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KELLER BENVENUTTI KIM LLP 
TOBIAS S. KELLER (Cal. Bar No. 151445) 
(tkeller@kbkllp.com)  
DAVID A. TAYLOR (Cal. Bar No. 247433) 
(dtaylor@kbkllp.com) 
THOMAS B. RUPP (Cal. Bar No. 278041) 
(trupp@kbkllp.com) 
101 Montgomery Street, Suite 1950 
San Francisco, California 94104 
Telephone: (415) 496-6723 
Facsimile: (650) 636-9251 

Attorneys for the Debtors and  
Debtors in Possession 
 

UNITED STATES BANKRUPTCY COURT 
 

NORTHERN DISTRICT OF CALIFORNIA 
 

SANTA ROSA DIVISION 
 

 
In re:  

LEFEVER MATTSON, a California 
corporation, et al.,1 

Debtors. 

Lead Case No. 24-10545 (CN)  
 
(Jointly Administered) 
 
Chapter 11  
 
NOTICE OF SALE OF SUBJECT 
PROPERTY LOCATED AT 1189 DANA 
DRIVE, FAIRFIELD, CA 94533 
 
(SMALL ASSET SALE) 
 
LIEN HOLDER:  U.S. BANK TRUST 
COMPANY, NATIONAL ASSOCIATION, 
AS TRUSTEE FOR THE REGISTERED 
HOLDERS OF WELLS FARGO 
COMMERCIAL MORTGAGE 
SECURITIES, INC., MULTIFAMILY 
MORTGAGE PASS-THROUGH 
CERTIFICATES, SERIES 2022-SB103 (AS 
SUCCESSOR TO GREYSTONE 
SERVICING COMPANY LLC) 

 
In re 
 
KS MATTSON PARTNERS, LP, 

 
    Debtor. 

  
 

1  The last four digits of LeFever Mattson’s tax identification number are 7537.  The last four 
digits of the tax identification number for KS Mattson Partners, LP (“KSMP”) are 5060.  KSMP’s 
address for service is c/o Stapleton Group, 514 Via de la Valle, Solana Beach, CA 92075.  The 
address for service on LeFever Mattson and all other Debtors is 6359 Auburn Blvd., Suite B, Citrus 
Heights, CA 9562.  Due to the large number of debtor entities in these Chapter 11 Cases, a 
complete list of the Debtors and the last four digits of their federal tax identification numbers is 
not provided herein.  A complete list of such information may be obtained on the website of the 
Debtors’ claims and noticing agent at https://veritaglobal.net/LM. 
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PLEASE TAKE NOTICE THAT pursuant to the Order Establishing Omnibus 

Procedures for Real Property Sales [Dkt. No. 971] (the “Sale Procedures Order”)2 entered on 
March 5, 2025, LeFever Mattson, a California corporation, and certain of its affiliates that are 
debtors and debtors in possession (the “Debtors”)3 in the above-captioned chapter 11 cases, 
propose to sell certain of their real property in accordance with the approved Sale Procedures.  The 
proposed sale has the following terms: 

The address of the property proposed to be sold (the “Subject Property”):  

1189 Dana Drive 
Fairfield, CA 94533 

APN:  0033-042-300 

The sale price is $4,600,000.00.   

Title holder of the Subject Property:  Willow Oak, LP 

U.S. Bank Trust Company, National Association, as Trustee for the Registered Holders of 
Wells Fargo Commercial Mortgage Securities, Inc., Multifamily Mortgage Pass-Through 
Certificates, Series 2022-SB103 (as successor to Greystone Servicing Company LLC) (the 
“Secured Lender”) holds a lien against the Subject Property in the amount of $4,183,346.  Upon 
closing of the sale, the Secured Lender’s lien will be paid in full from sale proceeds through escrow 
by the title company.  The Secured Lender’s lien is undisputed.  The sale free and clear of the lien 
is proper pursuant to section 363(f)(3) of the Bankruptcy Code because the net proceeds of the sale 
are greater than the aggregate amount of claims secured by the Subject Property and the Secured 
Lender will be paid in full.  Moreover, the sale is proper pursuant to section 363(f)(5) because the 
Secured Lender could be compelled to accept a money satisfaction of its interest. 

