
IN THE UNITED STATES BANKRUPTCY COURT 
FOR THE DISTRICT OF MARYLAND 

(Baltimore Division) 
 
In re:      * 
        Case No.  25-17143-MMH 
MBK BUSINESS HOLDINGS, LLC, * 
        (Chapter 7) 
 Debtor.    * 
 
* * * * * * * * * * * * * 
 

TRUSTEE’S MOTION FOR AUTHORITY  
TO SELL DEBTOR’S REAL PROPERTY FREE AND CLEAR OF ALL  

LIENS, CLAIMS, ENCUMBRANCES AND INTERESTS 
(5706 Bellona Avenue, Baltimore, Maryland 21212) 

 
Craig B. Leavers, the Chapter 7 Trustee herein (the “Trustee”), by his undersigned 

counsel, pursuant to 11 U.S.C. § 363(f), files this Motion for Authority to Sell Debtor’s Real 

Property Free and Clear of All Liens, Claim, Encumbrances and Interests (the “Motion”).  In 

support of the Motion, the Trustee states as follows: 

Introduction 

This Motion seeks entry of an order (1) authorizing the sale of real property free and clear 

of all liens, claim, encumbrances and interests, (2) finding that the purchaser is a “good faith” 

purchaser under 11 U.S.C. § 363(m), and (3) waiving the stay imposed by Fed. R. Bankr. P. 

6004(h) should there be no timely objections filed to the Motion so as to enable the Trustee to 

close promptly on the sale of the property.   

Jurisdiction and Venue 

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

is appropriate in this Court pursuant to 28 U.S.C. §§ 1408 and 1409.  This is a core proceeding 

within the meaning of 28 U.S.C. § 157(b)(2)(A), (N) and (O). 
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Parties and Background 

2. The debtor herein (the “Debtor”) commenced the above-captioned bankruptcy 

case (the “Bankruptcy Case”) by filing a voluntary petition under chapter 7 of the Bankruptcy 

Code on August 4, 2025 (the “Petition Date”). 

3 The Trustee was appointed to serve as interim trustee in the Bankruptcy Case, and 

no other trustee was appointed at the Debtor’s meeting of creditors held on September 12, 2025.  

A. The Subject Property 

4. As indicated on its schedules, the Debtor holds a undivided, fee simple interest in 

that real property located in Baltimore City, Maryland commonly known a 5706 Bellona 

Avenue, Baltimore, Maryland 21212 (the “Property”).  (Doc. No. 13, p. 6) 

5. The Debtor scheduled the Property as having a fair market value of $355,000.00.  

(Doc. No. 13, p. 6)  The Trustee’s Broker (defined herein), based on the sale of properties 

comparable to the Property, as well as his inspection of the Property, believed the Property to 

have a fair market value of $305,000.00 - $315,000.00. 

6. The Property is encumbered by one trust in favor of Mortgage Warehouse, Inc.,1 

which secures a loan having a balance of the date of the filing of this Motion in the estimated 

amount of $101,321.24.2  (Doc. No. 14) 

7. Given the equity in the Property, the Trustee filed his application seeking 

authorization to employ Marc Cormier of Berkshire Hathaway HomeServices as a real estate 

broker to the Trustee (the “Trustee’s Broker”).  (Doc. No. 32  

 
1 Prince George’s County has filed a secured proof of claim (Proof of Claim No 1), but, per the claim, the collateral 
is the Debtor’s personal property and not the Property.   
 
2 According to its proof of claim, the Debtor owed Mortgage Warehouse, Inc. $96,217.84 as of the Petition Date.  
Interest continues to accrue at the rate of 12% per annum, or, based on the principal amount due, a per diem of 
approximately $26.86.  As of the date of this Motion, 190 days have passed since the Petition Date.  $96,217.84 + 
($26.86 x 190) = $101,321.24. 
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B. Marketing/Sale Efforts and the Contract of Sale 

 8. The Trustee’s Broker began marketing the Property on October 20, 2025.  Since 

then, there have been twenty-four (24) showings of the Property and three offers to purchase, one 

of which is the offer at issue in this Motion.  Due to the lack of showings/interest in the Property, 

coupled with issues discovered with the Property’s heating unit,3 the Trustee, at the 

recommendation of the Trustee’s Broker, has lowered the list price on two (2) occasions – the 

initial listing price being $350,000.00, then $315,000.00, then $275,000.00.   

