4 Supra, fn. 3. 
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pursuant to Debtor’s most recent Mortgage Statement, dated January 18, 2021. A true and correct 

copy of the January 2021 Mortgage Statement is attached to the Nasr Declaration as Exhibit “4.” 

On February 5, 2021, Pacific Insurance notified Debtor that it rescinded the policy and would 

not cover the damages to the Property because Debtor failed to disclose the Adversary Proceeding as 

a “open/pending liability and or property claim” for the Property in his insurance application. A true 

and correct copy of Pacific Insurance Letter is attached to the Reid Dec. as Exhibit “5.” 

To determine the value of the Property in its current condition, Debtor and Creditor each 

obtained two separate appraisals for the Property in its current, damaged condition:  

- The first appraisal report, dated February 13, 2021, provided by the Hayward Appraisal 

Company appraised the Property at $385,000. A true and correct copy of the Hayward 

Appraisal Report is attached to the Declaration of David Hayward as Exhibit “6.”  

- The second appraisal report, dated February 20, 2021, by Cynthia Quinteros, a California 

Certified General Appraiser, places the value of the Property at $395,000. A true and 

correct copy of the Quinteros Appraisal Report is attached to the Declaration of Cynthia 

Quinteros as Exhibit “9.” (collectively, the “Appraisals”) 

As noted in the Appraisals, excluding the interior damage, the landscaping of the Property 

also is in poor condition and the pool and spa are drained and are in need of repair.5 See Exs. 6, 9. 

Moreover, since the flood damage, the Property has remained vacant and uninhabitable due to mold. 

To date, and to the best of Creditor’s and Debtor’s knowledge, Trustee has not obtained a ready 

buyer for the Property since the real estate agent was first employed 14 months ago. See Guirguis 

Dec. at ¶11; see also, Nasr Dec., at ¶15. 

As set forth above, the value of the Property in its current moldy condition is $385,000-

$395,000 due to substantial water damage. At this range of values, the Property likely cannot be sold 

for enough to even pay the $390,000 owed on the first deed of trust.  

 

 

5 The landscaping and pool damage are natural consequences of the water supply to the Property 
being shut down following the flood.  Nasr Dec., at ¶9. 
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The Property is also burdensome because (1) Pacific Insurance has refused to cover the loss 

and pay for the repairs needed to restore the Property back to its previous value, (2) the Trustee lacks 

insurance that could repair the significant damage to the Property, (3) the Trustee does not have 

funds necessary to service the first mortgage to keep it from becoming larger from unpaid interest, 

(4) the Trustee does not have the funds to keep the vacant property from becoming a liability to the 

estate as an attractive nuisance; and (5) the Property has been vacant and in disrepair for almost a 

year and poses a health and safety risk to any who enters. Good cause thus exists to compel 

abandonment. Once abandoned, Debtor and Creditor will be forced to pay for repairs, pursue costly 

insurance litigation, or allow the Property to be lost in foreclosure.  

3. Legal Authority 

A. The Property is of inconsequential value and benefit to the Estate 

A trustee appointed to administer an estate in chapter 7 bankruptcy proceedings is charged by 

statute with “collect[ing] and reduc[ing] to money the property of the estate.” 11 U.S.C. § 704. It is 

“the trustee’s duty to maximize the assets of the bankruptcy estate to allow maximum recovery for 

the debtor’s creditors.” See In re Feiler, 218 F.3d 948, 952 (2000). Property, however, may be 

abandoned, rather than reduced to money, if the encumbrances on the property render it valueless to 

unsecured creditors after the encumbrances and administrative costs are satisfied. In re Bolden, 327 

B.R. 657, 667 (C.D. Cal. 2005) (stating the principal of abandonment was developed to protect 

bankruptcy estates from the costs and burdens of administering property when such administration 

could not conceivably benefit unsecured creditors). Pursuant to 11 U.S.C. § 554(b), “on request of a 

party in interest and after notice and a hearing, the court may order the trustee to abandon any 

property of the estate that is burdensome to the estate or that is of inconsequential value and benefit 

to the estate.” 11 U.S.C. § 554(b). To that end, a movant bears the burden of proving that the 

bankruptcy estate’s interest in the property is of inconsequential value and benefit to the estate. In re 

Garcia, 521 B.R. 680, 686 (Bankr. D. Idaho, 2014). 

On the Petition Date, Debtor scheduled the Property with a value of $755,747, encumbered 

by two liens totaling approximately $700,000. See Ex. 1. Almost a year after the Petition Date, 
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Trustee sought out a broker, who inspected the Property and agreed to list the Property at a 

“conservative” price of $730,000. See Dk. No. 60 at 3. The Property was on the market for three 

months and no offers on the Property were made known to movants by the Trustee. See Guirguis 

Decl. ¶ 3; see also, Nasr Dec. ¶15. The Property thereafter sustained substantial water damage from 

a burst water supply line in one of the upstairs bathrooms. See Guirguis Decl. ¶9; see also, Nasr Dec. 

¶8. Although Debtor submitted a claim to Pacific Insurance on the policy he took out post-petition, 

Pacific Insurance initiated a lengthy investigation on the cause of the water leak and 9-10 months 

later, denied Debtor’s loss claim, refused to pay for any repairs to the Property because Debtor’s 

initial insurance application contained a “material representation” that there were no open claims 

against the Property in light of the pending bankruptcy and Adversary Proceeding. See Ex. 5. Indeed, 

Pacific Insurance rescinded the policy and will not cover any damages to the Property. Id. Moreover, 

the cost to repair the Property is estimated to be at least $223,000 (plus additional labor costs). See 

Ex. 5. Absent repair, two independent appraisals of the Property in its current condition assess the 

Property’s value at $385,000 and $395,000. See Exs. 6, 9. 

Assuming a cost of sale at 8% and payment of the Mortgage and Guirguis Liens from the 

proceeds, there would be no net proceeds realized from the sale of the Property “as is.” This is 

exclusive of any administrative costs and payment of Debtor’s $100,000 claimed homestead 

exemption. This information is summarized below: 

Sale Price $385,000.00 $395,000.00 

Cost of Sale (8%) $30,800.00 $31,600.00 

Mortgage Lien $395,826.23 $395,826.23 

Guirguis Lien $360,487.92 $360,487.92 
Net Proceeds -$402,114.15 -$392,914.15 

Even if the Trustee were successful in its Adversary Proceeding to avoid and recover the 

Guirguis Lien and thereafter succeed in disallowing Debtor’s $100,000 claimed homestead, the sale 

of the Property in its current damaged condition would still not yield any benefit to creditors.  

Sale Price $385,000.00 $395,000.00 

Cost of Sale (8%) $30,800.00 $31,600.00 

Mortgage Lien $395,826.23 $395,826.23 

Net Proceeds -$41,626.23 -$32,426.23 
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Note that the Net Proceeds do not include the Trustee’s additional legal expenses necessary to 

prevail in the Adversary Proceeding and Exemption Objection. 

Plainly put, the sale of the Property at the current appraised values is insufficient to cover the 

Mortgage Lien and then any portion of the Guirguis Lien and administrative costs. On the contrary, 

Trustee’s efforts to market and sale the Property “as is,” without expending any money to repair the 

Property, would only incur administrative expenses and deplete whatever funds the Trustee has in 

her possession that would otherwise be available for distribution to creditors. Should Trustee decide 

to allocate a portion of said funds to repair the Property in the hopes of selling it for greater value, 

the Trustee would also need to continue to incur administrative expenses litigating the Adversary 

Proceeding, succeed in avoiding the Guirguis Lien, and move to disallow Debtor’s $100,000 

homestead exemption for there to be a potential benefit to creditors of the estate from the subsequent 

sale of the Property.  

As set forth above, the encumbrances on the Property and the current value of the Property 

render it valueless to the estate, where the sale of the Property at the current assessed value is not 

enough to cover the encumbrances and any administrative costs. See e.g. In re Backford, 2018 

Bankr. LEXIS 796 (Bankr. D. Conn. Mar. 20, 2018) (granting secured creditor relief under section 

554(b), finding property with fair market value of $70,000, encumbered by a secured lien of 

$195,445.23 was of no value to the estate); In re Strasberg, 2018 Bankr. LEXIS 1610 (Bankr. D. 

Nev. Mar. 12, 2018) (finding grounds for abandonment proper where value of claimed exemption 

alone exceeded the value of the residence). As such, the Court should order Trustee to abandon the 

Estate’s interest, if any, in the Property. 

B. The Property is also burdensome to the Estate 

Under 11 U.S.C. § 554(b), the court may order the trustee to abandon any property of the 

estate that is burdensome to the estate. See 11 U.S.C. § 554(b). 

In this case, the Property is not only of no value to the Estate in light of the massive 

depreciation in value due and the fact that it is currently uninhabitable in light of the water damage, 

but the Property is also burdensome to the Estate for several reasons: 
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First, Pacific Specialty has refused to cover Debtor’s loss and pay for the repairs needed to 

restore the Property back to value. See, Reid Dec., Ex. 5. 

Second, the Trustee is likely to incur expenses to maintain and preserve/or restore to status 

quo the Property which will necessarily deplete any funds that would otherwise be available to repay 

creditors. The cost of repairs was estimated to be at least $223,000, which is a significant expense to 

restore a property that may nevertheless not provide a sufficient benefit to creditors upon the sale of 

the Property. See, Reid Dec., Ex. 3. 

Third, the Property has been vacant and in disrepair for almost a year and poses a health and 

safety risk to anyone who enters. The Property sustained significant water damage from the leaky 

toilet fitting, and while Debtor acted quickly to mitigate the damages, the Property has mold and 

poses a health hazard. Additionally, the pool and spa on the Property were emptied, are in need of 

repairs, and are an attractive nuisance, which exposes the estate to liability and unnecessary risk. 

C. Order of Abandonment 

Under 11 U.S.C. § 554(b), “on request of a party in interest and after notice and a hearing, 

the court may order the trustee to abandon any property of the estate that is burdensome to the estate 

or that is of inconsequential value and benefit to the estate.” 11 U.S.C. § 554(b). The party moving 

for an order to abandon property must serve the motion on the trustee. Fed. R. Bankr. P. 6007(b).  

Here, Mr. Guirguis, as a creditor and party in interest, and Debtor will give notice of the 

Motion for an order for Trustee to abandon the Property under 11 U.S.C. § 554(b) to Trustee and all 

interested parties. Based on the fact that proper notice will have been given and the fact that the 

Property is of no value and benefit to the Estate, Mr. Guirguis and Debtor respectfully request that 

an order be entered abandoning the Property. 

/ / / 

/ / / 

/ / / 

/ / / 

/ / / 
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4. Conclusion 

Based on all of the above, Mr. Guirguis and Ms. Nasr respectfully requests this Court enter 

an order compelling abandonment of the Estate’s interest in the Property and for such other and 

further relief as the Court deems just.   

 

Dated:  March 4, 2021 MARSHACK HAYS LLP 
 
              /s/ D. Edward Hays 
BY:   

D. EDWARD HAYS 
LAILA MASUD 
Attorneys for Creditor,  
VICTOR LOUIS GUIRGUIS 

 

Dated:  March 4, 2021 LAW OFFICE OF DONALD W. REID 
 
 
BY:   

DONALD W. REID 
Attorney for Debtor,  
GEORGE W. NASR 
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Declaration of D. Edward Hays 

I, D. EDWARD HAYS, say and declare as follows: 

1. I am an individual over 18 years of age and competent to make this Declaration. 

2. If called upon to do so, I could and would competently testify as to the facts set forth 

in this Declaration. 

3. The facts set forth below are true of my personal knowledge.   

4. I am an attorney at law duly admitted to practice before this Court and all courts of 

the State of California.   

5. I am a partner in the law firm of Marshack Hays LLP, attorneys of record for Creditor 

Victor Louis Guirguis (“Mr. Guirguis” or “Creditor”).  

6. I reviewed the docket in this case prior to execution of this Declaration to refresh my 

memory as to the dates on which particular documents were filed. 

7. I make this Declaration in support of Creditor’s and Debtor’s Motion for 

Abandonment of Real Property (“Motion”). 

8. In his Schedule A/B, Debtor listed an ownership interest in real property located at 

1038 McCall Drive, Corona, California (“Property”), with a scheduled value of $755,747.00. 

9. In his Schedule D, Debtor listed two liens against the Property. The first lien is held 

by Flagstar Bank in the amount of $407,089.90 (“Mortgage Lien”). The second lien is held by Mr. 

Guirguis in the amount of $300,000 (“Guirguis Lien”). 

10. In his Schedule C, Debtor claimed a $100,000 homestead exemption in the Property 

pursuant to Cal. Civ. Proc. Code § 704.730 (“Exemption”). 

11. On January 14, 2020, as Dk. No. 62, the Trustee filed a Motion to Disallow Debtor’s 

Claim of Homestead Exemption in Real Property of the Estate and for Turnover Order (“Motion”). 

The Motion has been continued from time to time and the Court has not yet ruled on it.  

12. On June 10, 2019, as Dk. No. 27, Trustee filed a complaint seeking to avoid, recover, 

and preserve as a fraudulent transfer the Guirguis Lien, initiating adversary case no. 6:19-ap-01088-

SY (“Adversary Proceeding”).  

Case 6:19-bk-10263-SY    Doc 123    Filed 03/04/21    Entered 03/04/21 18:45:47    Desc
Main Document      Page 11 of 274

EXHIBIT "6"
Page 139

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 143 of 293



 
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 

 

12 

MOTION FOR ORDER RE ABANDONMENT OF REAL PROPERTY 

 

13. On September 16, 2019, on behalf of Mr. Guirguis, my firm filed a secured proof of 

clam in the amount of $360,487.92 based on the Guirguis Lien (“POC #15”).  

14. On January 1, 2020, as Dk. No. 60, Trustee filed an application to employ Pro Realty 

Group as Real Estate Broker (“Broker”) to market and sell the Property with a proposed listing price 

of $730,000.  See Dk. No. 60 at. 2-3. On January 29, 2020, as Dk. No. 71, the Court entered an order 

approving Trustee’s application to employ the Broker. 

I declare under penalty of perjury that the foregoing is true and correct. Executed on March 

4, 2021. 

        /s/ D. Edward Hays 

D. EDWARD HAYS  
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Declaration of Donald W. Reid 

I, DONALD W. REID, say and declare as follows: 

1. I am an individual over 18 years of age and competent to make this Declaration. 

2. If called upon to do so, I could and would competently testify as to the facts set forth 

in this Declaration. 

3. The facts set forth below are true of my personal knowledge.   

4. I am an attorney at law duly admitted to practice before this Court and all courts of 

the State of California.   

5. I am the principal attorney at the Law Office of Donald W. Reid, attorneys of record 

for Debtor George Nasr (“Debtor” or “Mr. Nasr”).  

6. I reviewed the docket in this case prior to execution of this Declaration to refresh my 

memory as to the dates on which particular documents were filed. 

7. I make this Declaration in support of Debtor’s and Creditor’s Motion for 

Abandonment of Real Property (“Motion”). 

8. On or about September 15, 2020, the Trustee served a subpoena upon Pacific 

Specialty Insurance Company (“Pacific Insurance”) requesting the production of all documents 

relating to the Property or its investigation of the insurance claim (“Insurance Subpoena”). On or 

about October 9, 2020, myself, on behalf of Debtor, and Brandon Iskander, on behalf of the Trustee, 

stipulated that the Trustee would produce to Debtor all documents she received from Pacific 

Insurance pursuant to the Insurance Subpoena.   

9. On or about November 20, 2020, Pacific Insurance produced documents to the 

Trustee in response to the Insurance Subpoena.  Thereafter, on or about November 30, 2020, Mr. 

Iskander produced those documents to me, including a Level III inspection report of the burst water 

supply line finding that a product failure was the cause for the flood. A true and correct copy of the 

Level III inspection report obtained by Pacific Insurance and produced to the Trustee and Debtor 

pursuant to the Insurance Subpoena is attached as Exhibit “2”. 

10. On or about June 22, 2020, Pacific Insurance obtained an assessment of the cost to 
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Declaration of George Nasr 

I, George Nasr, say and declare as follows: 

1. I am an individual over 18 years of age and competent to make this Declaration. 

2. If called upon to do so, I could and would competently testify as to the facts set 

forth in this Declaration. 

3. I am the debtor in case no. 6:19-bk-10263-SY (“Bankruptcy Case”). 

4. I have knowledge, upon information and belief, of the facts stated in this 

Declaration. If called upon to do so, I could and would competently testify to these facts. 

5. All terms not defined herein are used as they are defined in the Motion. 

6. Prior to filing bankruptcy, I lived at real property located at 1038 McCall Drive, 

Corona, California (“Property”). The Property is a two-story, five-bedroom, four-bath single 

family residence. 

7. Attached as Exhibit “1” are true and correct copies of my Schedules and 

Statements files in the Bankruptcy Case.  

8. On or about November 2019, I obtained a post-petition insurance policy on the 

Property with Pacific Specialty Insurance Company (“Pacific Insurance”) after my pre-petition 

insurance policy was not renewed by the insurer due to wildfire risk. 

9.  On or about April 28, 2020, and while I was away from the Property, a water 

supply line to a toilet in an upstairs bathroom burst causing the Property to sustain substantial 

water damage to its flooring, walls, and my personal property in the first and second floors.  

10. On the morning of April 29, 2020, when I returned home, I discovered the flood 

and immediately called a flood restoration company to mitigate the damage.  I also immediately 

tendered a loss claim with Pacific Insurance.  The water damage and resulting mold (even after 

the efforts of the flood restoration company) made the Property uninhabitable and required me to 

move out.  

11. After the flood, the water supply to the Property was shut off to prevent another 

flood, especially I was no longer visiting the Property more than once a week to pick up mail.  
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flood, especially 1 was no longer visiting the Property more than once a week to pick up mail.

As a result, the landscaping and pool equipment have suffered without water supply.

12. Pursuant to my most recent Mortgage Statement, dated January 18, 2021, the

outstanding principal balance on the mortgage for the Property is $390,730.09. A true and

correct copy of the January 2021 Mortgage Statement is attached as Exhibit "4."

13. On February 5, 2021, Pacific Specialty reported to me that it rescinded the policy

and would not cover the damages to the Property. A true and correct copy of Pacific Insurance

Letter that was sent to my attorney Don Reid is attached as Exhibit "5."

14. To determine the value of the Property in its current condition, I obtained an

appraisal report for the Property by Cynthia Quinteros, a California licensed real estate appraiser.