The Subject Property was marketed as follows:  Since April 11, 2025, the Subject Property 
has been listed with Marcus & Millichap Real Estate Investment Services, Inc. (“Marcus & 
Millichap”).  It was listed on Crexi, LoopNet, and the brokerage website.  The listing recorded 
5,995 total views with 109 page views from agents and investors on Crexi; 11,523 total views with 
427 detailed page views on LoopNet; and 302 leads, including emails and phone numbers, on the 
Marcus & Millichap website.  Marketing efforts included three email blasts to 8,500 recipients 
between April 11, 2025, and May 7, 2025.  Additionally, postcards were mailed to a database of 
7,500 Bay Area real estate investors, and direct phone calls were made to nearly every owner of 
5+ unit apartment buildings in Solano County.  Property tours included two open houses held on 
April 18, 2025, and April 23, 2025, with multiple agents and investors in attendance each day.  As 
a result, 274 non-disclosure agreements were executed, of which 81 were agents and brokers and 
193 were investors and owners, and disclosure materials were provided to those parties.  Ten offers 
were received.  The Buyers’ offer was determined to be the highest and best and was subsequently 
accepted. 

 
2  Capitalized terms not otherwise defined herein shall have the meaning given to them in the 
Sale Procedures Order.  
3  Unless otherwise indicated, “Debtors” as used herein excludes KSMP. 
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Proposed Buyers:  Xiangwen Lu, Guangyu Zhang, and Margaret Lu (the “Buyers”) 

Known connections to the Debtors:  None known. 

Pursuant to section 363(f) of the Bankruptcy Code, the Debtors may sell the Subject 
Property free and clear of all liens for the following reason(s):  The holder of the lien will be paid 
in full satisfaction of the lien from the proceeds of the sale of the Subject Property. 

Broker:  Marcus & Millichap Real Estate Investment Services, Inc. 

Known connections to the Debtors:  None known.   

Compensation:  2.63% of Sale Price ($120,980.00) 

Date and Docket Number of Employment Order: February 15, 2025 [Dkt. No. 846]; 
April 17, 2025 [Dkt. No. 1342]; May 8, 2025 [Dkt. No. 1405]; August 11, 2025 [Dkt. No. 1985]; 
August 21, 2025 [Dkt. No. 2073] 

The following unexpired leases or executory contracts (the “Leases”) are associated with 
the Subject Property:  

Counter Party Title Treatment Cure Amount  
(if any)4 

Home Tax Service of America, 
Inc. (dba LeFever Mattson 
Property Management) 

Management Agreement Reject None 

U.S. Department of Housing 
and Urban Development, 
administered by the Housing 
Authority of the County of 
Fairfield 

Housing Assistance 
Payments Contract 
(Unit 24) 

Assume None 

WASH Multifamily Laundry 
Systems, LLC 

Lease Expires June 11, 
2027 

Assume None 

Unit 1 – Antonio Natal Month-to-Month Lease Assume None 

Unit 1 – Melissa Huerta 
(Roommate) 

Month-to-Month Lease Assume None 

Unit 2 – Iris Rodriguez Month-to-Month Lease Assume None 

Unit 2 – Guadalupe Rodriguez 
(Roommate) 

Month-to-Month Lease Assume None 

 
4  Cure amount, if any, will be prorated based on the date escrow closes once the closing date 
is known. 
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Unit 3 – Mary Christie Month-to-Month Lease Assume None 

Unit 3 – Henning Christie 
(Roommate) 

Month-to-Month Lease Assume None 

Unit 4 – James Wixon Month-to-Month Lease Assume None 

Unit 4 – Loletta Wixon 
(Roommate) 