 9. There have been a couple of low offers - $100,000.00 and $220,500.00 – both of 

which the Trustee rejected.   

 10. By this Motion, the Trustee seeks approval of that Residential Contract of Sale 

dated January 10, 2026 (the “Contract of Sale”), from Steve A. Anifowoshe (the “Purchaser”), 

wherein the Purchaser seeks to purchase the Property for $275,000.00 (the “Purchase Price”). 

The Purchaser’s offer of $275,000.00 is the highest and best offer.  A true and correct copy of 

the Contract of Sale is attached hereto as Exhibit A, and is incorporated herein by reference. 

 11. The Purchaser has agreed to purchase the Property “as is” without any 

representations or warranties.  The Contract of Sale is contingent upon the Purchaser obtaining a 

financing commitment within 14 days from the date of the Contract of Sale (pre-approval for a 

loan was offered on February 5, 2026) as well as a satisfactory inspection and appraisal.  The 

settlement date is March 11, 2026.  Recordation and transfer taxes are to be split by the parties 

50/50, and payment of real property taxes are to be adjusted and apportioned as of the date of 

settlement and are to be assumed and paid by the Purchaser thereafter.   

 
3 Before the most recent reduction in price, it was discovered, during a showing in the cold months of December, 
that the heating in the Property was not working.  An inspection of the Property by a HVAC profession revealed that 
the blower in the heating unit was not working for an unknown reason. 
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C. The Purchaser 

 12. The Purchaser has no relation to and does not know the Debtor or its principal.  

The Purchaser is a disinterested person unrelated to the Debtor and the Trustee, and the Contract 

of Sale was obtained by the Trustee’s Broker through the Purchaser’s own broker, Jeanne Cecil 

of Turnock Real Estate Services, Inc., in an arm’s length real estate transaction.  The Trustee 

believes that the Purchaser is a “good faith” purchaser under 11 U.S.C. § 363(m).   

Legal Standard 

 13. Section 363(f) of the Bankruptcy Code provides that “[t]he trustee may sell 

property . . . free and clear of any interest in such property of an entity other than the estate, only 

if . . . (3) such interest is a lien and the price at which such property is to be sold is greater than 

the aggregate value of all liens on such property.”  11 U.S.C. § 363(f)(3).   

 14. “A sale under § 363 ‘requires notice and a hearing and is subject to court approval 

and must be supported by an articulated business justification, good business judgment, or sound 

business reasons.’”  Matter of VCR I, L.L.C., 922 F.3d 323, 326 (5th Cir. 2019) (quoting The 

Cadie Co. v Mims (In re Moore), 608 F.3d 253, 263 (5th Cir. 2010)); see also, In re Riffin, No. 

10-11248-DK, 2010 WL 3260131, at *4 (Bankr. D. Md. Aug. 18, 2010) (J. Keir), subsequently 

aff'd sub nom. Riffin v. Friedman, 446 F. App’x 614 (4th Cir. 2011) (“The test for approval of an 

agreement by the Trustee affecting property of the estate is whether the agreement is within 

reasonable business judgment. The court does not substitute its own judgment as to what would 

be best for the estate but rather determines if the Trustee's proposed agreement falls within 

reasonable judgment under the circumstances of the case.”)   

 15. Bankruptcy Rule 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.” However, “[s]ince the purpose of the rule is to 
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protect the rights of an objecting party, the court should eliminate the 14–day stay period and 

allow the sale or other transaction to close immediately where there has been no objection to the 

procedure.” In re Borders Grp., Inc., 453 B.R. 477, 486 (Bankr. S.D.N.Y. 2011) (relying on and 

citing to 10 Collier on Bankruptcy, ⁋ 6004.11 in light of neither the rule or the Advisory 

Committee Notes addressing the circumstances in which a court should wain the applicable 

stay).   

Requested Relief 

16. The Trustee seeks entry of an Order (1) authorizing the sale of the Property to the 

Purchaser under the terms of the Contract of Sale free and clear of all liens, claim, encumbrances 

and interests (2) finding that the Purchaser is a “good faith” purchaser under 11 U.S.C. § 363(m), 

and (3) waiving the stay imposed by Fed. R. Bankr. P. 6004(h) should there be no timely 

objections filed to the Motion so as to enable the Trustee to close promptly on the sale of the 

Property. 

A. Authority Under 11 U.S.C. § 363(f)(3) 

17. As shown above, the Purchase Price, $275,000.00, exceeds the aggregate value of 

all the liens that encumber the Property as of the date of settlement, $101,321.24.  As such, the 

condition of 11 U.S.C. § 363(f)(3) has been met. 