15. Since the accident, 1 have not been able to live in the Property and it has remained

uninhabitable and vacant due to mold and other damage. 1 believe an additional $150,000 for

labor and services will be necessary to bring the Property back to "good condition."

16. To date, and to the best of my knowledge, Trustee has not obtained a ready buyer

for the Property since the real estate agent was first employed 14 months ago.

I declare under penalty of perjury that the foregoing is true and correct. Executed on March

4, 2021.

UEORGE NASR
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Declaration of David Hayward 

I, DAVID HAYWARD, declare as follows: 

1. I am an individual over 18 years of age and competent to make this Declaration.

2. If called upon to do so, I could and would competently testify as to the facts set forth

in this Declaration. 

3. The facts set forth below are true of my personal knowledge.

4. I am an appraiser engaged by Mr. Victor Louis Guirguis to provide an appraisal for

the real property located at 1038 McCall Drive, Corona, California (“Property”). 

5. I make this Declaration in support of the Motion for Order re: Abandonment of the

Property. 

6. I received a Master’s Degree from the University of Southern California in 2000,

with an emphasis in appraisal. 

7. I am a State-certified General Appraiser.

8. I am qualified and licensed to provide residential appraisals.

9. I am the President of The Hayward Appraisal Company and have over 30 years of

experience as a real estate appraiser in the general Los Angeles and Orange County metropolitan 

areas during which I have appraised over 2000 residential properties. A true and correct copy of my 

CV is attached as Exhibit “7.” 

10. I prepared the attached appraisal on February 13, 2021, which lists the value of the

Property as $365,000. In reaching this conclusion, I researched comparable sales in the area and 

completed a comprehensive appraisal. A true and correct copy of the appraisal is attached hereto as 

Exhibit “6.” 

11. I am familiar with all of the real estate assets discussed in the February 13, 2021,

appraisal.  

12. The values set forth in the RERC Appraisals are “market values.” This means that

these values reflect the most probable price that a property should bring in a competitive and open 

market under all conditions requisite to a fair sale, the buyer and seller each acting prudently and 
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MOTION FOR ORDER RE ABANDONMENT OF REAL PROPERTY 

knowledgeably, and assuming the price is not affected by undue stimulus. Implicit in this definition 

is the consummation of a sale as of a specified date and the passing of title from seller to buyer 

under conditions whereby: the buyer and seller are typically motivated; both parties are well 

informed or well advised, and acting in what they consider their best interests; a reasonable time is 

allowed for exposure in the open market; payment is made in terms of cash in United States dollars 

or in terms of financial arrangements comparable thereto; and the price represents the normal 

consideration for the property sold unaffected by special or creative financing or sales concessions 

granted by anyone associated with the sale. 

13. Based on the analysis set forth in the appraisal and my professional experience it is

my opinion that the market value of the Property in its current damaged condition was $385,000 as 

of February 13, 2021.  

I declare under penalty of perjury that the foregoing is true and correct. Executed on 

March __, 2021. 

DAVID HAYWARD

[To Be Filed Under Separate Cover]
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Declaration of Cynthia Quinteros 

I, Cynthia Quinteros, declare as follows: 

1. I am an individual over 18 years of age and competent to make this Declaration.

2. If called upon to do so, I could and would competently testify as to the facts set forth

in this Declaration. 

3. The facts set forth below are true of my personal knowledge.

4. I am an appraiser engaged by Mr. George Nasr to provide an appraisal for the real

property located at 1038 McCall Drive, Corona, California (“Property”). 

5. I make this Declaration in support of the Motion for Order re: Abandonment of the

Property. 

6. I have been a licensed real estate appraiser with the California Bureau of Real Estate

Appraisers since May 1992.  My license number is 005665.   

7. I am qualified and licensed to provide residential appraisals.

8. I am the owner and chief appraiser for JTC Appraisals.  I have over 20 years of

experience as a real estate appraiser in Orange, Riverside, Los Angeles, and San Bernardino 

Counties.  I am Proficient in the appraisal of single family residences, condos, 2-4 unit properties, 

conventional appraisal, FHA appraisal, REO appraisal, field reviews, desktop reviews, forensic 

appraisal and appraisal review, drive by reports and various valuation products. A true and correct 

copy of my CV is attached hereto as Exhibit “8.” 

9. I prepared the attached appraisal on February 20, 2021, which lists the value of the

Property as $395,000. In reaching this conclusion, I researched comparable sales in the area and 

completed a comprehensive appraisal. A true and correct copy of the appraisal is attached hereto as 

Exhibit “9.” 

10. I am familiar with all of the real estate assets discussed in the February 20, 2021,

appraisal.  

11. The values set forth in the RERC Appraisals are “market values.” This means that

these values reflect the most probable price that a property should bring in a competitive and open 
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immunity
Loan Servicing SH

Community Loan Servicing, LLC
P.O. Box 740410

Cincinnati, OH 45274-0410

www,communityloanservicing.com

Mortgage Statement

Statement Date: 01/18/21

1.800,457.5105

*  OODODb&60 SSQL

George Nasr
PO Box 77713

Corona, CA 92877-0123

I'll!

Account Number 2827014

Payment Date 02/01/21

Total Amount $35,862.75

Bankruptcy Message

Our records show that either you are a debtor in bankruptcy or you discharged personal liability for your mortgage loan in
bankruptcy. We are sending this statement to you for informational and compliance purposes only. It is not an attempt to collect a
debt against you. If you want to stop receiving statements, write to us at Community Loan Servicing, LLC Billing Statement Opt
In/Opt Out PO Box 331409 Miami FL 33233-1409.

Account Information

Outstanding Principal Balance ft
Interest Rate

Escrow Balance

Prepayment Penally
Unapplied Funds

Explanation of Payment Amount

$390,730.09 Principal
3.875% Interest

-$12,439.92 Escrow (Taxes and Insurance)
N  Regular Monthly Payment

$362.67 Fees & Charges Assessed*
Unpaid Past Payments**

Total Amount***

Forbearance Plan****

$1,330.88

$1,211.23

$859.44

$3,401.55

$0.00

$32,461.20
$35,862.75

$0.00

tPayments will be applied in order that they become due (oldest first) unless bankruptcy or other court ordered payment plan is in place.
*Fees and Charges Assessed are comprised of Recoverable Corporate Advances, Late Fee and NSF Fees assessed since the last billing cycle.
**Unpaid Past Payments is the sum of the unpaid balances for Principal and Interest, Escrow and Fees & Charges.
**'The Total Amount shown may not include recoverable fees not yet charged to the account, and may not include unapplied funds/totals not yet
applied to the account.
****The Explanation of Payment Amount reflects both the contractual and agreed upon loss mitigation payment amounts. Regardless of the agreed
loss mitigation, payments received are applied pursuant to the original loan contract.

Transaction Activity (12/17/20 to 01/18/21)

Date

12/31

01/04

Description

Interest on Escrow Deposit

Escrow Advance Repay

DEBITS

0,25

CREDITS

0.25

Past Payments Breakdown

Paid Paid

Last Bill Year to Date

Principal $0.00" "~"$o'od
interest $0.00 $0.00

Escrow (for Taxes & Insurance) $0.00 $0.00

Fees & Charges $0.00 $0.00

Partial Payment (Unapplied)tl: $0.00 $362.67

Total $0.00 $362.67

Important Messages

Partial Payments; Any partial payment that is made is not applied
to the mortgage payment, but instead is held in a separate suspense
account. If the balance of a partial payment is paid, the funds will then
be applied to your mortgage.

"Account History*

The mortgage payments are late failure to bring the loan current may
result in fees being assessed to the loan. The mortgage Is 352 days
delinquent.

Recent Account History:
Payment: 08/01/20; Unpaid balance of $2,542.11
Payment; 09/01/20; Unpaid balance of $2,542.11
Payment; 10/01/20; Unpaid balance of $2,542.11
Payment; 11/01/20; Unpaid balance of $2,542.11
Payment; 12/01/20; Unpaid balance of $3,401.55
Payment; 01/01/21: Unpaid balance of $3,401.55
Current payment 02/01/21; $3,401.55
Total; $35,862.75

If you are experiencing Financial Difficulty: See Back for
information about mortgage counseling or assistance.

Our records indicate an active Forbearance with the plans next
payment date on 04/09/20.

tThis Is the Principal Balance only, not the amount required to pay the loan in full. Please contact Customer Service at 1.800.457.5105 for an exact
payoff balance.

COMMUNITY LOAN SERVICING. LLC Please include the loan number on your check. If we
PO ROV 740410 cannot clearly associate the check with a single loan,rU dUa r4U4 lU U delay or prohibit us from ̂ editing your account.
CINCINNATI. OH 45274-0410

Borrower GEORGE NASR

Loan Number 2827014

Plan Amount $0.00

If you are currently a party in a bankruptcy case and you
choose to make a voluntary payment, detach and return
bottom remittance portion with your payment. Make checks
payable to Community Loan Servicing.

GOMMUNiTY LOAN SERVICING, LLC
POBOX 740410

CINCINNATI, OH 45274-0410

|~1 Check here If your address/telephone number has changed and fill out form on reverse side.

^lease do not write below this line. Servicing Code: MSP

PloBso Indicate

additional funds.

Excess funds received

by CLS without explicit
application
Instructions, will be

posted based on CLS~
internal payment
hierarchy, which is
driven by your loan
documents and/or

applicable law.

Additional Principal $

Additional Escrow $

$Other

Total Amount Sent $
(Please do not send cash)

Make check payable to Community Loan Servicing, LLC

DQDHaaTom nsp oooddddddd ddddddoodd s
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The Hayward Appraisal Company

David Hayward
The Hayward Appraisal Company
2372 Morse Avenue
Irvine, CA 92614

(714) 568-0512

GEORGE NASR
PO BOX 77713
CORONA, CA 92877

VGIRGUIS@SBCGLOBAL.NET
310.429.1432

13FEB21NASR

13FEB21NASR

13FEB21NASR

NASR NASR
NASR
1038 McCall Dr
Corona
RIVERSIDE CA 92881
.25 ACRES IN LOT 27 MB 288/001 TR 24601-11

RESIDENTIAL APPRAISAL 750.00

750.00

PAID IN FULL 750.00

750.00

THANK YOU FOR YOUR BUSINESS!! 0.00

Form NIV5D - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

FROM:

Telephone Number: Fax Number:

TO:

E-Mail:

Telephone Number: Fax Number:

Alternate Number:

INVOICE
INVOICE NUMBER

DATES

Invoice Date:

Due Date:

REFERENCE

Internal Order #:

Lender Case #:

Client File #:

FHA/VA Case #:

Main File # on form:

Other File # on form:

Federal Tax ID:

Employer ID:

DESCRIPTION

Lender: Client:

Purchaser/Borrower:

Property Address:

City:

County: State: Zip:

Legal Description:

FEES AMOUNT

SUBTOTAL

PAYMENTS AMOUNT

Check #: Date: Description:

Date:Check #: Description:

Check #: Date: Description:

SUBTOTAL

TOTAL DUE $
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APPRAISAL OF REAL PROPERTY

1038 McCall Dr
Corona, CA 92881

.25 ACRES IN LOT 27 MB 288/001 TR 24601-11

GEORGE NASR
PO BOX 77713

CORONA, CA 92877

$385,000

02/13/2021

David Hayward
The Hayward Appraisal Company

2372 Morse Ave 
Irvine, CA 92614

714-568-0512
valuman@msn.com

Form GA2V - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

LOCATED AT

FOR

OPINION OF VALUE

AS OF

BY
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NASR 13FEB21NASR
1038 McCall Dr
Corona RIVERSIDE CA 92881
NASR

APPRAISAL AND REPORT IDENTIFICATION

2-2(a)

2-2(b)

Comments on Standards Rule 2-3

I certify that, to the best of my knowledge and belief:

- The statements of fact contained in this report are true and correct.

- The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my personal, impartial, and unbiased professional

analyses, opinions, and conclusions.

- Unless otherwise indicated, I have no present or prospective interest in the property that is the subject of this report and no  personal interest with respect to the parties involved.

- Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the subject of this report within the three-year

period immediately preceding acceptance of this assignment.

- I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

- My engagement in this assignment was not contingent upon developing or reporting predetermined results.

- My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or direction in value that favors the cause of the

client, the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this appraisal.

- My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards of Professional Appraisal Practice that

were in effect at the time this report was prepared.

- Unless otherwise indicated, I have made a personal inspection of the property that is the subject of this report.

- Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if there are exceptions, the name of each

individual providing significant real property appraisal assistance is stated elsewhere in this report).

Comments on Appraisal and Report Identification
Note any USPAP related issues requiring disclosure and any State mandated requirements:

THE DIGITAL SIGNATURES IN THIS REPORT ARE AFFIXED AND THE DIGITAL PHOTOGRAPHS HAVE NOT BEEN ENHANCED.  

I CERTIFY THAT, TO THE BEST OF MY KNOWLEDGE AND BELIEF, THAT REPORTED ANALYSES, OPINIONS AND CONCLUSIONS 
WERE DEVELOPED, AND THIS REPORT HAS BEEN PREPARED, IN CONFORMITY WITH THE REQUIREMENTS OF THE CODE OF 
PROFESSIONAL ETHICS AND THE STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE.

David Hayward
CERTIFIED GENERAL APPRAISER

AG018185

CA 09/17/2021
02/18/2021

02/13/2021

02/13/2021

Form ID14 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Borrower

Lender/Client

File No.

Property Address

City County State Zip Code

This Report is one of the following types:

Appraisal Report (A written report prepared under Standards Rule , pursuant to the Scope of Work, as disclosed elsewhere in this report.)

Restricted
Appraisal Report

(A written report prepared under Standards Rule , pursuant to the Scope of Work, as disclosed elsewhere in this report,
restricted to the stated intended use by the specified client or intended user.)

APPRAISER:

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:

Date of Signature and Report:

Effective Date of Appraisal:

Inspection of Subject: None Interior and Exterior Exterior-Only

Date of Inspection (if applicable):

SUPERVISORY or CO-APPRAISER (if applicable):

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:

Date of Signature:

Inspection of Subject: None Interior and Exterior Exterior-Only

Date of Inspection (if applicable):
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1038 McCall Dr

.25 ACRES IN LOT 27 MB 288/001 TR 24601-11

Corona

RIVERSIDE

CA

92881

0479.00

40140

Contract Price N/A

Date of Contract

NASR

NASR

3,704

GOOD

21 YEARS

POOR

11

5

4.0

David Hayward

02/13/2021

385,000

Borrower

Lender/Client

Form SSF - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

SUMMARY OF SALIENT FEATURES

S
U

B
JE

C
T 

IN
FO

R
M

A
T
IO

N

Subject Address

Legal Description

City

County

State

Zip Code

Census Tract

Map Reference

P
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Size (Square Feet)

Price per Square Foot

Location

Age

Condition

Total Rooms

Bedrooms

Baths

$

A
P

P
R

A
IS

ER Appraiser

Effective Date of Appraisal

V
A

LU
E

Opinion of Value $
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13FEB21NASR

1038 McCall Dr Corona CA 92881
NASR Nasr George Wafale & Mansour Lorin Nagy RIVERSIDE

.25 ACRES IN LOT 27 MB 288/001 TR 24601-11
116-202-007 2020 7,336
WATERFORD - MOUNTAIN GATE HEIGHTS 40140 0479.00

108.58

ESTATE PLANNING
NASR PO BOX 77713, CORONA, CA 92877

REALIST/MLS

N/A

522
2,400
822

0
37
10

80

5
15

(N) FOOTHILL PKWY (S & W) MOUNTAINS (E) 15 FWY.  THIS AREA 
DESCRIBES THE SUBJECT'S IMMEDIATE MARKET AREA.

THE SUBJECT PROPERTY IS LOCATED IN AN AREA THAT CONSISTS OF MOSTLY SINGLE FAMILY DWELLINGS.  
SCHOOLS, SHOPPING, EMPLOYMENT, PARKS, FREEWAYS, PUBLIC TRANSPORTATION AND OTHER SUPPORT FACILITIES ARE 
WITHIN GOOD PROXIMITY.  

LISTING INVENTORIES, PRICES AND MARKETING TIMES ARE STABLE. 
CONVENTIONAL FINANCING HAS BEEN THE MAIN METHOD TO BUY/SELL HOMES.  EXPOSURE TIME HAS BEEN 60-120 DAYS FOR 
MOST PROPERLY PRICED PROPERTIES IN THIS LOCAL MARKET

SEE PLAT MAP 10,890 SF. FT. RECTANGULAR MOUNTAINS
ER SINGLE FAMILY RESIDENTIAL

ASPHALT
NONE

X 06065C1360G 08/28/2008

2

CONVENTIONAL
2000
21 YEARS

CONCRETE/AVG
STUCCO/AVG
TILE/AVG
NONE
DUAL PANE/AVG
NONE
YES/AVG

CRP/TILE/POOR
DRYWALL/POOR
WOOD/PAINT/PR
TILE/POOR
TILE/AVG

GAS

C FANS

1

POOL/SPA

BLOCK

SOLAR

3 +/-
CONCRETE

2

11 5 4.0 3,704
SOLAR PANELS

PHYSICAL DEPRECIATION (INCURABLE) IS DUE 
TO NORMAL USE AND IS CONSIDERED TO BE TYPICAL OF SIMILAR PROPERTIES IN THE AREA.   NO EXTERNAL OBSOLESCENCE 
WAS NOTED.  FUNCTIONAL OBSOLESCENCE WAS NOTED FOR SUBJECT'S POOL/SPA.

THE SUBJECT PROPERTY WAS DAMAGED DUE TO A BROKEN TOILET FIXTURE IN AN UPSTAIRS BATHROOM.  WATER WAS FLOWING 
FOR SEVERAL DAYS BEFORE BEING DISCOVERED.  THIS CAUSED DAMAGE TO THE FLOORING, WALLS, KITCHEN APPLIANCES, ETC.  
THE SUBJECT'S POOL & SPA ARE DRAINED AND IS IN NEED OF REPAIR.  LANDSCAPING IS IN POOR CONDITION.

The Hayward Appraisal Company

Form 1004 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.

Property Address City State Zip Code

Borrower Owner of Public Record County

Legal Description

Assessor's Parcel # Tax Year R.E. Taxes $

Neighborhood Name Map Reference Census Tract

Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month

Property Rights Appraised Fee Simple Leasehold Other (describe)

Assignment Type Purchase Transaction Refinance Transaction Other (describe)

Lender/Client Address

Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No

Report data source(s) used, offering price(s), and date(s).

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not

performed.

Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)

Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No

If Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.