Month-to-Month Lease Assume None 

Unit 4 – Jason Wixon 
(Roommate) 

Month-to-Month Lease Assume None 

Unit 4 – Jaclyn Dewees 
(Roommate) 

Month-to-Month Lease Assume None 

Unit 5 – Steven Odell Lease Expires 
February 26, 2026 

Assume None 

Unit 5 – Kimberly Odell 
(Roommate) 

Lease Expires 
February 26, 2026 

Assume None 

Unit 6 – Kevin Alvarez Month-to-Month Lease Assume None 

Unit 6 – Ana Perdomo 
Hernandez (Roommate) 

Month-to-Month Lease Assume None 

Unit 7 – First Place for Youth 
Inc. 

Month-to-Month Lease Assume None 

Unit 8 – Byron Ross Month-to-Month Lease Assume None 

Unit 9 – Brilliant Corners Inc. Month-to-Month Lease Assume None 

Unit 11 – John Ellis Month-to-Month Lease Assume None 

Unit 12 – Turquoise Berry Lease Expires May 31, 
2026 

Assume None 

Unit 13 – Madlin Malak Lease Expires 
December 31, 2025 

Assume None 

Unit 13 – Suheil Malak 
(Roommate) 

Lease Expires 
December 31, 2025 

Assume None 

Unit 14 – EA Family Services Lease Expires 
January 31, 2026 

Assume None 

Unit 17 – Brilliant Corners Inc. Month-to-Month Lease Assume None 

Case: 24-10545    Doc# 3157    Filed: 12/17/25    Entered: 12/17/25 14:03:42    Page 4 of
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Unit 18 – Iris Rangel-Maya Month-to-Month Lease Assume None 

Unit 18 – Carlos Arguello-
Maya (Roommate) 

Month-to-Month Lease Assume None 

Unit 18 – Maria Jovana 
Guerrero Mosqueda 
(Roommate) 

Month-to-Month Lease Assume None 

Unit 19 – Egypt Moore Lease Expires 
February 28, 2026 

Assume None 

Unit 20 – EA Family Services Lease Expires 
February 28, 2026 

Assume None 

Unit 21 – First Place for 
Youth, Inc. 

Month-to-Month Lease Assume None 

Unit 22 – First Place for 
Youth, Inc. 

Month-to-Month Lease Assume None 

Unit 23 – Wanda Barbie Month-to-Month Lease Assume None 

Unit 23 – Caughill Kavanagh 
(Roommate) 

Month-to-Month Lease Assume None 

Unit 23 – Stewart Barbie 
(Roommate) 

Month-to-Month Lease Assume None 

Unit 24 – Felicia Mack Month-to-Month Lease Assume None 

Unit 25 – First Place for 
Youth, Inc. 

Month-to-Month Lease Assume None 

Unit 26 – Elsa Camacho De la 
Cruz 

Lease Expires 
January 31, 2026 

Assume None 

Unit 26 – Paola De la Cruz 
(Roommate) 

Lease Expires 
January 31, 2026 

Assume None 

Unit 27 – Joseph Price Lease Expires June 30, 
2026 

Assume None 

Unit 28 – EA Family Services Month-to-Month Lease Assume None 

Unit 29 – Jennifer Filbeck Month-to-Month Lease Assume None 

Unit 29 – Kyle Findley 
(Roommate) 

Month-to-Month Lease Assume None 

Case: 24-10545    Doc# 3157    Filed: 12/17/25    Entered: 12/17/25 14:03:42    Page 5 of
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Unit 30 – CeaErah Mayo 
Burns 

Month-to-Month Lease Assume None 

Unit 31 – Latoya Trice Lease Expires 
December 31, 2025 

Assume None 

Unit 31 – De’Avontey Trice 
(Roommate) 

Lease Exp December 31, 
2025 

Assume None 

Unit 32 – Ana Noriesta Month-to-Month Lease Assume None 

Unit 32 – Jesirei Noriesta 
(Roommate) 

Month-to-Month Lease Assume None 

Unit 33 – Gordon Baker Month-to-Month Lease Assume None 

Adequate assurance information:  See the Declaration of Xiangwen Lu in Support of 
Adequate Assurance of Future Performance with Respect to the Assumption and Assignment of 
Executory Leases and/or Unexpired Contracts in Connection with the Sale of 1189 Dana Drive, 
Fairfield, CA 94533, filed concurrently herewith. 