B. Business Judgment 

 18. The Trustee submits that the offer from the Purchaser is fair and reasonable given 

the amount of time the Property has been on the market, the amount of the two lower offers that 

have been rejected, and the heating issue with the Property.   
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C. Purchaser a “Good Faith” Purchaser 

 19. As discussed above, the Purchaser is disinterested, unrelated to the Debtor and the 

Trustee.  The Purchaser has no relation to and does not know the Debtor or its principal, and the 

Contract of Sale was obtained by the Trustee’s Broker through the Purchaser’s own broker, 

Jeanne Cecil of Turnock Real Estate Services, Inc., in an arm’s length real estate transaction.  

The Trustee believes that the Purchaser is a “good faith” purchaser under 11 U.S.C. § 363(m).   

D. Waiver of Fed. R. Bankr. P. 6004(h) Stay 

 20. The Trustee requests a waiver of Fed. R. Bankr. P. 6004(h) due to a possible issue 

of the pendency of the stay between the time of entry of the requested order and closing on the 

sale of the Property.  As such, the Trustee requests the waiver of the stay imposed by Fed. R. 

Bankr. P. 6004(h) should there be no timely objections filed to the Motion so as to enable the 

Trustee to close promptly on the short sale of the Property.   

21. As required by Local Bankruptcy Rule 9013-2, the Trustee hereby states that no 

memorandum will be filed and that he will rely solely upon this Motion. 

WHEREFORE, Craig B. Leavers, the Chapter 7 Trustee, respectfully requests entry of an 

Order providing for the following relief:   

A. That the Contract of Sale be approved;  

B. That the Trustee be authorized to sell the Property free and clear of all liens, 

claims, encumbrances and interests to the Purchaser pursuant to the Contract of Sale, with such 

liens, claims, encumbrances and interests attaching to the proceeds of sale, subject to their 

normal priority; and 

D. That the stay imposed by Fed. R. Bankr. P. 6004(h) be waived should there be no 

timely objections filed to the Motion so as to enable the Trustee to close promptly on the sale of 

the Property; and 
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E. That the Trustee be authorized to take all actions necessary to consummate the 

Contract of Sale; and 

F. That the Trustee be granted such other and further relief as is just and equitable.   
 

 
    /s/ Craig B. Leavers   

Craig B. Leavers, Bar No. 26914 
P.O. Box 306 
Cockeysville, Maryland 21030 
(443) 318-4526 
Craig@LeaversLaw.com 
 
(Attorney for the Trustee) 
 

 
CERTIFICATE OF MAILING 

 
I HEREBY CERTIFY that on the 10th day of February, 2026, a copy of the foregoing 

was served on the parties listed below by electronic service via CM/ECF:   

Gerald Solomon, Esq. 
Law Office of Gerald Solomon, P.A. 
9857 Majestic Way 
Boynton Beach, FL 33437 
(Attorney for Debtor) 

 
And on the parties listed below by first class mail, postage prepaid: 
 

Office of the United States Trustee 
101 West Lombard Street, Suite 2625 
Baltimore, Maryland 21201 
 
Mortgage Warehouse, Inc. 
c/o David J. Desser, Resident Agent 
4 Red Cedar Court 
Pikesville, Maryland 21208 
 
Geoffrey L. Forman, Esq. 
Cohen & Forman, LLC 
30 E. Padonia Road, Suite 500 
Timonium, Maryland 21093-2311 
(Attorney for Mortgage Warehouse, Inc.) 
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MBK Business Holdings, LLC 
7404 Executive Place, Ste. 250 
Lanhan, Maryland 20706 
(Debtor) 
 
 

/s/  Craig B. Leavers  
Craig B. Leavers 
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IN THE UNITED STATES BANKRUPTCY COURT 
FOR THE DISTRICT OF MARYLAND 

(Baltimore Division) 
 
In re:      * 
        Case No.  25-17143-MMH 
MBK BUSINESS HOLDINGS, LLC, * 
        (Chapter 7) 
 Debtor.    * 
 
* * * * * * * * * * * * * 
 

ORDER GRANTING TRUSTEE’S MOTION FOR AUTHORITY  
TO SELL DEBTOR’S REAL PROPERTY FREE AND CLEAR OF ALL  

LIENS, CLAIMS, ENCUMBRANCES AND INTERESTS 
(5706 Bellona Avenue, Baltimore, Maryland 21212) 