Neighborhood Characteristics

Location Urban Suburban Rural

Built-Up Over 75% 25-75% Under 25%

Growth Rapid Stable Slow

One-Unit Housing Trends

Property Values Increasing Stable Declining

Demand/Supply Shortage In Balance Over Supply

Marketing Time Under 3 mths 3-6 mths Over 6 mths

One-Unit Housing

PRICE

$ (000)

AGE

(yrs)

Low

High

Pred.

Present Land Use %

One-Unit %

2-4 Unit %

Multi-Family %

Commercial %

Other %

Neighborhood Boundaries

Neighborhood Description

Market Conditions (including support for the above conclusions)

Dimensions Area Shape View

Specific Zoning Classification Zoning Description

Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)

Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe

Utilities Public Other (describe) Public Other (describe)

Electricity

Gas

Water

Sanitary Sewer

Off-site Improvements - Type Public Private

Street

Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Are the utilities and off-site improvements typical for the market area? Yes No If No, describe

Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe

General Description

Units One One with Accessory Unit

# of Stories

Type Det. Att. S-Det./End Unit

Existing Proposed Under Const.

Design (Style)

Year Built

Effective Age (Yrs)

Foundation

Concrete Slab Crawl Space

Full Basement Partial Basement

Basement Area sq.ft.

Basement Finish %

Outside Entry/Exit Sump Pump

Evidence of Infestation

Dampness Settlement

Exterior Description materials/condition

Foundation Walls

Exterior Walls

Roof Surface

Gutters & Downspouts

Window Type

Storm Sash/Insulated

Screens

Interior materials/condition

Floors

Walls

Trim/Finish

Bath Floor

Bath Wainscot

Attic None

Drop Stair Stairs

Floor Scuttle

Finished Heated

Heating FWA HWBB Radiant

Other Fuel

Cooling Central Air Conditioning

Individual Other

Amenities

Fireplace(s) #

Patio/Deck

Pool

Woodstove(s) #

Fence

Porch

Other

Car Storage None

Driveway # of Cars

Driveway Surface

Garage # of Cars

Carport # of Cars

Att. Det. Built-in

Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)

Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade

Additional features (special energy efficient items, etc.).

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe

Page 1 of 6Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005
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13FEB21NASR
8 660,000 2,097,000
44 522,000 2,400,000

1038 McCall Dr
CORONA, CA 92881-8451

N/A

GOOD
FEE SIMPLE
10,890 SF. FT.
MOUNTAINS
CONVENTIONAL
GOOD
21 YEARS
POOR

11 5 4.0
3,704

DOCUMENT #
MLS #
AVERAGE
FWA,CAC
SOLAR
2 CAR GAR
PATIO/PORCH

FIREPLACE 2 FIREPLACES
POOL/SPA POOL/SPA/BQ
UPGRADES NONE

9/22/2017
PAST 36 MONTHS
Public Records
2/18/2021

924 McCall Cir
Corona, CA 92881
0.24 miles W

860,000
232.18

MLS/REALIST
INSPECTION

$688,000 1ST
NONE
12/09/2020
GOOD
FEE SIMPLE
11,761 SQ. FT. -8,710
MOUNTAINS
CONVENTIONAL
GOOD
21 YEARS
GOOD -300,000

11 4 4 +20,000
3,704

177884
IG202114665
AVERAGE
FAU/CAC
SOLAR
3 CAR GAR -10,000
CONCRETE
2 FIREPLACES
POOL/SPA/BQ -25,000
SUPER UPGDS -150,000

-473,710
55.1

59.7 386,290

NO PRIOR SALE IN THE 
PAST 36 MONTHS
MLS/REALIST
2/18/2021

1013 McCall Dr
Corona, CA 92881
0.05 miles NW

780,000
210.58

MLS/REALIST
INSPECTION

$624,000 1ST
NONE
11/03/2020
GOOD
FEE SIMPLE
7,405 SQ. FT. +34,850
MOUNTAINS
CONVENTIONAL
GOOD
21 YEARS
GOOD -300,000

11 4 4 +20,000
3,704

538428
PW20206272
AVERAGE
FAU/CAC
SOLAR
3 CAR GAR -10,000
CONCRETE
2 FIREPLACES
POOL/SPA/BQ -25,000
SUPER UPGDS -115,000

-395,150
50.7

64.7 384,850

NO PRIOR SALE IN THE 
PAST 36 MONTHS
MLS/REALIST
2/18/2021

712 Payette Dr
Corona, CA 92881
0.43 miles W

872,500
235.56

MLS/REALIST
INSPECTION

$785,250 1ST
VA
07/22/2020
GOOD
FEE SIMPLE
10,454 SF +4,360
MOUNTAINS
TRADITIONAL
GOOD
20 YEARS
GOOD -300,000

11 4 4 +20,000
3,704

322375
SW20104812
AVERAGE
FAU/CAC
SOLAR
3 CAR GAR -10,000
CONCRETE
2 FIREPLACES
POOL/SPA/BQ -25,000
SUPER UPGDS -175,000

-485,640
55.7

61.2 386,860

NO PRIOR SALE IN THE 
PAST 36 MONTHS
MLS/REALIST
2/18/2021

Public Records

MLS, PUBLIC RECORDS

Public records indicate the subject's most recent transfer occurred on 
9/22/2017 (grant deed - doc #404286 recorded on 9/29/2017)

THERE WERE A LIMITED NUMBER OF SALES WITHIN THE SUBJECT'S IMMEDIATE MARKET.  DATE 
OF SALE ADJUSTMENTS WERE MADE FOR INCREASED VALUES.   LOT SIZE ADJUSTMENTS WERE $10.00 PER SQUARE FOOT.  
CONDITION ADJUSTMENTS WERE DETERMINED BY PHYSICAL INSPECTION AND CALCULATED BY UTILIZING MARSHALL & SWIFT'S 
RESIDENTIAL COST HANDBOOK.  POOL/SPA, LANDSCAPING AND  UPGRADE ADJUSTMENTS WERE OBTAINED FROM RS MEANS CO. 
INC. "CONTRACTORS PRICING GUIDE - RESIDENTIAL DETAILED COSTS - 2021" AND MARSHALL & SWIFT'S RESIDENTIAL COST 
HANDBOOK.  EQUAL WEIGHT IS GIVEN TO ALL THREE SALES.

385,000
385,000 874,692

MOST WEIGHT IS GIVEN TO THE SALES COMPARISON APPROACH BECAUSE IT BEST REFLECTS THE MARKET PLACE.  THE  COST 
APPROACH WAS DEVELOPED FOR THIS REPORT TO SHOW THE TRUE VALUE OF SUBJECT PROPERTY WITHOUT WATER DAMAGE.   

NO CONDITIONS OR 
REQUIREMENTS.

$385,000 02/13/2021

Form 1004 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .

There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment

Sales or Financing

Concessions

Date of Sale/Time

Location

Leasehold/Fee Simple

Site

View

Design (Style)

Quality of Construction

Actual Age

Condition

Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths

Room Count

Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $

Adjusted Sale Price

of Comparables $ $ $

Net Adj. %

Gross Adj. %

Net Adj. %

Gross Adj. %

Net Adj. %

Gross Adj. %

I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Data Source(s)

My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.

Data Source(s)

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3

Date of Prior Sale/Transfer

Price of Prior Sale/Transfer

Data Source(s)

Effective Date of Data Source(s)

Analysis of prior sale or transfer history of the subject property and comparable sales

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $

Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

This appraisal is made "as is", subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been

completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the

following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.
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13FEB21NASR
INSPECTION:
THE APPRAISER ASSUMES THAT THERE ARE NO HIDDEN OR UNAPPARENT CONDITIONS OF THE PROPERTY, SUBSOIL OR 
STRUCTURES WHICH WOULD RENDER IT MORE OR LESS VALUABLE.  THE APPRAISER ASSUMES NO RESPONSIBILITY FOR SUCH 
CONDITIONS OR FOR ENGINEERING WHICH MIGHT BE REQUIRED TO DISCOVER SUCH FACTORS.  IF THE CLIENT OR BORROWER 
HAVE ANY QUESTIONS REGARDING THESE ITEMS, IT IS THEIR RESPONSIBILITY TO ORDER THE APPROPRIATE INSPECTIONS BY A 
LICENSED CONTRACTOR OR HOME INSPECTOR.  THIS REPORT IS NOT A HOME INSPECTION AND THE APPRAISER ASSUMES NO 
RESPONSIBILITY FOR THESE ITEMS.  NO PARTY MAY RELY ON THIS DOCUMENT WITHOUT POSSESSING THE COMPLETE 6 PAGES 
OF THE REPORT PLUS ALL EXHIBITS.  THE SCOPE OF WORK COMPLETED WAS APPROPRIATE FOR THE NAMED CLIENT AND ANY 
INTENDED USES, BUT MAY NOT BE APPROPRIATE FOR OTHER THIRD PARTY USERS, SUCH AS THE BORROWER OR PROPERTY 
OWNERS.
DIGITAL SIGNATURES:
THE HAYWARD APPRAISAL COMPANY UTILIZES DIGITALLY GENERATED SIGNATURES ON ALL ELECTRONICALLY TRANSMITTED 
ORIGINAL APPRAISALS. THE DIGITALLY GENERATED SIGNATURES ARE TO BE CONSIDERED LIVE SIGNATURES IF SIGNED IN 
COLORED INK.  DIGITALLY GENERATED SIGNATURES UTILIZED WITHIN THIS REPORT ARE PASSWORD PROTECTED.  IF THE DIGITAL 
SIGNATURES ARE NOT SIGNED IN COLORED INK, THE APPRAISAL IS NOT TO BE CONSIDERED AN ORIGINAL APPRAISAL.  DIGITAL 
SIGNATURES ARE COMMONLY USED WITHIN THE APPRAISAL PROFESSION AND ALLOWS FOR IMPROVED PERFORMANCE WITH 
ELECTRONIC DATA TRANSMITTING.
INTENDED USE OF THE APPRAISER'S OPINIONS AND CONCLUSIONS:
THE INTENDED USER OF THIS APPRAISAL REPORT IS THE CLIENT.  THE INTENDED USE IS TO EVALUATE THE SUBJECT PROPERTY 
OF THIS APPRAISAL FOR A LEGAL DISPOSITION, SUBJECT TO THE STATED SCOPE OF WORK, PURPOSE OF THE APPRAISAL, 
REPORTING REQUIREMENTS OF THIS APPRAISAL REPORT FORM, AND DEFINITION OF MARKET VALUE.  NO ADDITIONAL INTENDED 
USERS ARE IDENTIFIED BY THE APPRAISER.

LAND VALUE HAS BEEN DERIVED FROM 
ABSTRACTION/ALLOCATION METHODS.

MARSHALL & SWIFT'S RESIDENTIAL COST BOOK
GOOD 1ST QTR/21

225,000
3,704 250.00 926,000

75.00
PATIO, PORCH, BI'S, FP, POOL/SPA 98,500

686 50.00 34,300
1,058,800

370,580 63,528 434,108
624,692
25,000

874,692

PHYSICAL DEPRECIATION (INCURABLE) IS DUE TO NORMAL USE 
AND IS CONSIDERED TO BE TYPICAL FOR THIS AREA.  THE 
COSTS OF REPLACEMENT WERE ESTIMATED UTILIZING THE 
CURRENT MARSHALL & SWIFT RESIDENTIAL COST HANDBOOK.  
THESE COST FIGURES ARE NOT DEEMED APPROPRIATE FOR 
FIRE INSURANCE PURPOSES.

39

Form 1004 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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COST APPROACH TO VALUE (not required by Fannie Mae)

Provide adequate information for the lender/client to replicate the below cost figures and calculations.

Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW

Source of cost data

Quality rating from cost service Effective date of cost data

Comments on Cost Approach (gross living area calculations, depreciation, etc.)

OPINION OF SITE VALUE =$

DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

=$

Garage/Carport Sq.Ft. @ $ =$

Total Estimate of Cost-New =$

Less Physical Functional External

Depreciation =$( )

Depreciated Cost of Improvements =$

"As-is" Value of Site Improvements =$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years

INCOME APPROACH TO VALUE (not required by Fannie Mae)

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach

Summary of Income Approach (including support for market rent and GRM)

PROJECT INFORMATION FOR PUDs (if applicable)

Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No Unit type(s) Detached Attached

Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.

Legal Name of Project

Total number of phases Total number of units Total number of units sold

Total number of units rented Total number of units for sale Data source(s)

Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.

Does the project contain any multi-dwelling units? Yes No Data Source

Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.

Are the common elements leased to or by the Homeowners’ Association? Yes No If Yes, describe the rental terms and options.

Describe common elements and recreational facilities.

Page 3 of 6Freddie Mac Form 70 March 2005 Fannie Mae Form 1004 March 2005

EXHIBIT 6, PAGE 484

Case 6:19-bk-10263-SY    Doc 123-1    Filed 03/04/21    Entered 03/04/21 18:45:47    Desc
Part 2    Page 216 of 232

EXHIBIT "6"

Page 171

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 175 of 293



13FEB21NASR

Form 1004 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Uniform Residential Appraisal Report File #

This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser’s
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming
the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market’s
reaction to the financing or concessions based on the appraiser’s judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser’s determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be built on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser’s or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an “electronic record” containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’s
analysis, opinions, statements, conclusions, and the appraiser’s certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser’s certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.

5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER

Signature

Name

Company Name

Company Address

Telephone Number

Email Address

Date of Signature and Report

Effective Date of Appraisal

State Certification #

or State License #

or Other (describe) State #

State

Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $

LENDER/CLIENT

Name

Company Name

Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature

Name

Company Name

Company Address

Telephone Number

Email Address

Date of Signature

State Certification #

or State License #

State

Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property

Did inspect exterior of subject property from street

Date of Inspection

Did inspect interior and exterior of subject property

Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street

Did inspect exterior of comparable sales from street

Date of Inspection
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Subject Photo Page

NASR
1038 McCall Dr
Corona RIVERSIDE CA 92881
NASR

Subject Front

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

1038 McCall Dr
N/A
3,704
11
5
4.0
GOOD
MOUNTAINS
10,890 SF. FT.
GOOD
21 YEARS

Subject Rear

Subject Street

Borrower

Lender/Client

Property Address

City County State Zip Code
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Interior Photos

NASR
1038 McCall Dr
Corona RIVERSIDE CA 92881
NASR

LIVING ROOM DINING ROOM FAMILY ROOM

KITCHEN CEILING IN KITCHEN 1/2 BATHROOM

BEDROOM BEDROOM LAUNDRY ROOM

UPSTAIRS HALLWAY BEDROOM POOL/SPA

BBQ SIDE VIEW ADDITIONAL SIDE VIEW

Borrower

Lender/Client

Property Address

City County State Zip Code
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Comparable Photo Page

NASR
1038 McCall Dr
Corona RIVERSIDE CA 92881
NASR

Comparable 1

Prox. to Subject

Sale Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

924 McCall Cir
0.24 miles W
860,000
3,704
11
4
4
GOOD
MOUNTAINS
11,761 SQ. FT.
GOOD
21 YEARS

Comparable 2

Prox. to Subject

Sale Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

1013 McCall Dr
0.05 miles NW
780,000
3,704
11
4
4
GOOD
MOUNTAINS
7,405 SQ. FT.
GOOD
21 YEARS

Comparable 3

Prox. to Subject

Sale Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

712 Payette Dr
0.43 miles W
872,500
3,704
11
4
4
GOOD
MOUNTAINS
10,454 SF
GOOD
20 YEARS

Borrower

Lender/Client

Property Address

City County State Zip Code
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Location Map

NASR
1038 McCall Dr
Corona RIVERSIDE CA 92881
NASR

Borrower

Lender/Client

Property Address

City County State Zip Code
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Plat Map

NASR
1038 McCall Dr
Corona RIVERSIDE CA 92881
NASR

Borrower

Lender/Client

Property Address

City County State Zip Code
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Zoning Map

NASR
1038 McCall Dr
Corona RIVERSIDE CA 92881
NASR

Borrower

Lender/Client

Property Address

City County State Zip Code
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Building Sketch

NASR
1038 McCall Dr
Corona RIVERSIDE CA 92881
NASR

Borrower

Lender/Client

Property Address

City County State Zip Code

EXHIBIT 6, PAGE 494

Case 6:19-bk-10263-SY    Doc 123-1    Filed 03/04/21    Entered 03/04/21 18:45:47    Desc
Part 2    Page 226 of 232

EXHIBIT "6"

Page 181

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 185 of 293



13FEB21NASR

DEFINITION OF MARKET VALUE:  The most probable price which a property should bring in a competitive and open market under all 
conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not affected by 
undue stimulus.  Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller to buyer 
under conditions whereby: (1) buyer and seller are typically motivated; (2) both parties are well informed or well advised, and each acting 
in what he considers his own best interest; (3) a reasonable time is allowed for exposure in the open market; (4) payment is made in 
terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto; and (5) the price represents the normal 
consideration for the property sold unaffected by special or creative financing or sales concessions* granted by anyone associated with 
the sale.  (Source: FDIC Interagency Appraisal and Evaluation Guidelines, October 27, 1994.)

* Adjustments to the comparables must be made for special or creative financing or sales concessions.  No adjustments are 
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are 
readily identifiable since the seller pays these costs in virtually all sales transactions.  Special or creative financing 
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional 
lender that is not already involved in the property or transaction.  Any adjustment should not be calculated on a mechanical 
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market's 
reaction to the financing or concessions based on the appraiser's judgment.

STATEMENT OF LIMITING CONDITIONS AND CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS:  The appraiser's certification that appears in the appraisal report is subject to the following 
conditions:

1.  The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title to it.  The 
appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title.  The property is 
valued on the basis of it being under responsible ownership.

2.  Any sketch provided in the appraisal report may show approximate dimensions of the improvements and is included only to assist the 
reader of the report in visualizing the property.  The appraiser has made no survey of the property.

3.  The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question, unless 
specific arrangements to do so have been made beforehand, or as otherwise required by law.

4.  Any distribution of valuation between land and improvements in the report applies only under the existing program of utilization. These 
separate valuations of the land and improvements must not be used in conjunction with any other appraisal and are invalid if they are so 
used.

5.  The appraiser has no knowledge of any hidden or unapparent conditions of the property or adverse environmental conditions 
(including the presence of hazardous waste, toxic substances, etc.) that would make the property more or less valuable, and has 
assumed that there are no such conditions and makes no guarantees or warranties, express or implied, regarding the condition of the 
property. The appraiser will not be responsible for any such conditions that do exist or for any engineering or testing that might be 
required to discover whether such conditions exist.  This appraisal report must not be considered an environmental assessment of the 
subject property.