Title and escrow company: Commonwealth Land Title 

Escrow number:  972500093A 

Closing payments and treatment of liens:  

Secured Debt/Interest5 $4,183,346  
Property Tax $85,293  
Seller Broker Fees $120,980  
FTI Fees $69,000  
Est. Other Closing Costs $20,000  
Disbursements $4,478,619  

Estimated Net Proceeds of Sale: $121,381 

PLEASE TAKE FURTHER NOTICE THAT this Sale Notice shall be served by mail 
upon (i) the United State Trustee (the “U.S. Trustee”); (ii) counsel to the Committee; (iii) any 
holders of interests in the Subject Property, including interest holders in the applicable Debtor; 
(iv) counter-parties to the Leases; and (v) those persons who have formally appeared in these 
Chapter 11 Cases and requested service pursuant to Bankruptcy Rule 2002 (collectively, the 
“Notice Parties”). 

 
5  The amount of the secured obligation will be updated once the Sale is approved and the 
closing date is set. 
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PLEASE TAKE FURTHER NOTICE THAT any objection to the proposed sale or the 
assumption and assignment of the Leases or request for hearing (the “Objection”) must be served 
upon counsel for the Debtors and filed with the Court not more than twenty-one (21) calendar days 
after service of the Sale Notice unless the Sale Notice specifies a longer period or a shorter period 
is ordered by the Court (the “Objection Deadline”). 

PLEASE TAKE FURTHER NOTICE THAT there shall be no overbids. 

PLEASE TAKE FURTHER NOTICE THAT there shall be no stalking horse 
procedures; however, the Debtors reserve the right to request such procedures should they, in their 
sole discretion, determine that a stalking horse procedure would benefit the estates. 

PLEASE TAKE FURTHER NOTICE THAT if the Objection Deadline passes without 
the filing of an Objection or any such response is withdrawn, the Debtors shall file a declaration 
attesting that no Objection was filed or served on the Debtors and the Debtors shall submit a 
proposed order substantially in the form attached hereto as Exhibit 1 (the “Small Asset Sale 
Order”).  The Debtors may proceed with closing the Sale of the Subject Property upon entry of the 
Small Asset Sale Order. 

PLEASE TAKE FURTHER NOTICE THAT if an Objection is filed prior to the 
Objection Deadline and not withdrawn, the Debtors will set a hearing (the “Sale Hearing”) giving 
no less than seven (7) days’ notice to (i) the Buyers; (ii) any party that filed an Objection; (iii) and 
the Notice Parties.   

PLEASE TAKE FURTHER NOTICE THAT to the extent that any counterparty to a 
Lease fails to timely object to the Sale of the Subject Property or the assumption and assignment 
of its Lease to the Buyers, such counterparty is deemed to have consented to the assignment of its 
Lease to the Buyers. 

PLEASE TAKE FURTHER NOTICE THAT the Sale pursuant to these Sale Procedures 
shall be free and clear of liens and encumbrances to the extent provided under the Bankruptcy 
Code, with any such liens or encumbrances of any kind or nature to attach to the net proceeds of 
the sale in the order of their priority, with the same validity, force and effect which they had 
immediately prior to Sale as against the Subject Property. 

Dated:  December 17, 2025 KELLER BENVENUTTI KIM LLP 

By: /s/ Gabrielle L. Albert  
  Gabrielle L. Albert 

Attorneys for the Debtors and Debtors in 
Possession 
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Exhibit 1 

(Proposed Sale Order)
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KELLER BENVENUTTI KIM LLP 
TOBIAS S. KELLER (Cal. Bar No. 151445) 
(tkeller@kbkllp.com)  
DAVID A. TAYLOR (Cal. Bar No. 247433) 
(dtaylor@kbkllp.com) 
THOMAS B. RUPP (Cal. Bar No. 278041) 
(trupp@kbkllp.com) 
101 Montgomery Street, Suite 1950 
San Francisco, California 94104 
Telephone: (415) 496-6723 
Facsimile: (650) 636-9251 

Attorneys for the Debtors and  
Debtors in Possession 
 
 

UNITED STATES BANKRUPTCY COURT 
 

NORTHERN DISTRICT OF CALIFORNIA 
 

SANTA ROSA DIVISION 
 
 

 
In re:  

LEFEVER MATTSON, a California 
corporation, et al.,1 

Debtors. 

 

Lead Case No. 24-10545 (CN)  
 
(Jointly Administered) 
 
Chapter 11  
 
[PROPOSED] ORDER APPROVING 
ASSET SALE OF THE PROPERTY 
LOCATED AT 1189 DANA DRIVE, 
FAIRFIELD, CA 94533 
 
 

 
In re 
 
KS MATTSON PARTNERS, LP, 

 
    Debtor. 

 
  

 
1  The last four digits of LeFever Mattson’s tax identification number are 7537.  The last four 
digits of the tax identification number for KS Mattson Partners, LP (“KSMP”) are 5060.  KSMP’s 
address for service is c/o Stapleton Group, 514 Via de la Valle, Solana Beach, CA 92075.  The 
address for service on LeFever Mattson and all other Debtors is 6359 Auburn Blvd., Suite B, Citrus 
Heights, CA 9562.  Due to the large number of debtor entities in these Chapter 11 Cases, a 
complete list of the Debtors and the last four digits of their federal tax identification numbers is 
not provided herein.  A complete list of such information may be obtained on the website of the 
Debtors’ claims and noticing agent at https://veritaglobal.net/LM. 
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Upon submission of the Certificate of No Objection regarding the proposed sale (the 

“Sale”) of the property located at 1189 Dana Drive, Fairfield, California 94533 (the “Subject 

Property”) as contemplated by the Sale Procedures approved by the Order Establishing Omnibus 

Procedures for Real Property Sales [Dkt. No. 971] (the “Sale Procedures Order”),2 filed by the 

above-captioned debtors and debtors in possession (the “Debtors”)2; the Court having reviewed 

the Notice of Sale of Subject Property Located at 1189 Dana Drive, Fairfield, CA 94533 dated 

December 16, 2025 [Dkt. No. • ] (the “Sale Notice”) and the Declaration of Xiangwen Lu in 

Support of Adequate Assurance of Future Performance with Respect to the Assumption and 

Assignment of Executory Leases and/or Unexpired Contracts in Connection with the Sale of 1189 

Dana Drive, Fairfield, CA 94533 [Dkt. No. • ] (the “Buyers’ Declaration”); and the Court having 

found that (i) the Court has jurisdiction to consider the proposed sale pursuant to 28 U.S.C. §§ 157 

and 1334, and the Order Referring Bankruptcy Cases and Proceedings to Bankruptcy Judges, 

General Order 24 and Rule 5011-1(a) of the Bankruptcy Local Rules for the United States District 

Court for the Northern District of California (the “Bankruptcy Local Rules”); (ii) venue is proper 

in this district pursuant to 28 U.S.C. §§ 1408 and 1409; (iii) this is a core proceeding pursuant to 

28 U.S.C. § 157(b); (iv) the Sale Notice was sufficient under the circumstances; and (v) all Notice 

Parties have been served with Sale Notice; and after due deliberation the Court having determined 

that the relief requested in the Sale Notice is in the best interests of the Debtors, their estates, and 

their creditors; and good and sufficient cause having been shown; 

IT IS HEREBY ORDERED THAT: 

1. The proposed Sale of the Subject Property located at 1189 Dana Drive, Fairfield, 

California 94533, APN 0033-042-300, owned by Debtor Willow Oak, LP, to Xiangwen Lu, 

Guangyu Zhang, and Margaret Lu (the “Buyers”), pursuant to the terms of the purchase agreement 

attached hereto as Exhibit A, is approved. 