6.  The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or 
she considers to be reliable and believes them to be true and correct.  The appraiser does not assume responsibility for the accuracy of 
such items that were furnished by other parties.

7.  The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional 
Appraisal Practice, and any applicable federal, state or local laws.

8.  The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory 
completion, repairs, or alterations on the assumption that completion of the improvements will be performed in a workmanlike manner.

9.  The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the 
appraisal report (including conclusions about the property value, the appraiser's identity and professional designations, and references to 
any professional appraisal organizations or the firm with which the appraiser is associated) to anyone other than the borrower; the 
mortgagee or its successors and assigns; the mortgage insurer; consultants; professional appraisal organizations; any state or federally 
approved financial institution; or any department, agency, or instrumentality of the United States or any state or the District of Columbia; 
except that the lender/client may distribute the property description section of the report only to data collection or reporting service(s) 
without having to obtain the appraiser's prior written consent.  The appraiser's written consent and approval must also be obtained before 
the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.

10.  The appraiser is not an employee of the company or individual(s) ordering this report and compensation is not contingent upon the 
reporting of a predetermined value or direction of value or upon an action or event resulting from the analysis, opinions, conclusions, or 
the use of this report.  This assignment is not based on a required minimum, specific valuation, or the approval of a loan.
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CERTIFICATION:  The appraiser certifies and agrees that:

1. The statements of fact contained in this report are true and correct.

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my
personal, impartial, and unbiased professional analyses, opinions, and conclusions.

3. Unless otherwise indicated, I have no present or prospective interest in the property that is the subject of this report and no  personal
interest with respect to the parties involved.

4. Unless otherwise indicated, I have performed no services, as an appraiser or in any other capacity, regarding the property that is the
subject of this report within the three-year period immediately preceding acceptance of this assignment.

5. I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

6. My engagement in this assignment was not contingent upon developing or reporting predetermined results.

7. My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or
direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the
occurrence of a subsequent event directly related to the intended use of this appraisal.

8. My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards
of Professional Appraisal Practice that were in effect at the time this report was prepared.

9. Unless otherwise indicated, I have made a personal inspection of the interior and exterior areas of the property that is the subject of
this report, and the exteriors of all properties listed as comparables.

10. Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if
there are exceptions, the name of each individual providing significant real property appraisal assistance is stated elsewhere in this
report).

1038 McCall Dr, Corona, CA 92881

David Hayward
Title: CERTIFIED GENERAL APPRAISER

AG018185

CA 09/17/2021
02/18/2021
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SUPERVISORY or CO-APPRAISER (if applicable):
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State: Expiration Date of Certification or License:

Date Signed:
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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: 
870 Roosevelt, Irvine, CA 92620 
 
A true and correct copy of the foregoing document entitled: MOTION TO COMPEL ABANDONMENT OF ESTATE’S 
INTEREST IN REAL PROPERTY LOCATED AT 1038 MCCALL DR. CORONA, CALIFORNIA; MEMORANDUM OF 
POINTS AND AUTHORITIES; DECLARATIONS OF D. EDWARD HAYS, DONALD W. REID, GEORGE NASR, VICTOR 
L. GUIRGUIS, DAVID HAYWARD, AND CYNTHIA QUINTEROS IN SUPPORT 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 March 4, 
2021, I checked the CM/ECF docket for this bankruptcy case or adversary proceeding and determined that the following 
persons are on the Electronic Mail Notice List to receive NEF transmission at the email addresses stated below: 
 
 
 
 
  Service information continued on attached page 
 
2.  SERVED BY UNITED STATES MAIL:  On March 4, 2021, 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. 
 
DEBTOR 
GEORGE NASR 
1038 MCCALL DRIVE 
CORONA, CA 92881-8451 

PRESIDING JUDGE’S COPY 
HONORABLE SCOTT H. YUN 
UNITED STATES BANKRUPTCY COURT 
CENTRAL DISTRICT OF CALIFORNIA 
3420 TWELFTH STREET, SUITE 345 / 
COURTROOM 302 
RIVERSIDE, CA 92501-3819 

U.S. TRUSTEE (RS) 
UNITED STATES TRUSTEE (RS) 
3801 UNIVERSITY AVENUE, 
SUITE 720 
RIVERSIDE, CA 92501-3255 

 
  Service information continued on attached page 
 
3.  SERVED BY PERSONAL DELIVERY, OVERNIGHT MAIL, FACSIMILE TRANSMISSION OR EMAIL:  Pursuant to 
F.R.Civ.P. 5 and/or controlling LBR, on March 4, 2021, 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. 
 

PURSUANT TO AMENDED GENERAL ORDER 20-06, 
COURTESY COPIES WILL BE DELIVERED BY MAIL. 

 
  Service information continued on attached page 
 
I declare under penalty of perjury under the laws of the United States that the foregoing is true and correct. 
 
March 4, 2021 Layla Buchanan  /s/ Layla Buchanan 
Date Printed Name  Signature 
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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 
 

1.  TO BE SERVED BY THE COURT VIA NOTICE OF ELECTRONIC FILING (NEF): CONTINUED: 
 INTERESTED PARTY COURTESY NEF: Michael Jay Berger michael.berger@bankruptcypower.com, 

yathida.nipha@bankruptcypower.com; michael.berger@ecf.inforuptcy.com 
 TRUSTEE LYNDA T. BUI (TR): Lynda T. Bui (TR) trustee.bui@shulmanbastian.com, C115@ecfcbis.com 
 ATTORNEY FOR CREDTIOR BAYVIEW LOAN SERVICING LLC: Dane W Exnowski 

dane.exnowski@mccalla.com, bk.ca@mccalla.com, mccallaecf@ecf.courtdrive.com 
 ATTORNEY FOR DEFENDANT SARA SAMIR SAMAAN: D Edward Hays ehays@marshackhays.com, 

ehays@ecf.courtdrive.com; kfrederick@ecf.courtdrive.com; cmendoza@marshackhays.com; 
cmendoza@ecf.courtdrive.com 

 ATTORNEY FOR TRUSTEE AND PLAINTIFF LYNDA T. BUI (TR): Brandon J Iskander 
biskander@shulmanbastian.com, avernon@shulmanbastian.com 

 ATTORNEY FOR CREDITOR SEACOAST COMMERCE BANK: George C Lazar glazar@foxjohns.com 
 ATTORNEY FOR DEFENDANT SARA SAMIR SAMAAN and DEFENDANT VICTOR LOUIS GUIRGUIS: Laila 

Masud lmasud@marshackhays.com, lmasud@ecf.courtdrive.com; kfrederick@ecf.courtdrive.com 
 ATTORNEY FOR CREDITOR BMW FINANCIAL SERVICES NA, LLC, C/O AIR PORTFOLIO SERVICES, LP: 

Rejoy Nalkara rejoy.nalkara@americaninfosource.com 
 ATTORNEY FOR DEBTOR GEORGE W. NASR AND DEFENDANT LORIN MANSOUR: Donald W Reid 

don@donreidlaw.com, ecf@donreidlaw.com 
 ATTORNEY FOR CREDITOR ATLAS ACQUISITIONS LLC: Avi Schild bk@atlasacq.com 
 ATTORNEY FOR TRUSTEE LYNDA T. BUI (TR): Leonard M Shulman lshulman@shulmanbastian.com 
 U.S. TRUSTEE: United States Trustee (RS) ustpregion16.rs.ecf@usdoj.gov 
 INTERESTED PARTY COURTESY NEF: Robert P Zahradka caecf@tblaw.com 

 
2.  SERVED BY UNITED STATES MAIL: CONTINUED: 
SECURED CREDITOR 
FLAGSTAR BANK 
ATTN: BANKRUPTCY 
5151 CORPORATE DRIVE 
TROY, MI 48098-2639 
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Contact us at (877)237-8167 - jac@trusteeresourcegroup.com or angela@trusteeresourcegroup.com

Trustee Insurance Agency

2813 West Main
Kalamazoo, MI  49006 US
(877) 237-8167
JAC@trusteeresourcegroup.com

INVOICE
BILL TO

Linda Bui
Re:  Nasr, Case #19-10263
3550 Vine Street, Suite 210
Riverside, CA  92507
United States of America

INVOICE # 14119
DATE 03/18/2021

DUE DATE 04/02/2021
TERMS Net 15

  

CASE NUMBER DEBTOR NAME
19-10263 Nasr

DATE DESCRIPTION AMOUNT

03/18/2021 Property Address:  1038 McCall Dr, Corona, CA  92881
Insured Value:  $700,000.00
Coverage Period:  3/17/21 - 6/17/21
Deductible:  $1,000.00
Status:  Vacant

560.00

03/18/2021 General Liability: $1 million per occurrence/$2 million aggregate 10.00

 

Should there be any updates to your billing address or e-mail please 

contact us with these revisions.

Thank you for your business!

BALANCE DUE $570.00

EXHIBIT "7"
Page 223

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 227 of 293



 
 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT 8  

Page 224

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 228 of 293



EXHIBIT "8"
Page 225

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 229 of 293



Shulman Bastian Friedman & Bui LLP3/18/2021 11:35:23 AM Page 13

Draft for Work-In-Process Through 3/18/2021
Matter ID: 6058-000 Draft Seq # 1

Fee ID Date AmountHoursAtty Task:Activity RateHold

10/31/192388085 59.00BJI 51: 0.20 295.00

Telephone conference with Trustee re proposed next steps to object to Debtor's claim of 
homestead exemption.

11/06/192389011 708.00BJI 51: 2.40 295.00

Continue research of possible homestead objection grounds and complete draft motion to disallow 
homestead, less declaration of Matt Vanderbeek which will need to be developed.

11/07/192389012 59.00BJI 51: 0.20 295.00

Detailed email to proposed broker M. Vanderbeek re need for further analysis of equity in McCall 
Drive property on petition date.

11/07/192389023 193.50LMS 51: 0.30 645.00

Review issues and challenges re sale of debtor's residence; prep instructions.

11/07/192389455 59.00BJI 51: 0.20 295.00

Additional emails with proposed broker M. Vanderbeek re scope of analysis needed on McCall 
Drive Property.
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Shulman Bastian Friedman & Bui LLP3/18/2021 11:35:23 AM Page 14

Draft for Work-In-Process Through 3/18/2021
Matter ID: 6058-000 Draft Seq # 1

Fee ID Date AmountHoursAtty Task:Activity RateHold

11/18/192391075 88.50BJI 51: 0.30 295.00

Revise draft homestead objection to include turnover provision per Trustee comments and 
concerns.

11/21/192392821 29.50BJI 51: 0.10 295.00

Conference with Trustee on strategies to sell McCall Drive Property even though it is fully 
encumbered by disputed lien.
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11/27/192392859 59.00BJI 51: 0.20 295.00

Review and respond to Trustee administrator T. Wooten inquiry re timing of objection to 
homestead in light of need for funds to sell McCall Property free and clear and need for 
information re mortgage payments being made.

12/09/192394312 29.50BJI 51: 0.10 295.00

Email to Debtor's counsel following up on Debtor's assertion at deposition that he was not paying 
mortgage for McCall Drive Property.
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12/20/192396995 88.50BJI 51: 0.30 295.00

Telephone conference with Trustee re next steps on McCall Drive Property in light of failure by 
Debtor to pay mortgage.

12/23/192396494 29.50BJI 51: 0.10 295.00

Prepare email to Trustee summarizing potential quandary faced over equity in the McCall Drive 
Property, strategies to maximize same.

12/24/192396503 88.50BJI 51: 0.30 295.00

Draft and send detailed email to Debtor's counsel demanding turnover of documents related to 
whether Debtor has ceased making mortgage payments on McCall Drive Property as well as 
turnover of balance remaining due on tax refund belonging to the Estate.

12/24/192396540 59.00BJI 51: 0.20 295.00

Telephone conference with Trustee regarding probability that Debtor has ceased making mortgage 
payments, potential responses to same.

12/24/192396547 29.50BJI 51: 0.10 295.00

Telephone conference with proposed broker M. Vanderbeek re listing agreement for the McCall 
Drive Property.

12/26/192396986 59.00BJI 51: 0.20 295.00

Review proposed listing agreement drafted by broker M. Vanderbeek for McCall Drive Property.

12/26/192396989 59.00BJI 51: 0.20 295.00

Additional communications with M. Vanderbeek re revisions to be made to listing agreement in 
light of recent comments by the Court.

12/27/192396677 322.50LMS 51: 0.50 645.00

Discuss and briefly review with client transactional docs to list debtor's residence.

01/09/202398743 29.50BJI 51: 0.10 295.00

Email to proposed broker re application to employ him for purposes of marketing and selling the 
McCall Drive Property.
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01/10/202398828 177.00BJI 51: 0.60 295.00

Substantially revise draft objection to exemptions with expectation that it will be opposed, add 2 
exhibits and attachment, and prepare for a 1/15 filing at the latest.

01/13/202399307 237.50MDL 51: 0.50 475.00

Review and revise motion objecting to homestead exemption for for turnover order; declarations of 
M. Vanderbeek and B. Iskander in support thereof.

01/13/202399411 193.50LMS 51: 0.30 645.00

Further suggested revisions to homestead exemption obj.

01/13/202399525 59.00BJI 51: 0.20 295.00

Telephone conference with Trustee re turnover relief to be sought with respect to McCall Drive 
Property.

01/14/202399923 59.00BJI 51: 0.20 295.00

Review Objection to Exemption and approve for filing.

01/15/202399739 258.00LMS 51: 0.40 645.00

Review and revise for final obj to homestead exemption; comments for anticipated hrg.

01/16/202400385 29.50BJI 51: 0.10 295.00

Email to Trustee's proposed broker re whether Debtor has arranged interior inspection of McCall 
Drive by requested deadline.

01/16/202400386 29.50BJI 51: 0.10 295.00

Follow up email to Debtor's counsel D. Reid re request for cooperation by Debtor in arranging an 
interior inspection.
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01/21/202400885 59.00BJI 51: 0.20 295.00

Review and respond to communication of broker M. Vanderbeek re lack of cooperation of Debtor 
with sale of McCall Drive Property.

01/21/202400886 29.50BJI 51: 0.10 295.00

Call and voicemail to Debtor's counsel re inquiry as to Debtor's intentions after failing to contact 
the Trustee's broker by requested deadline of 1/17.

01/22/202401081 29.50BJI 51: 0.10 295.00

Review preliminary response of D. Reid re multiple inquiries on whether Debtor will be providing 
access to McCall Drive Property.

01/27/202402028 29.50BJI 51: 0.10 295.00

Conference with Trustee re Debtor's opposition to homestead objection.

01/28/202403135 88.50BJI 51: 0.30 295.00

Review and approve draft proposed order and declaration re non-opposition to application to 
employ broker in connection with proposed sale of McCall Drive Property.
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01/28/202403140 88.50BJI 51: 0.30 295.00

(Samaan) Review Samaan counsel's changes in response to Trustee's changes, and confer with 
Trustee re results, strategy for resolving impasse.

01/29/202402401 914.50BJI 51: 3.10 295.00

Continue and complete reply plus exhibits to Debtor's opposition to motion to disallow homestead 
exemption and for turnover of property of the estate.

01/30/202402656 88.50BJI 51: 0.30 295.00

Conference with Trustee re draft reply to Debtor's opposition to homestead objection and turnover 
motion.

01/31/202402665 322.50LMS 51: 0.50 645.00

Review and approve reply brief for final (.3) instructions for hrg re exemption. (.2)

01/31/202403128 59.00BJI 51: 0.20 295.00

Multiple inquiries with broker M. Vanderbeek re status of Debtor granting access to McCall Drive 
Property.

01/31/202403145 59.00BJI 51: 0.20 295.00

Telephone conference with Trustee re her imperative that counsel focus on selling McCall Drive 
Property free and clear of disputed liens and interests in light of bad faith mediation tactics by 
Guirguis and counsel at the 1/30 mediation.

02/03/202403266 258.00LMS 51: 0.40 645.00

Review and analyze issues with debtor's failure to cooperate; instructions for hrg on exemption obj 
and turnover.
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02/06/202403916 649.00BJI 51: 2.20 295.00

Same-day preparation and appearance on Trustee's motion to disallow claimed homestead 
exemption in property of the estate.

02/06/202404031 88.50BJI 51: 0.30 295.00

Prepare proposed order on Trustee's motion to disallow homestead exemption as per Court 
instruction.

02/06/202404033 59.00BJI 51: 0.20 295.00

Prepare draft email for Trustee review to send to Debtor's counsel re next steps on sale of McCall 
Drive Property.

02/07/202404262 59.00BJI 51: 0.20 295.00

Telephone conference with Trustee on next steps after denial of turnover motion, comments of 
Judge Yun on required cooperation by the Debtor.

02/07/202404267 29.50BJI 51: 0.10 295.00

Call and voicemail to Debtor's counsel re cooperation on sale of McCall Drive Property.

02/10/202404482 193.50LMS 51: 0.30 645.00

Review and analyze results of hearing on objections to exemption and turnover (.2); discuss next 
steps with client. 
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02/10/202404748 118.00BJI 51: 0.40 295.00

Review and analyze results and recommendations of Trustee's broker M. Vanderbeek re sale of 
the McCall Drive Property.

02/11/202408026 59.00BJI 51: 0.20 295.00

Review and exchange emails with Debtor's counsel re his representations made to the Court 
regarding cooperation and access to the McCall Drive Property to market and sell the same.

02/11/202408027 88.50BJI 51: 0.30 295.00

Review and analyze detailed email by broker M. Vanderbeek re need for guidance on how to 
proceed to market McCall Drive Property in light of a number of cosmetic and occupancy issues 
regarding same.

EXHIBIT "8"
Page 234

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 238 of 293



Shulman Bastian Friedman & Bui LLP3/18/2021 11:35:24 AM Page 22

Draft for Work-In-Process Through 3/18/2021
Matter ID: 6058-000 Draft Seq # 1
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02/17/202406587 29.50BJI 51: 0.10 295.00

Email to broker requesting updated status re marketing efforts for 1038 McCall Drive.

02/18/202406593 88.50BJI 51: 0.30 295.00

Review and analyze multiple assertions of Debtor's counsel re alleged invasion of privacy given his 
ongoing failure to cooperate.

02/18/202406594 88.50BJI 51: 0.30 295.00

Draft and send detailed email to Debtor re scope and need for cooperation re marketing and sale 
of 1038 McCall Drive.

02/20/202406601 29.50BJI 51: 0.10 295.00

Revise proposed email to title company re strategy to reconvey title of McCall Drive Property 
from Ana & Josy Trust to the bankruptcy estate.

02/24/202406895 147.50BJI 51: 0.50 295.00

Review and analyze multiple emails from Debtor's counsel distorting the record re broker's 
attempts to gain access to McCall Drive Property in order to market and sell the same.

02/26/202408076 118.00BJI 51: 0.40 295.00

Draft and send multi-point refutation of Debtor's counsel's accusations re Trustee's efforts to 
market and sell McCall Drive Property.
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02/28/202408101 59.00BJI 51: 0.20 295.00

Respond to Debtor's counsel's most recent accusations and set forth next steps re cooperation to 
market and sell McCall Drive Property.

02/28/202408102 88.50BJI 51: 0.30 295.00

Prepare stipulation re occupancy of McCall Drive Property.

03/09/202409878 156.00AMV 51: 0.80 195.00

Draft Stipulation re Occupancy and Marketing of the McCall Drive Property.

03/09/202409883 59.00BJI 51: 0.20 295.00

Revise stipulation for occupancy in preparation to transmit to Trustee for review and approval.

03/10/202410086 59.00BJI 51: 0.20 295.00

Telephone conference with Trustee re revisions to be made to stipulation re occupancy of McCall 
Drive Property.

03/10/202410134 88.50BJI 51: 0.30 295.00

Review and revise draft stipulation re occupancy of McCall Drive Property in light of comments 
and instructions received from the Trustee on same.

03/11/202410265 193.50LMS 51: 0.30 645.00

Review and revise property access stipulation for debtor. 

03/11/202410887 29.50BJI 51: 0.10 295.00

Email stipulation for occupancy and cooperation with Trustee re marketing of McCall Drive 
Property to Debtor's counsel.
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03/31/202413959 59.00BJI 51: 0.20 295.00

Advise Trustee re lack of communication received from Debtor re request for stipulation re 
occupancy, mortgage information, and proposed next steps in light of same.

04/06/202415340 88.50BJI 51: 0.30 295.00

Review case file for evidence of insurance and maintenance of mortgage payment and follow up 
with Debtor's counsel re providing copies of same as well as agreement re continued occupancy of 
McCall Drive Property.

04/07/202415459 59.00BJI 51: 0.20 295.00

Review and analyze update provided by Debtor's counsel re Debtor's efforts to maintain the 
McCall Drive Property.

04/10/202416110 59.00BJI 51: 0.20 295.00

Draft and send email to Debtor's counsel requesting status update re mortgage payments, alleged 
forbearance entered into by Flagstar Bank, and other issues re McCall Drive Property.
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04/13/202416274 59.00BJI 51: 0.20 295.00

Provide update to Trustee re value of McCall Drive Property to the Estate and latest developments 
such as appearance of RFS firm as of 4/10.

04/21/202417750 29.50BJI 51: 0.10 295.00

Follow up with Debtor's counsel re status of obtaining evidence of a forbearance from Flagstar 
Bank for mortgage payments for the McCall Drive Property.

04/22/202418021 59.00BJI 51: 0.20 295.00

Review updated information provided by Debtor re transfer of servicing of McCall Drive Property 
loan to Bayview and progress obtaining confirmation of forbearance on mortgage payments.
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04/29/202419058 118.00BJI 51: 0.40 295.00

Review and analyze communication from Debtor's counsel re flood damage at McCall Drive 
Property.

04/29/202419059 59.00BJI 51: 0.20 295.00

Email to Trustee's broker requesting assessment of McCall Drive photos and set-up of interior 
inspection.

04/29/202419061 88.50BJI 51: 0.30 295.00

Confer with Trustee re insurance issues concerning water damage at McCall Drive Property.

04/29/202419062 88.50BJI 51: 0.30 295.00

Telephone conference with Debtor's attorney D. Reid re water damage at McCall Drive Property 
(0.2) and follow-up email summarizing same (0.1).

04/29/202419126 59.00BJI 51: 0.20 295.00

Review and exchange emails with the Trustee on how to address cooperation issues with the 
Debtor regarding repairs to be made at McCall Drive Property.

04/29/202419127 59.00BJI 51: 0.20 295.00

Review and analyze initial assessment by broker of damage done to McCall Drive Property in 
preparation to set up conference call with Debtor by 4/30.

04/29/202419129 59.00BJI 51: 0.20 295.00

Call and follow up email to D. Reid re setup of zoom call to discuss cooperation toward mutual 
goal of repair at McCall Drive Property.

04/30/202419347 59.00BJI 51: 0.20 295.00

Review and exchange emails with Debtor's counsel re conference call to set parameters for 
cooperation with respect to water damage at McCall Drive Property.
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04/30/202419515 88.50BJI 51: 0.30 295.00

Conference with Trustee and Debtor's counsel re next steps to repair McCall Drive Property and 
to collaborate on sharing of information re insurance and repair companies.

04/30/202419520 88.50BJI 51: 0.30 295.00

Draft and send detailed email to Debtor's counsel summarizing the results of conference with 
Trustee and Debtor and requesting additional information and documentation.

05/04/202420022 59.00BJI 51: 0.20 295.00

Review communications between broker and Debtor's counsel to inspect water damage to McCall 
Drive Property.

05/05/202420294 59.00BJI 51: 0.20 295.00

Review communications between Debtor's counsel and broker re insurance inspection of McCall 
Drive Property same day.

05/05/202420295 118.00BJI 51: 0.40 295.00

Review and analyze information provided by broker re extent of damage at McCall Drive Property.

05/05/202420303 29.50BJI 51: 0.10 295.00

Email to Debtor's counsel requesting insurance adjuster's information for the Trustee's files.

05/06/202420569 88.50BJI 51: 0.30 295.00

Review and analyze concerns raised by broker re condition of the McCall Drive Property.

05/07/202420793 59.00BJI 51: 0.20 295.00

Telephone conference with Debtor's counsel re need for Debtor to include Trustee on all insurance 
matters concerning McCall Drive Property.

05/07/202420794 59.00BJI 51: 0.20 295.00

Call and voicemail to Pacific Specialty insurance re Estate's interest in McCall Drive Property.

05/07/202420795 88.50BJI 51: 0.30 295.00

Draft and send follow up email to Pacific Specialty insurance re Estate's interest in McCall Drive 
Property.
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05/07/202420998 88.50BJI 51: 0.30 295.00

Review and exchange multiple emails with the Trustee re information gathering efforts with 
respect to insurance for the McCall Drive Property.

05/08/202420845 387.00LMS 51: 0.60 645.00

Review and analyze multiple comms by and between debtor, trustee and ins adjuster (.5); prep 
comments re property of estate issues (.1)

05/08/202420910 59.00BJI 51: 0.20 295.00

Telephone conference with Debtor's counsel re ongoing issues concerning McCall Drive Property, 
issues re insurance.

05/08/202420911 118.00BJI 51: 0.40 295.00

Review and exchange multiple emails with Debtor's counsel and Pacific Specialty Insurance re 
Estate's interest in repairs to the McCall Drive Property.

05/08/202420912 88.50BJI 51: 0.30 295.00

Detailed email to Trustee re results of telephone conference with Debtor's counsel, proposed next 
steps.

05/08/202420943 59.00BJI 51: 0.20 295.00

Telephone conference with A. Nixon of Pacific Specialty Insurance re Estate's interest in McCall 
Drive Property.

05/08/202420975 476.00JRI 51: 0.80 595.00

Analysis of the debtor's position regarding title to homeowner's policy proceeds.  Provide 
instructions to Brandon Iskander re:  same.

05/08/202420993 354.00BJI 51: 1.20 295.00

Review and analyze Debtor's legal assertions re ownership of insurance proceeds for repair of the 
McCall Drive Property.

05/08/202421003 88.50BJI 51: 0.30 295.00

Second telephone conference with A. Nixon of Pacific Specialty Insurance re pending insurance 
claim for McCall Drive Property.

05/08/202421010 59.00BJI 51: 0.20 295.00

Review Trustee comments and instructions with respect to negotiations with Debtor over use of 
insurance proceeds for repair of the McCall Drive Property.
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05/14/202421691 193.50LMS 51: 0.30 645.00

Instructions re use of ins proceeds re McCall property (.2); review and approve confirming email. 
(.1)

05/19/202422613 193.50LMS 51: 0.30 645.00

Comms with interested parties re deployment of insurance proceeds to re mediate McCall. 

05/20/202422694 258.00LMS 51: 0.40 645.00

Comms with interested parties re deployment of insurance proceeds and marketing property. 
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06/08/202427847 59.00BJI 51: 0.20 295.00

Review response of Debtor's counsel re request for access to McCall Drive Property for 
inspection, stipulation to continue hearing on homestead objection.
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07/07/202435867 88.50BJI 51: 0.30 295.00

Review and exchange communications with Debtor's counsel re status of insurance claim for 
remediation of McCall Drive Property.

07/07/202435868 88.50BJI 51: 0.30 295.00

Begin review and analysis of homeowner's insurance policy produced by Debtor on 7/7.

07/07/202435872 88.50BJI 51: 0.30 295.00

Review in detail status update from Debtor re litigation by insurance company over Debtor's claim 
for repair of the McCall Drive Property.

EXHIBIT "8"
Page 244

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 248 of 293



Shulman Bastian Friedman & Bui LLP3/18/2021 11:35:24 AM Page 33

Draft for Work-In-Process Through 3/18/2021
Matter ID: 6058-000 Draft Seq # 1

Fee ID Date AmountHoursAtty Task:Activity RateHold

07/23/202438732 59.00BJI 51: 0.20 295.00

Contact McCall Drive Property broker to set up monthly inspections of McCall Drive Property 
remediation effort.

07/23/202438760 88.50BJI 51: 0.30 295.00

Review and analyze settlement possibilities with Defendant Guirguis in light of information that 
Debtor no longer resides at the McCall Drive Property.

07/27/202439266 147.50BJI 51: 0.50 295.00

Extended telephone conference with Trustee re means of mitigating loss created by Debtor in 
respect to the McCall Drive Property, next steps for turnover and or actively marketing same.

07/27/202439352 59.00BJI 51: 0.20 295.00

Draft and send detailed email to Debtor's counsel re need for regular inspections of the McCall 
Drive Property to commence in light of delayed remediation process.

07/29/202440452 59.00BJI 51: 0.20 295.00

Review and analyze response of D. Reid to request for access to McCall Drive Property and 
status of repairs for impact on marketability of the same.

07/31/202440242 193.50LMS 51: 0.30 645.00

Discuss McCall property marketing and sale strategy with client and broker.
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07/31/202440476 59.00BJI 51: 0.20 295.00

Follow up with McCall Drive broker re potential value of McCall Drive Property in its damaged 
state in light of likely legal scenario whereby turnover will need to be accomplished and a sale of 
the Property as is.

08/03/202442780 193.50LMS 51: 0.30 645.00

Review ins issues re McCall property (.2); prep instructions re impact on marketing. (.1)

08/03/202442862 59.00BJI 51: 0.20 295.00

Call and voicemail to A. Nixon of Pacific Specialty Insurance re status of insurance claim for 
McCall Drive Property.

08/03/202442866 118.00BJI 51: 0.40 295.00

Prepare detailed settlement communication for Debtor's counsel re next steps with respect to 
McCall Drive Property after consulting with the Trustee.

08/03/202443239 59.00BJI 51: 0.20 295.00

Call and voicemail to A. Nixon of Pacific Specialty Insurance re need for telephone conference on 
Trustee's efforts to market and sell the McCall Drive Property.

08/03/202443255 88.50BJI 51: 0.30 295.00

Outline agenda for discussion of issues re sale of McCall Drive Property with insurance company.
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Fee ID Date AmountHoursAtty Task:Activity RateHold

08/13/202444921 170.00RMK 51: 0.40 425.00

Review and analyze issues re options for sale of the McCall Property given status of pending 
adversary proceeding, objection to homestead exemption and title concerns.

08/13/202444927 147.50BJI 51: 0.50 295.00

Review and analyze potential means of compromise with Bayview to sell the McCall Drive 
Property under 506(c).

08/13/202444928 59.00BJI 51: 0.20 295.00

Draft and send detailed proposal to Trustee re means of selling McCall Drive Property over 
potential objections of the Debtor.

08/14/202445005 322.50LMS 51: 0.50 645.00

Strategy mtg with client re McCall property.

08/17/202445649 118.00BJI 51: 0.40 295.00

Review and analyze scope of discoverable documents from Pacific Specialty insurance in light of 
its ongoing failure to provide any further information regarding insurance claim impacting the 
McCall Drive Property in preparation to serve subpoena on same.
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Fee ID Date AmountHoursAtty Task:Activity RateHold

08/21/202446467 118.00BJI 51: 0.40 295.00

Prepare subpoena to Pacific Specialty Insurance for investigatory file.
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09/02/202448603 88.50BJI 51: 0.30 295.00

Extended telephone conference with Trustee re present impasse over McCall Drive Property, 
potential means of resolving same through homestead exemption and Guirguis litigation.
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09/08/202451646 29.50BJI 51: 0.10 295.00

Email broker for McCall Drive Property re need for updated prelim on McCall Drive Property in 
relation to ongoing exemption dispute.
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Fee ID Date AmountHoursAtty Task:Activity RateHold

09/21/202453494 88.50BJI 51: 0.30 295.00

Review lengthy email by Debtor's counsel re pending insurance claim for McCall Drive Property 
along with various litigation threats.

09/21/202453495 118.00BJI 51: 0.40 295.00

Review and exchange communications with Debtor's counsel and Trustee re setup of conference 
call to resolve disputes re insurance company's investigation of Debtor's pending insurance claim.
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Matter ID: 6058-000 Draft Seq # 1

Fee ID Date AmountHoursAtty Task:Activity RateHold

09/22/202453501 59.00BJI 51: 0.20 295.00

Review and analyze correspondence provided by Debtor's counsel re delay of Pacific Speciality in 
determining coverage.

09/23/202453491 88.50BJI 51: 0.30 295.00

Draft and send email to D. Reid re information sharing and cooperation agreement regarding 
Pacific Specialty Insurance and pending loss claim with respect to McCall Drive Property.

10/01/202456424 88.50BJI 51: 0.30 295.00

Review and exchange multiple communications with Pacific Specialty Insurance re deadlines to 
produce documents according to pending subpoena.

10/02/202456495 59.00BJI 51: 0.20 295.00

Telephone conference with Trustee re cooperation agreement with Debtor re McCall Drive 
Property.

10/02/202456496 59.00BJI 51: 0.20 295.00

Revise and send cooperation agreement to Debtor's counsel in light of Trustee's comments and 
instructions.

10/02/202456497 59.00BJI 51: 0.20 295.00

Review and exchange communications with Pacific Specialty Insurance counsel re pending 
subpoena for its investigatory file.
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Fee ID Date AmountHoursAtty Task:Activity RateHold

10/06/202457217 59.00BJI 51: 0.20 295.00

Review communication from Debtor's counsel re status of ongoing insurance loss claim 
investigation by Pacific Specialty Insurance.

10/09/202457510 147.50BJI 51: 0.50 295.00

Revise cooperation agreement into two different stipulations to be filed concurrently and send to 
Debtor's counsel for review and approval.

10/09/202457522 59.00BJI 51: 0.20 295.00

Review late-day response of Debtor re stipulations re cooperation on pending loss claim.

10/12/202459906 25.00LEC 51: 0.10 250.00

Review of email from A. Basi regarding the Stipulation Between the Chapter 7 Trustee and 
Debtor for Cooperation of Pending Insurance Claim Impacting the Estate.

10/12/202460982 118.00BJI 51: 0.40 295.00

Compile and send sum total of all communications between estate and Pacific Speciality Insurance 
as per stipulation reached with Debtor's counsel.

10/12/202460983 59.00BJI 51: 0.20 295.00

Review and approve finalized notice of stipulation re cooperation on insurance claim and enhanced 
service for same.

10/12/202460990 88.50BJI 51: 0.30 295.00

Review and exchange multiple communications with A. Basi general counsel to Pacific Specialty 
Insurance Company re pending stipulation for cooperation on insurance claim.
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10/27/202464065 118.00BJI 51: 0.40 295.00

Review and analyze latest concerns raised by broker for McCall Drive Property re marketability of 
same, next steps in the case.
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Matter ID: 6058-000 Draft Seq # 1

Fee ID Date AmountHoursAtty Task:Activity RateHold

10/30/202464133 88.50BJI 51: 0.30 295.00

Review and exchange communications with Pacific Specialty Insurance counsel re pending 
stipulation affecting subpoena of records and resulting deadline to produce documents according to 
it.

10/30/202464135 88.50BJI 51: 0.30 295.00

Review and approve declaration re non-opposition to insurance-related stipulation and proposed 
order granting same.

11/02/202465467 59.00BJI 51: 0.20 295.00

Review and analyze communications received from broker re marketing progress for McCall 
Drive Property.

11/06/202465517 118.00BJI 51: 0.40 295.00

Review and exchange communications with A. Basi of Pacific Specialty Insurance Company re 
timeline for production of documents as subpoenaed by the Trustee.
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Matter ID: 6058-000 Draft Seq # 1

Fee ID Date AmountHoursAtty Task:Activity RateHold

11/16/202470138 59.00BJI 51: 0.20 295.00

Review communications between Pacific Specialty Insurance and Debtor re insurance cooperation 
stipulation.

11/20/202470141 265.50BJI 51: 0.90 295.00

Review documents produced by Pacific Specialty Insurance in response to subpoena.

11/20/202470180 59.00BJI 51: 0.20 295.00

Review and exchange communications with D. Exnowski counsel to Bayview re status of McCall 
Drive loan in light of information received from Pacific Specialty Insurance.

12/01/202473686 265.50BJI 51: 0.90 295.00

Prepare detailed 4-point memo to Trustee on suggested next steps in the case based on the actions 
of Pacific Specialty Insurance as well as the Debtor.
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Fee ID Date AmountHoursAtty Task:Activity RateHold

12/09/202475286 147.50BJI 51: 0.50 295.00

Review and analyze Court's order continuing hearing on homestead objection and implications of 
same on Gurguis adversary proceeding and marketing and sale of the McCall Drive Property.
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12/14/202475973 88.50BJI 51: 0.30 295.00

Detailed email to Debtor's counsel re cooperation needed going forward with respect to marketing 
of McCall Drive Property.

12/14/202475974 59.00BJI 51: 0.20 295.00

Follow ups with broker to confirm next steps re marketing of McCall Drive Property per court 
order.