2. The Buyers’ offer was the highest and otherwise best offer for the Subject Property.  

 
2  Capitalized terms not otherwise defined herein shall have the meanings given to them in 
the Sale Procedures Order. 
2   Unless otherwise indicated, “Debtors” as used herein excludes KSMP. 
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3. The Sale Notice and Buyers’ Declaration have been served on all Notice Parties. 

4. Pursuant to the Sale Notice and section 363(f) of the Bankruptcy Code, the Sale 

shall be free and clear of liens and encumbrances to the extent provided under the Bankruptcy 

Code, with any such liens or encumbrances of any kind or nature, to the extent not paid pursuant 

to paragraph 8 below, to attach to the net proceeds of the sale in the order of their priority, with 

the same validity, force and effect which they had immediately prior to Sale as against the Subject 

Property. 

5. The Debtors are authorized to fully assume, perform under, consummate and 

implement the sale agreement and all additional instruments and documents that may be 

reasonably necessary or desirable to implement the Sale, including the purchase and sale 

agreement and escrow instructions. 

6. Pursuant to Bankruptcy Code section 365(a), the Debtors are authorized to assume 

the Leases identified in the Sale Notice. 

7. Pursuant to Bankruptcy Code section 365(f), the Debtors are authorized to assign 

the Leases to the Buyers and, pursuant to Bankruptcy Code section 365(k), the Debtors shall be 

relieved from any liability for any breach of the lease after such assignment, both effective upon 

the closing of the Sale.  

8. The Debtors, and any escrow agent upon the Debtors’ written instruction, shall pay 

directly from escrow upon closing (i) all Closing Costs, including but not limited to, the real estate 

commission of the Broker and FTI’s advisory and transaction fee in the indicated amounts, costs 

of sale, and escrow costs, (ii) any outstanding property taxes, and (iii) any liens of any secured 

creditor for which there are no objections pending at the time of closing.  

9. This Order shall be effective immediately upon entry, and any stay of orders 

provided for in Bankruptcy Rules 6004 or 6006 or any other provision of the Bankruptcy Code or 

Bankruptcy Rules is expressly lifted.  The Debtors are not subject to any stay in the 

implementation, enforcement or realization of the relief granted in this Order, and may, in their 

discretion and without further delay, take any action and perform any act authorized under this 

Order. 
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10. Nothing contained in the Sale Notice or this Order is intended to be or shall be 

construed as (i) an admission as to the validity of any claim against the Debtors; (ii) a waiver of 

the Debtors’ or any appropriate party in interest’s rights to dispute the amount of, basis for, or 

validity of any claim against the Debtors; (iii) a waiver of any claims or causes of action that may 

exist against any creditor or interest holder; or (iv) an approval, assumption, adoption, or rejection 

of any agreement, contract, lease, program, or policy, other than those identified in the Sale Notice, 

between the Debtors and any third party under section 365 of the Bankruptcy Code.   

11. The Debtors are hereby authorized to take such actions and to execute such 

documents as may be necessary to implement the relief granted by this Order. 

12. The Debtors are authorized to make non-substantive changes to the documents 

referenced herein without further order of the Court, including, without limitation, changes to 

correct typographical and grammatical errors and to make conforming changes among the 

aforementioned documents prior to their distribution. 

13. The Court retains exclusive jurisdiction with respect to all matters arising from or 

related to the implementation, interpretation, and enforcement of this Order. 

** END OF ORDER ** 
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Exhibit A 

(Purchase Agreement) 
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