12/15/202476831 59.00BJI 51: 0.20 295.00

Review status update from McCall Drive broker re status of marketing and selling the property.

12/24/202477628 118.00BJI 51: 0.40 295.00

Draft and send detailed follow up email to Debtor's counsel re need for cooperation in the new 
year on marketing of McCall Drive Property.

12/28/202478475 88.50BJI 51: 0.30 295.00

Review and analyze turnover issues in light of obstruction efforts by Debtor to marketing of 
McCall Drive Property.

01/05/212480627 79.00BJI 51: 0.20 395.00

Review and respond to broker's request for update on proceeding to market and sell McCall Drive 
Property.

01/13/212481945 118.50BJI 51: 0.30 395.00

Discuss insurance issues with Trustee and efforts to reach Guirguis re status of the McCall Drive 
Property.

01/13/212481947 158.00BJI 51: 0.40 395.00

Review and exchange communications with Guirguis's counsel re status of insurance for the 
McCall Drive Property.

01/19/212482234 387.00LMS 51: 0.60 645.00

(McCall Property) Review and analyze detailed summary of insurance proceeds issues (.5); prep 
further inquiry to develop recommendation (.1)
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Draft for Work-In-Process Through 3/18/2021
Matter ID: 6058-000 Draft Seq # 1

Fee ID Date AmountHoursAtty Task:Activity RateHold

01/19/212482398 247.50RMK 51: 0.50 495.00

Review and analyze issues re options for sale of the McCall Property given status of pending 
adversary proceeding, objection to homestead exemption and previous settlement offer by Guirguis' 
counsel.

01/27/212484637 79.00BJI 51: 0.20 395.00

Review and respond to inquiry and update by McCall Drive broker re sale and condition of the 
McCall Drive Property.

02/01/212485907 79.00BJI 51: 0.20 395.00

Review and exchange communications with McCall Drive broker re proposed next steps to sell the 
Property.
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Matter ID: 6058-000 Draft Seq # 1

Fee ID Date AmountHoursAtty Task:Activity RateHold

02/08/212487389 79.00BJI 51: 0.20 395.00

Review and analyze need for turnover of McCall Drive Property in light of ongoing issues in the 
Guirguis case.

02/18/212488126 258.00LMS 51: 0.40 645.00

Review and analyze ins decline letter (.2); prep comments and instructions re committal of waste 
and required mitigation. 

02/22/212490028 79.00BJI 51: 0.20 395.00

Review and exchange communications with Debtor's counsel re setup on conference for treatment 
of McCall Drive Property going forward.

02/22/212490030 118.50BJI 51: 0.30 395.00

Telephone conference with Debtor's counsel to collect information re Debtor's plans to mitigate 
loss to McCall Drive Property.

02/22/212490031 158.00BJI 51: 0.40 395.00

Review and exchange additional communications with Trustee re proposed next steps on turnover, 
insurance claims re McCall Drive Property.

02/22/212490032 39.50BJI 51: 0.10 395.00

Follow up with alleged lienholder on McCall Drive Property for status on its efforts to insure 
McCall Drive Property.

02/22/212490033 39.50BJI 51: 0.10 395.00

Review and exchange communications with counsel for first priority lender on McCall Drive 
Property re obtaining insurance information on same.

02/23/212488665 258.00LMS 51: 0.40 645.00

Discuss ins issues re residence with client (.3); prep comments and instructions (.1)

02/23/212490050 118.50BJI 51: 0.30 395.00
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Matter ID: 6058-000 Draft Seq # 1
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Review and exchange additional communications with Trustee re issues insuring McCall Drive 
Property after Pacific Specialty's rejection of Debtor's post-petition policy.

02/25/212490079 118.50BJI 51: 0.30 395.00

Monitor Trustee communications with proposed insurer for McCall Drive Property.

02/26/212490043 553.00BJI 51: 1.40 395.00

Prepare motion for turnover of McCall Drive Property.

03/01/212491453 158.00BJI 51: 0.40 395.00

Review and revise draft turnover motion and send to Trustee for review.

03/02/212491460 237.00BJI 51: 0.60 395.00

Review and analyze interim steps to defend against potential abandonment claim as hinted by 
Defendant's counsel.

03/02/212491461 79.00BJI 51: 0.20 395.00

Review and exchange communications with Trustee re steps to take to prepare for potential 
abandonment motion.

03/02/212491468 79.00BJI 51: 0.20 395.00

Review and analyze standards to abandon property of the estate in light of hint by Guirguis of 
seeking same.

03/04/212491493 632.00BJI 51: 1.60 395.00

Same day review of joint abandonment motion filed by Guirguis and Debtor.

03/04/212491495 158.00BJI 51: 0.40 395.00

Draft and send detailed memo to Trustee re pending abandonment motion and proposed response.

03/05/212491149 387.00LMS 51: 0.60 645.00
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Initial review and comment on debtor's motion seeking to abandon residence. 

03/05/212491507 316.00BJI 51: 0.80 395.00

Conduct detailed review of Hayward and Quinteros declarations in support of the abandonment 
motion.

03/05/212491508 197.50BJI 51: 0.50 395.00

Review and exchange multiple communications with Trustee's broker re Hayward and Quinteros 
Declarations.

03/05/212491509 197.50BJI 51: 0.50 395.00

Review M. Vanderbeek analysis of declarations vs. raw data supporting Trustee's position with 
respect to the McCall Drive Property.

03/05/212491511 711.00BJI 51: 1.80 395.00

Begin drafting opposition to abandonment motion.

03/06/212491619 79.00BJI 51: 0.20 395.00

Telephone conference with Trustee re legal objectives of a flash listing of McCall Drive Property.

03/06/212491621 79.00BJI 51: 0.20 395.00

Review terms of updated listing agreement for McCall Drive Property.

03/06/212491622 118.50BJI 51: 0.30 395.00

Continue drafting opposition to abandonment motion.

03/07/212492740 197.50BJI 51: 0.50 395.00

Review and exchange multiple communications re quick timeline and evidence to build in support 
of retention of the McCall Drive Property as property of the estate.

03/08/212491565 322.50LMS 51: 0.50 645.00

Work with client on developing opposition to motion to compel abandonment of residence (.3); 
comms with broker (.2)

03/08/212491629 118.50BJI 51: 0.30 395.00

Review all cash offer received by Trustee for McCall Drive Property.

03/08/212491631 118.50BJI 51: 0.30 395.00

Telephone conference with Trustee and Broker re declaration in support of Trustee's opposition to 
abandonment.

03/08/212491638 118.50BJI 51: 0.30 395.00

Review and analyze impact of mechanics lien on value of McCall Drive Property.
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03/08/212491659 258.00LMS 51: 0.40 645.00

Briefly review and comment on PTR and mechanics lien for client.

03/08/212491669 175.00LEC 51: 0.70 250.00

Review of files and purchase offer from River Trail Financial LLC for the property located at 1038 
McCall Driver, Corona for necessary facts for and draft counter-offer and addendum. 

03/08/212491670 25.00LEC 51: 0.10 250.00

Prepare email to the Trustee regarding the counter-offer and addendum on the offer from River 
Trail Financial LLC for the property located at 1038 McCall Drive, Corona. 

03/08/212491705 125.00LG 51: 0.50 250.00

Review documents and pleadings relating to information (background of case/terms of sale) 
necessary to assist in drafting sale motion.    

03/08/212491706 375.00LG 51: 1.50 250.00

Commence drafting sale motion.

03/08/212491741 125.00LEC 51: 0.50 250.00

Review of multiple emails from the Trustee and M. Vanderbeek regarding competing purchase 
offers, analysis of issues on the sale transaction for and update the addendum to the River Trail 
Financial LLC purchase offer to address the multiple offers and clarify seller choice of escrow. 

03/08/212491742 75.00LEC 51: 0.30 250.00

Review of emails from M. Vanderbeek regarding the purchase offers for the McCall property, 
organize for and begin binder of exhibits for the sale motion. 

03/08/212492743 158.00BJI 51: 0.40 395.00

Draft and send detailed email to Movants in abandon motion re need for access to show and 
market the McCall Drive Property.

03/08/212492752 158.00BJI 51: 0.40 395.00

Review and analyze potential next steps with respect to post-petition recorded lien of Dry Down 
Inc. and its impact on forthcoming sale motion.

03/08/212492753 592.50BJI 51: 1.50 395.00

Continue drafting and revising opposition to abandon motion to use as a prelude to a trial brief in 
the Guirguis adversary proceeding.

03/08/212492755 158.00BJI 51: 0.40 395.00

Review and analyze additional instructions from Trustee re timeline for proceeding on offer to 
purchase McCall Drive Property.

03/08/212492756 197.50BJI 51: 0.50 395.00

Research standing issue raised by Victor Guirguis argument in abandonment motion that his 
secured claim is worth zero dollars.

03/08/212492761 79.00BJI 51: 0.20 395.00

Review and analyze Debtor's response to request for access, show, and market McCall Drive 
Property.

03/09/212491889 750.00LG 51: 3.00 250.00
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Continue drafting sale motion.

03/09/212491971 150.00LEC 51: 0.60 250.00

Review of files for necessary facts for and prepare addendum to the Trustee's counter-offer #1 to 
the offer received from Prerna Kochar. 

03/09/212491972 25.00LEC 51: 0.10 250.00

Exchange of emails with the Trustee regarding escrow and title preferences for the McCall Drive 
property, update the addendum to the counter-offer to address the designations and provide further 
terms regarding broker commission. 

03/09/212491973 25.00LEC 51: 0.10 250.00

Prepare email to L. Bui regarding the terms for the addendum to Counter Offer #1 to the purchase 
offer received from Prerna Kochar. 

03/09/212491976 25.00LEC 51: 0.10 250.00

Update files for documents to be used as exhibits for the Sale Motion for the McCall Drive 
property. 

03/09/212492762 158.00BJI 51: 0.40 395.00

Conduct detailed review of updated title report for McCall Drive property as to all other items 
besides Dry Down lien for impact on forthcoming sale motion.

03/09/212492765 197.50BJI 51: 0.50 395.00

Analyze multiple offers for McCall Drive Property as they come in in preparation for weekly 
meeting with the Trustee.

03/10/212492107 75.00LEC 51: 0.30 250.00

Review of emails and attached documents from the Trustee and M. Vanderbeek, organize and 
prepare the documents to be used in drafting the Sale Motion and exhibits in support of the Sale 
Motion for the McCall Drive property. 

03/10/212492126 325.00LG 51: 1.30 250.00

Review new offer re McCall property and related documents (.30) and review/updates to draft 
motion to sale (1.00).  

03/10/212492137 50.00LEC 51: 0.20 250.00

Review of additional emails from M. Vanderbeek regarding additional offers for the McCall 
property, organize and review for additional facts/exhibits in support of the Sale Motion. 

03/10/212492218 50.00LEC 51: 0.20 250.00

Review of additional emails from M. Vanderbeek regarding additional offer for the McCall 
property, organize and review for additional facts/exhibits in support of the Sale Motion. 
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03/10/212492783 197.50BJI 51: 0.50 395.00

Review significant log of offers received by Trustee's broker to bolster arguments against 
abandonment motion.

03/10/212492784 434.50BJI 51: 1.10 395.00

Begin revisions to draft motion to sell McCall Drive Property in light of need to supplement with 
authorities addressing standing, surcharge, and Rule 9011 conduct in respect to pending abandon 
motion.

03/11/212492247 258.00LMS 51: 0.40 645.00

Provide instruction and info for draft of sale motion re McCall property.

03/11/212492345 25.00LEC 51: 0.10 250.00

Review of email from M. Vanderbeek regarding the opening package for the escrow on the 
McCall Drive property, update files for the exhibits in support of the Sale Motion with the new 
documents. 

03/11/212492790 197.50BJI 51: 0.50 395.00

Review completed purchase agreement between Trustee and Prerna Kochar in preparation to 
complete relevant 6004 notice items. 

03/11/212492794 158.00BJI 51: 0.40 395.00

Continue review of log of offers in support of Trustee's position in opposition to abandonment 
motion.

03/11/212492804 276.50BJI 51: 0.70 395.00

Revise turnover motion to incorporate sale motion details and to further preview bad faith conduct 
of the Debtor for full discussion in abandon motion opp.

03/12/212492508 193.50LMS 51: 0.30 645.00

Speak to client re sale developments and opposing motion to compel abandonment.

03/12/212492745 1,264.00BJI 51: 3.20 395.00

Substantially revise draft sale motion with target filing date of 3/18 to include over 9 additional 
exhibits and declarations in support of the same.

03/12/212492805 118.50BJI 51: 0.30 395.00
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Shulman Bastian Friedman & Bui LLP3/18/2021 11:35:25 AM Page 56

Draft for Work-In-Process Through 3/18/2021
Matter ID: 6058-000 Draft Seq # 1

Fee ID Date AmountHoursAtty Task:Activity RateHold

Continue review of wave of offers for McCall Drive property as further evidence against the 
Debtor's and Guirguis's abandon motion.

03/12/212492806 316.00BJI 51: 0.80 395.00

Begin review of billing entries for support for Section 506(c) surcharge of Guirguis lien in support 
of forthcoming sale motion.

03/12/212492807 158.00BJI 51: 0.40 395.00

Review and analyze issues re Debtor's attempt to curtail access to the Property after less than a 
week.

03/14/212492872 25.00LEC 51: 0.10 250.00

Review of emails from M. Vanderbeek regarding activity report on the McCall Drive property and 
the recent offer, update the case docket for same. 

03/14/212492876 79.00BJI 51: 0.20 395.00

Review communication from Trustee re current state of offers for McCall Drive Property as 
further evidence on pending abandon motion.

03/15/212492874 79.00BJI 51: 0.20 395.00

Telephone conference with Debtor's counsel re status of marketing of McCall Drive Property.

03/15/212492877 158.00BJI 51: 0.40 395.00

Review and exchange communications with counsel to Community Loan Servicing re obtaining 
information re insurance for the McCall Drive Property.

03/15/212492879 79.00BJI 51: 0.20 395.00

Review and respond to Trustee comments and instructions re sale motion for McCall Drive 
Property.

03/15/212492880 632.00BJI 51: 1.60 395.00

Continue revisions to sale motion in anticipation of opposition from Debtor.

03/16/212492881 25.00LG 51: 0.10 250.00

Review emails and documents regarding status of sale motion.

03/16/212492886 118.50BJI 51: 0.30 395.00

Review and exchange communications with counsel to Community Loan Servicing on status of 
inquiry into whether it obtained force placed insurance up to the value of its lien.

03/17/212492882 1,896.00BJI 51: 4.80 395.00

Review comments and instructions from Trustee re proposed sale motion and revise in accordance 
with her direction and stated objectives.

03/17/212492883 316.00BJI 51: 0.80 395.00

Outline additional authorities and evidence to submit to the Court with the standalone turnover 
motion.

03/18/212492884 790.00BJI 51: 2.00 395.00

Review, revise, and finalize draft turnover motion to be filed contemporaneously with the Trustee's 
sale motion.

03/18/212492885 79.00BJI 51: 0.20 395.00

Draft and send revised turnover motion to Trustee for approval.

 36,814.00 
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6058-500\1499969.1  

SHULMAN BASTIAN  
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

Leonard M. Shulman – Bar No. 126349 
Brandon J. Iskander – Bar No. 300916 
SHULMAN BASTIAN FRIEDMAN & BUI LLP 
100 Spectrum Center Drive, Suite 600 
Irvine, California 92618 
Telephone: (949) 340-3400 
Facsimile: (949) 340-3000 
Email: LShulman@shulmanbastian.com 
 BIskander@shulmanbastian.com 
 
Attorneys for Plaintiff Lynda T. Bui,  
Chapter 7 Trustee 
 
 

UNITED STATES BANKRUPTCY COURT 

CENTRAL DISTRICT OF CALIFORNIA, RIVERSIDE DIVISION 

 

In re 
 
GEORGE W. NASR 
aw American General Private Security Corp 
aw A&G Uniform Inc., 
 

Debtor. 
 

 Case No. 6:19-bk-10263-SY 
 
Chapter 7 
 
Adv No. 6:19-ap-01088-SY 
 
STIPULATION TO CONTINUE PRE-
TRIAL CONFERENCE AND EXTEND 
OTHER APPLICABLE DEADLINES 
 
Pre-Trial Conference 
Date: August 27, 2020  
Time: 9:30 a.m. 
Place: Courtroom 302 
                United States Bankruptcy Court 

3420 Twelfth Street 
                Riverside, CA 92501 
 
New Pre-Trial Conference 
Date: January 7, 2021  
Time: 9:30 a.m. 
Place: Courtroom 302 
                United States Bankruptcy Court 

3420 Twelfth Street 
                Riverside, CA 92501 
 

 
LYNDA T. BUI, solely in her capacity as 
Chapter 7 Trustee for the bankruptcy estate 
of George W. Nasr, 
 

Plaintiff, 
 

vs. 
 
VICTOR LOUIS GUIRGUIS, an individual, 
 

Defendant. 
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SHULMAN BASTIAN  
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

 TO THE HONORABLE SCOTT H. YUN, UNITED STATES BANKRUPTCY 

JUDGE, THE OFFICE OF THE UNITED STATES TRUSTEE AND ALL INTERESTED 

PARTIES: 

Plaintiff Lynda T. Bui, solely in her capacity as the Chapter 7 trustee (“Trustee”) for the 

bankruptcy estate (“Estate”) of George W. Nasr (“Debtor”), by and through her counsel, Brandon 

J. Iskander of Shulman Bastian Friedman & Bui LLP, and Defendant Victor Louis Guirguis 

(“Defendant”), by and through his counsel, D. Edward Hays of Marshack Hays LLP, (collectively, 

the “Parties”), hereby agree and stipulate based on the following: 

I. RECITALS 

1. The Debtor filed a Voluntary Petition under Chapter 7 of the Bankruptcy Code on 

January 11, 2019.  The Plaintiff is the duly appointed, qualified, and acting Chapter 7 Trustee of the 

Debtor’s bankruptcy Estate. 

2. On June 10, 2019, the Plaintiff filed a complaint initiating the instant adversary 

proceeding against the Defendant for recovery of transfers of the Debtor’s interest in the real 

property located at 1038 McCall Drive, Corona, CA 92881 (“McCall Drive Property”), including a 

second deed of trust encumbering the same (“Guirguis DOT” or “Lien”).   

3. On July 23, 2019, the Plaintiff filed her first amended complaint. 

4. On August 6, 2019, the Defendant filed his answer to the first amended complaint.   

5. The Parties are engaged in discovery, which is ongoing. 

6. In the main bankruptcy case, the Trustee has begun marketing the McCall Drive 

Property to liquidate sums allegedly owed to Defendant on account of the Guirguis DOT and which 

the Trustee seeks to avoid and recover for the Debtor’s creditors.  

/// 

/// 

/// 
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SHULMAN BASTIAN  
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

7. Given COVID-19, the Parties agree that it is in both of their best interests that all 

litigation in this Adversary Proceeding be temporarily suspended. 

II. STIPULATION 

WHEREFORE, based on the foregoing, the Parties agree and respectfully request that the 

Court enter an order as follows:  

1. All deadlines in this Adversary Proceeding shall be extended and the pre-trial 

conference currently set for August 27, 2020, shall be continued to January 7, 2021 (or any later 

date that is convenient to the Court).  All deadlines set forth in the Local Bankruptcy Rules based 

on the date of the pre-trial conference shall be based on the date of the continued pre-trial conference.  

2. The Parties temporarily suspend all discovery efforts as part of a litigation standstill 

(“Moratorium”).  During the Moratorium, the deadline to respond to propounded discovery or to 

give notices, reports, or other process in accordance with the Federal Rules of Civil Procedure and 

the Federal Rules of Evidence is extended indefinitely;  

3. After expiration of ninety (90) days after entry of an order approving this Stipulation, 

any Party may give notice of cessation of the Moratorium at any time.  Upon the cessation of the 

Moratorium, all existing discovery response deadlines will be due thirty (30) days after the cessation 

of the Moratorium.  Until the Moratorium ceases, the Parties will cooperate to maintain the status 

quo in the Adversary Proceeding; and 

4. Defendant acknowledges that this action creates a bona fide dispute for purposes of 

11 U.S.C. § 363(f)(4), agrees to not object to the Trustee’s sale motion concerning the McCall Drive 

Property except for the sales price being too low under the circumstances, and that the moratorium 

in this action does not extend to the Trustee’s actions in the underlying bankruptcy case, including 

the Trustee’s sale motion. Upon a sale of the Property, Defendant consents to payment from sales 

proceeds otherwise subject to his alleged Lien an amount sufficient to pay brokerage commissions 

and customary costs of sale not to exceed 8% of the sales price on condition that his alleged Lien 

attach to the remaining proceeds with the same validity, priority, and extent and that such proceeds 

by held in trust by the Trustee pending entry of a final, non-appealable judgment in this Adversary 
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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 100 
Spectrum Center Drive, Suite 600, Irvine, CA 92618. 
 
A true and correct copy of the foregoing document entitled (specify): STIPULATION TO CONTINUE PRE-TRIAL 
CONFERENCE AND EXTEND OTHER APPLICABLE DEADLINES will be served or was served (a) on the judge in 
chambers in the form and manner required by LBR 5005-2(d); and (b) in the manner stated below: 

1.  TO BE SERVED BY THE COURT VIA NOTICE OF ELECTRONIC FILING (NEF):  Pursuant to controlling General 
Orders and LBR, the foregoing document will be served by the court via NEF and hyperlink to the document. On (date) 
May 14, 2020, 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:   
 
CHAPTER 7 TRUSTEE/PLAINTIFF: Lynda T. Bui (TR)     trustee.bui@shulmanbastian.com, C115@ecfcbis.com 
COUNSEL FOR DEFENDANT: D Edward Hays     ehays@marshackhays.com; ehays@ecf.courtdrive.com; 
kfrederick@ecf.courtdrive.com;cmendoza@marshackhays.com;cmendoza@ecf.courtdrive.com 
COUNSEL FOR CHAPTER 7 TRUSTEE/PLAINTIFF: Brandon J Iskander     biskander@shulmanbastian.com, 
avernon@shulmanbastian.com 
COUNSEL FOR DEFENDANT: Laila Masud     lmasud@marshackhays.com, 
lmasud@ecf.courtdrive.com;kfrederick@ecf.courtdrive.com 
INTERESTED PARTY: United States Trustee (RS)     ustpregion16.rs.ecf@usdoj.gov 
 

         Service information continued on attached page 
 

2.  SERVED BY UNITED STATES MAIL:   
On (date) Not Applicable, I served the following persons and/or entities at the last known addresses in this bankruptcy 
case or adversary proceeding by placing a true and correct copy thereof in a sealed envelope in the United States mail, 
first class, postage prepaid, and addressed as follows. Listing the judge here constitutes a declaration that mailing to the 
judge will be completed no later than 24 hours after the document is filed. 
 

 Service information continued on attached page. 

3. SERVED BY PERSONAL DELIVERY, OVERNIGHT MAIL, FACSIMILE TRANSMISSION OR EMAIL (state method 
for each person or entity served): Pursuant to F.R.Civ.P. 5 and/or controlling LBR, on (date)                                 , 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. 

 Service information continued on attached page. 

I declare under penalty of perjury under the laws of the United States that the foregoing is true and correct. 

 
 

May 14, 2020  Anne Marie Vernon  /s/ Anne Marie Vernon 
Date  Printed Name  Signature 
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6058-500\1559575.1  

SHULMAN BASTIAN  
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

Leonard M. Shulman – Bar No. 126349 
Brandon J. Iskander – Bar No. 300916 
SHULMAN BASTIAN FRIEDMAN & BUI LLP 
100 Spectrum Center Drive, Suite 600 
Irvine, California 92618 
Telephone: (949) 340-3400 
Facsimile: (949) 340-3000 
Email: LShulman@shulmanbastian.com 
 BIskander@shulmanbastian.com 
 
Attorneys for Plaintiff Lynda T. Bui,  
Chapter 7 Trustee 
 
 

UNITED STATES BANKRUPTCY COURT 

CENTRAL DISTRICT OF CALIFORNIA, RIVERSIDE DIVISION 

 

In re 
 
GEORGE W. NASR 
aw American General Private Security Corp 
aw A&G Uniform Inc., 
 

Debtor. 
 

 Case No. 6:19-bk-10263-SY 
 
Chapter 7 
 
Adv No. 6:19-ap-01088-SY 
 
STIPULATION TO CONTINUE PRE-
TRIAL CONFERENCE AND EXTEND 
OTHER APPLICABLE DEADLINES 
 
Pre-Trial Conference 
Date: December 17, 2020  
Time: 9:30 a.m. 
Place: Courtroom 302 
                United States Bankruptcy Court 

3420 Twelfth Street 
                Riverside, CA 92501 
 
New Pre-Trial Conference 
Date: April 22, 2021  
Time: 9:30 a.m. 
Place: Courtroom 302 
                United States Bankruptcy Court 

3420 Twelfth Street 
                Riverside, CA 92501 
 

 
LYNDA T. BUI, solely in her capacity as 
Chapter 7 Trustee for the bankruptcy estate 
of George W. Nasr, 
 

Plaintiff, 
 

vs. 
 
VICTOR LOUIS GUIRGUIS, an individual, 
 

Defendant. 
 

 

 TO THE HONORABLE SCOTT H. YUN, UNITED STATES BANKRUPTCY 

JUDGE, THE OFFICE OF THE UNITED STATES TRUSTEE AND ALL INTERESTED 

PARTIES: 
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SHULMAN BASTIAN  
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

Plaintiff Lynda T. Bui, solely in her capacity as the Chapter 7 trustee (“Trustee” or 

“Plaintiff”) for the bankruptcy estate (“Estate”) of George W. Nasr (“Debtor”), by and through her 

counsel, Brandon J. Iskander of Shulman Bastian Friedman & Bui LLP, and Defendant Victor Louis 

Guirguis (“Defendant”), by and through his counsel, D. Edward Hays of Marshack Hays LLP, 

(collectively, the “Parties”), hereby agree and stipulate based on the following: 

I. RECITALS 

1. The Debtor filed a Voluntary Petition under Chapter 7 of the Bankruptcy Code on 

January 11, 2019.  The Plaintiff is the duly appointed, qualified, and acting Chapter 7 Trustee of the 

Debtor’s bankruptcy Estate. 

2. On June 10, 2019, the Plaintiff filed a complaint initiating the instant adversary 

proceeding against the Defendant for recovery of transfers of the Debtor’s interest in the real 

property located at 1038 McCall Drive, Corona, CA 92881 (“McCall Drive Property”), including a 

second deed of trust encumbering the same (“Guirguis DOT” or “Lien”).   

3. On July 23, 2019, the Plaintiff filed her first amended complaint. 

4. On August 6, 2019, the Defendant filed his answer to the first amended complaint.   

5. On March 19, 2020, the Parties filed a Stipulation to Continue Pre-Trial Conference 

and Extend Other Applicable Deadlines (Dk. No. 24) (“March 19th Stipulation”). 

6. In the March 19th Stipulation, the Parties agreed: 

(a) that the last day for discovery to be completed for the Plaintiff only would be 

  extended approximately sixty (60) days to May 18, 2020; 

(b) that the Plaintiff would be propounding additional discovery on the 

Defendant; and  

(c) approximately fourteen (14) days after the delivery of the Defendant’s 

production, Defendant would appear at a deposition to be noticed by Plaintiff 

and which would take no less than three (3) hours. 

7. Neither Party has completed responses to each other’s pending discovery requests 

and no supplemental deposition of the Defendant has yet been noticed by the Plaintiff. 
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SHULMAN BASTIAN  
FRIEDMAN & BUI LLP 

100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

8. On May 14, 2020, the Parties filed a Stipulation to Continue Pre-Trial Conference 

and Extend Other Applicable Deadlines (DK. No. 27) (“May 14th Stipulation”). 

9. In the May 14th Stipulation, the Parties agreed to cooperate to maintain the status 

quo in the Adversary Proceeding while the McCall Drive Property was marketed for the purpose of 

liquidating sums allegedly owed to Defendant on account of the Guirguis DOT and which the 

Trustee seeks to avoid and recover for the Debtor’s creditors.  In particular, the “deadline to respond 

to propounded discovery or to give notices, reports, or other process in accordance with the Federal 

Rules of Civil Procedure and the Federal Rules of Evidence” was extended indefinitely, and all other 

deadlines would in the interim be tied to date of the continued Pre-Trial Conference (“Moratorium”). 

10. However, the McCall Drive Property suffered water damage and the insurance 

company for the McCall Drive Property has yet to determine whether it will cover repairs. 

11. Given the water damage to the McCall Drive Property and the need for repairs to the 

same, the Parties agree that it is in both of their best interests that litigation in this Adversary 

Proceeding continue to be temporarily suspended. 

I. STIPULATION 

WHEREFORE, based on the foregoing, the Parties agree and respectfully request that the 

Court enter an order as follows:  

1. The Moratorium will continue for an additional one hundred and twenty (120) days.  

All deadlines in this Adversary Proceeding shall be extended and the Pre-Trial Conference currently 

set for December 17, 2020, shall be continued to April 22, 2021 (or any later date that is convenient 

to the Court).  All deadlines set forth in the Local Bankruptcy Rules based on the date of the pre-

trial conference shall be based on the date of the continued pre-trial conference.  

2. During the Moratorium, the deadline to respond to propounded discovery or to give 

notices, reports, or other process in accordance with the Federal Rules of Civil Procedure and the 

Federal Rules of Evidence is extended indefinitely; 

/// 

/// 

/// 
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Irvine, CA 92618 

3. Any Party may give notice of cessation of the Moratorium at any time.  Upon the 

cessation of the Moratorium, all deadlines for responding to existing discovery requests will thirty 

(30) days after the cessation of the Moratorium. Until the Moratorium ceases, the Parties will 

cooperate to maintain the status quo in the Adversary Proceeding;  

4. Consistent with the Parties’ stipulation filed on March 19, 2020 as Docket No. 25, 

the deadline for the Plaintiff only to complete discovery shall be sixty (60) days after the cessation 

of the Moratorium. Within approximately fourteen (14) days after the delivery of the Defendant’s 

production, Defendant will appear at a deposition to be noticed by Plaintiff and which will take no 

less than three (3) hours.  Timely-served discovery by Defendant upon Plaintiff shall be responded 

to per the terms of this Stipulation; and 

5. Defendant acknowledges that this action creates a bona fide dispute for purposes of 

11 U.S.C. § 363(f)(4), agrees to not object to the Trustee’s sale motion concerning the McCall Drive 

Property except for the sales price being too low under the circumstances, and that the Moratorium 

in this action does not extend to the Trustee’s actions in the underlying bankruptcy case, including 

the Trustee’s sale motion. Upon a sale of the McCall Drive Property, Defendant consents to payment 

from sales proceeds otherwise subject to his alleged Lien an amount sufficient to pay brokerage 

commissions and customary costs of sale not to exceed eight percent (8%) of the sales price on 

condition that his alleged Lien attach to the remaining proceeds with the same validity, priority, and 

extent and that such proceeds by held in trust by the Trustee pending entry of a final, non-appealable 

judgment in this Adversary Proceeding. This Stipulation is subject only to Bankruptcy Court 

approval and Defendant waives any right to object to approval by the Bankruptcy Court. 

IT IS SO STIPULATED AND AGREED. 

 Respectfully submitted, 
 
SHULMAN BASTIAN FRIEDMAN & BUI LLP 

 
DATED:  December 2, 2020 By: /s/ Brandon J. Iskander 
 Leonard M. Shulman 

Brandon J. Iskander 
Attorneys for Plaintiff Lynda T. Bui, Chapter 7 Trustee 
 

[SIGNATURES CONTINUED ON THE FOLLOWING PAGE.] 
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100 Spectrum Center Drive 
Suite 600 

Irvine, CA 92618 

  
MARSHACK HAYS LLP 

 
DATED:  December 2, 2020 By:  
 D. Edward Hays 

Laila Masud 
Attorney for Defendant, Victor Louis Guirguis 

 

ARSHACK HAYS LLP PPP

: 
DDDDDDDDDDDDDD... EdEddEdEEdEdEEEdEdEEEEEdEEdEEEddEdEEE ward Hays 
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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 100 
Spectrum Center Drive, Suite 600, Irvine, CA 92618. 
 
A true and correct copy of the foregoing document entitled (specify): STIPULATION TO CONTINUE PRE-TRIAL 
CONFERENCE AND EXTEND OTHER APPLICABLE DEADLINES 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 serve 
d by the court via NEF and hyperlink to the document. On (date) December 2, 2020, 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:   
 
CHAPTER 7 TRUSTEE/PLAINTIFF: Lynda T. Bui (TR)     trustee.bui@shulmanbastian.com, C115@ecfcbis.com 
COUNSEL FOR DEFENDANT: D Edward Hays     ehays@marshackhays.com; ehays@ecf.courtdrive.com; 
kfrederick@ecf.courtdrive.com;cmendoza@marshackhays.com;cmendoza@ecf.courtdrive.com 
COUNSEL FOR CHAPTER 7 TRUSTEE/PLAINTIFF: Brandon J Iskander     biskander@shulmanbastian.com, 
avernon@shulmanbastian.com 
COUNSEL FOR DEFENDANT: Laila Masud     lmasud@marshackhays.com, 
lmasud@ecf.courtdrive.com;kfrederick@ecf.courtdrive.com 
INTERESTED PARTY: United States Trustee (RS)     ustpregion16.rs.ecf@usdoj.gov 
 

         Service information continued on attached page 
 

2.  SERVED BY UNITED STATES MAIL:   
On (date) December 2, 2020, 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. 
 
Judge’s Copy 
Honorable Scott H. Yun 
United States Bankruptcy Court 
3420 Twelfth Street, Suite 345 
Riverside, CA 92501 

 Service information continued on attached page. 

3. SERVED BY PERSONAL DELIVERY, OVERNIGHT MAIL, FACSIMILE TRANSMISSION OR EMAIL (state method 
for each person or entity served): Pursuant to F.R.Civ.P. 5 and/or controlling LBR, on (date)                                 , 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. 

 Service information continued on attached page. 

I declare under penalty of perjury under the laws of the United States that the foregoing is true and correct. 

 
 

December 2, 2020  Anne Marie Vernon  /s/ Anne Marie Vernon 
Date  Printed Name  Signature 
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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: 
100 Spectrum Center Drive, Suite 600, Irvine, CA 92618 
 
A true and correct copy of the foregoing document entitled (specify): NOTICE OF SALE OF ESTATE PROPERTY will be 
served or was served (a) on the judge in chambers in the form and manner required by LBR 5005-2(d); and (b) in the 
manner stated below: 
 
1.  TO BE SERVED BY THE COURT VIA NOTICE OF ELECTRONIC FILING (NEF):  Pursuant to controlling General 
Orders and LBR, the foregoing document will be served by the court via NEF and hyperlink to the document. On (date) 
March 18, 2021, I checked the CM/ECF docket for this bankruptcy case or adversary proceeding and determined that the 
following persons are on the Electronic Mail Notice List to receive NEF transmission at the email addresses stated below: 

 
 
 
 
 
 

  Service information continued on attached page 
 
2.  SERVED BY UNITED STATES MAIL: On (date) March 18, 2021, I served the following persons and/or entities at the 
last known addresses in this bankruptcy case or adversary proceeding by placing a true and correct copy thereof in a sealed 
envelope in the United States mail, first class, postage prepaid, and addressed as follows. Listing the judge here constitutes 
a declaration that mailing to the judge will be completed no later than 24 hours after the document is filed. 
 
 
  Service information continued on attached page 
 
 
3.  SERVED BY PERSONAL DELIVERY, OVERNIGHT MAIL, FACSIMILE TRANSMISSION OR EMAIL (state method for 
each person or entity served):  Pursuant to F.R.Civ.P. 5 and/or controlling LBR, on (date) __________, 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. 
 
 
  Service information continued on attached page 
 
 
I declare under penalty of perjury under the laws of the United States that the foregoing is true and correct. 
 

March 18, 2021  Erlanna Lohayza  /s/ Erlanna Lohayza 
Date Printed Name  Signature 
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NEF SERVICE LIST 
 

• Attorney for Lorin Mansour:  Michael Jay Berger     michael.berger@bankruptcypower.com, 
yathida.nipha@bankruptcypower.com; michael.berger@ecf.inforuptcy.com 

• Chapter 7 Trustee:  Lynda T. Bui (TR)     trustee.bui@shulmanbastian.com, C115@ecfcbis.com 
• Attorney for Bayview Loan Servicing LLC:  Dane W Exnowski     dane.exnowski@mccalla.com, 

bk.ca@mccalla.com, mccallaecf@ecf.courtdrive.com 
• Attorney for Victor Louis Guirguis and Sara Samaan: D Edward Hays     ehays@marshackhays.com, 

ehays@ecf.courtdrive.com; kfrederick@ecf.courtdrive.com; cmendoza@marshackhays.com; 
cmendoza@ecf.courtdrive.com 

• Attorney for Trustee:  Brandon J Iskander     biskander@shulmanbastian.com, avernon@shulmanbastian.com 
• Interested Party:  George C Lazar     glazar@foxjohns.com 
• Attorney for Victor Louis Guirguis and Sara Samaan: Laila Masud     lmasud@marshackhays.com, 

lmasud@ecf.courtdrive.com;kfrederick@ecf.courtdrive.com 
• Interested Party: Rejoy Nalkara     rejoy.nalkara@americaninfosource.com 
• Attorney for Debtor:  Donald W Reid     don@donreidlaw.com, ecf@donreidlaw.com 
• Interested Party:  Avi Schild     bk@atlasacq.com 
• Attorney for Trustee: Leonard M Shulman     lshulman@shulmanbastian.com 
• Interested Party:  United States Trustee (RS)     ustpregion16.rs.ecf@usdoj.gov 
• Interested Party:  Robert P Zahradka     caecf@tblaw.com 

 
U.S. MAIL SERVICE LIST 

 
Judge’s Copy 
U.S. Bankruptcy Court 
Attn: Honorable Scott H. Yun 
3420 Twelfth Street, Suite 345 
Riverside, CA  92501 
 
Interested Party 
United States Trustee 
3801 University Avenue, Suite 720 
Riverside, CA  92501-3255 
 
Buyer 
Prerna Kochar 
3308 Via Giovanni Circle 
Corona, CA 92881 
 
Buyer’s Broker 
Jazz Kochar 
Ameristar Real Estate Inv. 
1180 Olympic Drive, Suite 201B 
Corona, CA  92881 
 
Trustee’s Broker 
Matt Vanderbeek 
54 Endless Vista 
Aliso Viejo, CA  92656 
 
Secured Lender 
Community Loan Servicing fdba Bayview Loan Servicing, LLC 
c/o Dane Exnowski, Esq. 
McCarthy Holthus, LLP 
2763 Camino Del Rio S, Suite 100 
San Diego, CA 92108 
 
Additional Notice for Secured Lender 
Bayview Loan Servicing, LLC 
Attn: Managing Member/President 
P.O. Box 740410 
Cincinnati, OH 45274-0410 
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Disputed Lienholder 
Victor Guirguis 
24923 Ironwood Drive 
Valencia, CA 91355-4951 
 
Disputed Lienholder 
Dry Down Inc. 
Attn: Yvette P. Rookmaaker, Collection Supervisor-Officer 
P.O. Box 673 
El Segundo, CA 90245 
 
 
Debtor, Creditors and Other Parties in Interest 
 

  COURT MAILING LIST: 
EMPLOYMENT DEVELOPMENT 
DEPT. 
BANKRUPTCY GROUP MIC 92E  
P.O. BOX 826880 
SACRAMENTO, CA 94280-0001 
 

 COURT MAILING LIST: 
FRANCHISE TAX BOARD 
BANKRUPTCY SECTION MS: A-
340  
P.O. BOX 2952 
SACRAMENTO, CA 95812-2952 

CLAIM FILED RE LABORATORY 
CORPORATION OF AMERICA 
HOLDINGS: 
ASHLEY FUNDING SERVICES 
LLC 
RESURGENT CAPITAL SERVICES  
PO BOX 10587 
GREENVILLE, SC 29603-0587 
 

 COURT MAILING LIST: 
ABSOLUTE RESOLUTIONS 
INVESTMENTS LLC 
8000 NORMAN CENTER DR STE 
350  
BLOOMINGTON, MN 55437-1118 

 COURT MAILING LIST: 
ALLTRAN FINANCIAL LP 
PO BOX 722910  
HOUSTON, TX 77272-2910 

COURT MAILING LIST: 
ALTURA CREDIT UNION 
PO BOX 12001  
RIVERSIDE, CA 92502-2201 
 

 CLAIM FILED: 
ALTURA CREDIT UNION 
2847 CAMPUS PARKWAY  
RIVERSIDE, CA 92507 

 COURT MAILING LIST: 
AMERICAN EXPRESS 
P.O. BOX 0001  
LOS ANGELES, CA 90096-0001 

CLAIM FILED: 
AMERICAN EXPRESS NATIONAL 
BANK 
BECKET AND LEE LLP  
PO BOX 3001 
MALVERN, PA 19355-0701 
 

 COURT MAILING LIST: 
AMEX 
CORRESPONDENCE  
PO BOX 981540 
EL PASO, TX 79998-1540 

 COURT MAILING LIST: 
AMIN SHIVJI 
C/O ADRIAN BYRNE  
840 APOLLO STREET, SUITE 311 
EL SEGUNDO, CA 90245-4763 

CLAIM FILED: 
AMIN SHIVJI 
21250 HAWTHORNE BLVD., STE. 
700  
TORRANCE, CA 90503 

 CLAIM FILED: 
ATLAS ACQUISITIONS LLC, 
ASSIGNEE OF  
KINECTA FEDERAL CREDIT 
UNION 
492C CEDAR LANE, STE 442  
TEANECK, NJ 07666 
 

 COURT MAILING LIST: 
BMW FINANCIAL SERVICES 
CUSTOMER SERVICE CENTER  
PO BOX 3608 
DUBLIN OH 43016-0306 

CLAIM FILED: 
BMW FINANCIAL SERVICES NA, 
LLC, C/O AIS PORTFOLIO 
SERVICES LP 
4515 N SANTA FE AVE. DEPT. 
APS  
OKLAHOMA CITY, OK 73118-7901 
 

 COURT MAILING LIST: 
BARCLAYS BANK DELAWARE 
ATTN: CORRESPONDENCE  
PO BOX 8801 
WILMINGTON, DE 19899-8801 

 CLAIM FILED: 
CAROLINE SAMERDJIAN 
C/O RAFIK KAMELL, ESQ. 
THE KAMELL LAWYERS GROUP  
800 S. BEACH BLVD, SUITE F 
LA HABRA, CA 90631-6480 
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CLAIM FILED: 
CELTIC BANK 
268 S. STATE ST., SUITE 300  
SALT LAKE CITY, UT 84111-5314 

 COURT MAILING LIST: 
CENTRAL CREDIT SERVICES LLC 
9550 REFENCY SQUARE BLVD  
STE 500A  
JACKSONVILLE, FL 32225-8169 

 CLAIM FILED: 
CHARLIE HUGHES 
C/O DAVID SALDANA ESQ 
EMPLOYEE LAW GROUP  
21250 HAWTHORNE BLVD  
SUITE 700 
TORRANCE, CA 90503 
 

COURT MAILING LIST: 
CHASE BANK 
MAIL CODE OH1-1272  
340 S. CLEVELAND AVENUE 
BLDG 370 
WESTERVILLE, OH 43081-8917 

 CLAIMS FILED (TWO): 
JPMORGAN CHAGE BANK NA 
(CHASE BANK USA NA) 
ROBERTSON ANSCHUTZ & 
SCHNEID PL  
6409 CONGRESS AVE SUITE 100 
BOCA RATON, FL 33487 
 

 COURT MAILING LIST: 
CHASE CARD SERVICES 
CORRESPONDENCE DEPT  
PO BOX 15298 
WILMINGTON, DE 19850-5298 

COURT MAILING LIST: 
CITI CARDS 
PO BOX 78019  
PHOENIX, AZ 85062-8019 

 COURT MAILING LIST: 
CITIBANK/BEST BUY 
CENTRALIZED BANKRUPTCY  
PO BOX 790034 
ST LOUIS, MO 63179-0034 
 

 COURT MAILING LIST: 
CITIBANK/THE HOME DEPOT 
CENTRALIZED BANKRUPTCY  
PO BOX 790034 
ST LOUIS, MO 63179-0034 

CLAIM FILED: 
PORTFOLIO RECOVERY 
ASSOCIATES LLC (CITIBANK) 
POB 41067  
NORFOLK, VA 23541 

 CLAIM FILED: 
PORTFOLIO RECOVERY 
ASSOCIATES LLC (BEST BUY) 
POB 41067  
NORFOLK, VA 23541 

 COURT MAILING LIST: 
CITICARDS 
CITICORP CREDIT SERVICES 
ATTN: CENTRALIZ  
PO BOX 790040 
SAINT LOUIS, MO 63179-0040 
 

COURT MAILING LIST: 
CLIENT SERVICES, INC. 
PO BOX 1503  
SAINT PETERS, MO 63376-0027 

 COURT MAILING LIST: 
COMENITY CAPITAL BANK 
PO BOX 183003  
COLUMBUS, OH 43218-3003 

 COURT MAILING LIST: 
COMENITYCAPITAL/ VIRGIN 
AMERICA CARD 
ATTN:  BANKRUPTCY DEPT  
PO BOX 18215 
COLUMBUS, OH 43218 
 

COURT MAILING LIST: 
DISCOVER FINANCIAL 
PO BOX 3025  
NEW ALBANY, OH 43054-3025 

 CLAIM FILED: 
DISCOVER BANK 
DISCOVER PRODUCTS INC 
PO BOX 3025  
NEW ALBANY, OH 43054-3025 
 

 COURT MAILING LIST: 
FIRST BANKCARD 
PO BOX 2557  
OMAHA, NE 68103-2557 

COURT MAILING LIST: 
FIRST BANKCARD RECOVERY 
PO BOX 3437  
OMAHA, NE 68103-0437 

 COURT MAILING LIST: 
FIRST NATIONAL BANK 
ATTN: TINA  
1620 DODGE ST MAILSTOP 4440 
OMAHA, NE 68197-0002 

 COURT MAILING LIST: 
FIRST NATIONAL BANK OF 
OMAHA 
C/O THE DUNNING LAW FIRM  
4545 MURPHY CANYON RD  
STE 200 
SAN DIEGO, CA 92123-4363 
 

CLAIM FILED: 
FIRST NATIONAL BANK OF 
OMAHA 
C/O BQ & ASSOCIATES, PC, LLO  
14211 ARBOR STREET 
SUITE 100 
OMAHA, NE 68144 
 

 COURT MAILING LIST: 
FLAGSTAR BANK 
ATTN: BANKRUPTCY  
5151 CORPORATE DRIVE 
TROY, MI 48098-2639 

 COURT MAILING LIST: 
FRED LOPEZ & JOHN BRIDINGER 
C/O THE OTTINGER FIRM APC  
535 MISSION STREET 14TH 
FLOOR 
SAN FRANCISCO, CA 94105-2997 
 

Case 6:19-bk-10263-SY    Doc 134    Filed 03/18/21    Entered 03/18/21 16:52:10    Desc
Main Document      Page 291 of 293



 

 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 
 
 

COURT MAILING LIST: 
GC SERVICES LIMITED 
PARTNERSHIP 
PO BOX 1545  
HOUSTON, TX 77251-1545 

 COURT MAILING LIST: 
GC SERVICES LIMITED 
PARTNERSHIP 
PO BOX 3026  
HOUSTON, TX 77253-3026 

 COURT MAILING LIST: 
GC SERVICES LIMITED 
PARTNERSHIP 
PO BOX 3855  
HOUSTON, TX 77253-3855 
 

CREDITOR LISTING UPDATED 
1/22/20: 
JAMES SOUTHERN 
C/O DAVID A. MALLEN, ESQ.  
EMPLOYEE LAW GROUP 
840 APOLLO STREET, SUITE 311 
EL SEGUNDO, CA 90245 
 

 COURT MAILING LIST: 
KINECTA FEDERAL CREDIT 
UNION 
ATTN: BANKRUPTCY  
PO BOX 10003 
MANHATTAN BEACH, CA 90267-
7503 

 COURT MAILING LIST: 
LABORATORY CORPORATION 
OF AMERICA HOLDIN 
PO BOX 2240  
BURLINGTON, NC 27216-2240 

PRO PER AS OF 1/23/20 - CLAIM 
FILED: 
LORIN MANSOUR 
1038 MCCALL DRIVE  
CORONA, CA 92881 

 COURT MAILING LIST: 
MCCARTHY, BURGESS & WOLFF 
26000 CANNON ROAD  
BEDFORD, OH 44146-1807 

 CLAIM FILED: 
MIDLAND FUNDING LLC 
(CITIBANK NA/HOME DEPOT) 
MIDLAND CREDIT MANAGEMENT 
INC AS AGENT FOR MIDLAND 
FUNDING LLC  
PO BOX 2011 
WARREN, MI 48090 
 

COURT MAILING LIST: 
NATIONWIDE CREDIT, INC. 
PO BOX 14581  
DES MOINES, IA 50306-3581 

 COURT MAILING LIST: 
NELNET 
ATTN: CLAIMS  
PO BOX 82505 
LINCOLN, NE 68501-2505 
 

 CLAIM FILED: 
NELNET 
121 SOUTH 13TH STREET 
SUITE 201  
LINCOLN, NE 68508 

CLAIM FILED: 
NETWORK ADJUSTERS, INC. 
850 FULTON STREET  
PO BOX 9035 
FARMINGDALE, NY 11735-9035 

 COURT MAILING LIST: 
NISSAN MOTOR ACCEPTANCE 
CORP 
PO BOX 742658  
CINCINNATI, OH 45274-2658 

 COURT MAILING LIST: 
NORTHSTAR LOCATION 
SERVICES, LLC 
ATT: FINANCIAL SERVICES DEPT  
4285 GENESEE STREET 
BUFFALO, NY 14225-1943 
 

CLAIM FILED: 
NTL MANAGEMENT LLC 
35 E GRASSY SPRAIN ROAD  
SUITE 210  
YONKERS, NY 10710 

 COURT MAILING LIST: 
PORTLFOLIO RECOVERY 
ASSOCIATES LLC 
PO BOX 12914  
NORFOLK, VA 23541-0914 

 CLAIM FILED: 
PORTFOLIO RECOVERY 
ASSOCIATES LLC (CITIBANK N.A) 
POB 41067  
NORFOLK, VA 23541 
 

CLAIM FILED: 
PORTFOLIO RECOVERY 
ASSOCIATES LLC (CITIBANK N.A. 
- BEST BUY) 
POB 41067  
NORFOLK, VA 23541 
 

 COURT MAILING LIST: 
PRIME BUSINESS SERVICE, LLC 
7130 MAGNOLIA AVENUE 
SUITE P  
RIVERSIDE, CA 92504-3840 

 COURT MAILING LIST: 
RADIUS GLOBAL SOLUTIONS 
LLC 
PO BOX 390905  
MINNEAPOLIS, MN 55439-0905 

COURT MAILING LIST: 
RIVERSIDE MEDICAL CLINIC 
3660 ARLINGTON AVENUE  
RIVERSIDE, CA 92506-3987 

 COURT MAILING LIST: 
SEACOAST COMMERCE BANK 
SBA DIVISION  
11939 RANCHO BERNARDO RD  
STE 200 
SAN DIEGO, CA 92128-2075 
 

 COURT MAILING LIST: 
SENTRY CREDIT, INC. 
2809 GRAND AVENUE  
EVERETT, WA 98201-3417 
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COURT MAILING LIST: 
THE MOORE LAW GROUP 
PO BOX 25145  
SANTA ANA, CA 92799-5145 

 COURT MAILING LIST: 
US DEPARTMENT OF THE 
TREASURY 
BUREAU OF FISCAL SERVICE  
PO BOX 830794 
BIRMINGHAM, AL 35283-0794 
 

 COURT MAILING LIST: 
INTERNAL REVENUE SERVICE 
CENTRALIZED INSOLVENCY 
OPERATIONS  
PO BOX 7346 
PHILADELPHIA PA 19101-7346 

COURT MAILING LIST: 
VISTERRA CREDIT UNION 
PO BOX 9500  
MORENO VALLEY, CA 92552-9500 

 COURT MAILING LIST: 
WELLS FARGO BUSINESS CARD 
PO BOX 29482  
PHOENIX, AZ 85038-9482 
 

  
 
RETURNED MAIL 

COURT MAILING LIST: 
ALLY 
PO BOX 380901  
ANAHEIM, CA 92817 
Returned 6-17-19, undeliverable 

 COURT MAILING LIST: 
AT&T 
P.O. BOX 60017  
LOS ANGELES, CA 90060-0017 
RTS 1/27/20 Unable to Forward 

 COURT MAILING LIST: 
BMW FINANCIAL SERVICES 
CUSTOMER SERVICE CENTER  
PO BOX 3608 
DUBLIN OH 43016-0306 
Duplicate 
 

NEF - FORMER COUNSEL FOR 
THE DEBTOR: 
DINA FARHAT 
FARHAT LAW FIRM, APC  
232 E. GRAND BOULEVARD, 
SUITE 202 
CORONA, CA 92879-1580 
See New Debtor's Counsel 
Per Sub Atty 9/3/19 
 

 COURT MAILING LIST: 
JAMES SOUTHERN 
C/O ADRIAN BYRNE  
840 APOLLO STREET, SUITE 311 
EL SEGUNDO, CA 90245-4763 
Per Email 1/22/20 from  
A. Byrne See New Address  
Above 

 FORMER COUNSEL FOR LORIN 
MANSOUR: 
MICHAEL JAY BERGER, ESQ.  
LAW OFFICES OF MICHAEL JAY 
BERGER 
9454 WILSHIRE BLVD, 6TH 
FLOOR  
BEVERLY HILLS, CA 90212 
Per Sub Atty 1/23/20 

COURT MAILING LIST: 
SEACOAST COMMERCE BANK 
Undeliverable 

 COURT MAILING LIST: 
ABSOLUTE RESOLUTIONS 
INVESTMENTS LLC 
8000 NORMAN CENTER DR STE 
860  
MINNEAPOLIS, MN 55437-1174 
Returned 1/28/20; new suite # and 
city 
 

 COURT MAILING LIST: 
FRED LOPEZ & JOHN BRIDINGER 
C/O THE OTTINGER FIRM APC  
535 MISSION STREET 
SAN FRANCISCO, CA 94105-2997 
Returned 2/3/20; attempted, not 
known; unable to forward; added 
floor 

COURT MAILING LIST: 
DIVERSIFIED CONSULTANTS INC 
PO BOX 551268  
JACKSONVILLE, FL 32255-1268 
RTS 10/6/20 - Unable to Forward 

 CLAIM FILED: 
ATLAS ACQUISITIONS LLC, 
ASSIGNEE OF  
KINECTA FEDERAL CREDIT 
UNION 
294 UNION ST  
HACKENSACK, NJ 07601 
11/2/2020, see change of address 
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