 
Upon consideration of the Trustee’s Motion for Authority to Sell Debtor’s Real Property 

Free and Clear of All Liens, Claim, Encumbrances and Interests (the “Motion”), and having 

found that notice of the Motion was duly given and that no objection to the Motion has been 

filed, and for good cause shown, it is, by the United States Bankruptcy Court for the District of 

Maryland,  

 ORDERED, that, pursuant to 11 U.S.C. § 363(f), the Trustee be and is hereby authorized 

to sell the Debtor’s interest in the property known as 5706 Bellona Avenue, Baltimore, Maryland 

21212 (the “Property”) free and clear of all liens, claim, encumbrances and interests to Steve A. 

Anifowoshe (the “Purchaser”) in an “as is” condition, without any representations or warranties, 

for the sum of $275,000.00 under the terms and conditions of the Contract of Sale attached to the 
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Motion as Exhibit A; and it is further 

 ORDERED, that the Trustee be and is hereby authorized to take any and all actions and 

to execute any and all documents necessary and appropriate to effectuate and consummate the 

terms of sale of the Property pursuant to the Contract of Sale, including without limitation, 

executing a deed conveying the interest of the Debtor in the Property to the Purchaser; and it is 

further 

 ORDERED, that all liens, claims, encumbrances and interests shall attach in their 

respective priority to the proceeds of the sale of the Property; and it is further 

 ORDERED, that the Trustee be and is hereby authorized and directed to make 

disbursements at closing from the proceeds of the sale of the Property directly or through an 

intermediary, including a title company, as follows:   

(a) the principal and interest and other allowable charges and amounts due to any 

person to the extent the Trustee concludes that such person holds an interest or 

claim secured by a non-avoidable, non-subordinated, valid and perfected interest or 

lien on the Property, including, without limitation, the trust lien in favor or 

Mortgage Warehouse, Inc., and 

(b) the compensation and reimbursement of expenses pursuant to the order authorizing 

the Trustee’s engagement of Marc Cormier of Berkshire Hathaway HomeServices 

as his real estate broker, and 

(c) the estate’s proportionate share of secured, administrative, or priority real property 

taxes, transfer and recordation taxes, water/sewage charges, or other charges, fees 

or assessments attributable to the Property, if any, as of the date of closing, and 

(d)  any transfer or recordation fees and stamps and costs of sale that are chargeable to 

the estate under and pursuant to the terms of the Contract of Sale; 
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and it is further 

 ORDERED, that no lien, claim, judgment, charge, encumbrance or interest against the 

Property as of the date hereof shall constitute a lien, claim, judgment, encumbrance or interest 

against the Property hereafter.  The failure to satisfy any such lien, claim, judgment, 

encumbrance or interest at the time of sale shall not preclude or delay the recordation of a deed 

to the Property in favor of the Purchaser free and clear of any and all such liens, claims, 

judgments or interests.  Rather, all liens, claims, judgments, charges, encumbrances or interests, 

if any, are hereby transferred to the proceeds of the sale with the same priority as such liens, 

claims, charges, judgments, encumbrances or interests had against the Property heretofore but, 

upon motion, complaint or objection thereto, subject to the validity, extent, or priority of such 

liens, claims, judgments, encumbrances or interests and any charge against the proceeds allowed 

by the Court and without prejudice to the rights and claims of each lienholder with respect to 

these proceeds; and it is further 

ORDERED, that the Purchaser is hereby found to be a good faith purchaser within the 

meaning of 11 U.S.C. §363(m); and it is further 

ORDERED, that stay imposed by Fed. R. Bankr. P. 6004(h) be and is hereby WAIVED.   

 

Cc: Craig B. Leavers, Esq. via CM/ECF 
 
Gerald Solomon, Esq. via CM/ECF 
 
Office of the United States Trustee 
101 West Lombard Street, Suite 2625 
Baltimore, Maryland 21201 
 
Mortgage Warehouse, Inc. 
c/o David J. Desser, Resident Agent 
4 Red Cedar Court 
Pikesville, Maryland 21208 
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Geoffrey L. Forman, Esq. 
Cohen & Forman, LLC 
30 E. Padonia Road, Suite 500 
Timonium, Maryland 21093-2311 
 
MBK Business Holdings, LLC 
7404 Executive Place, Ste. 250 
Lanhan, Maryland 20706 
 
 

END OF ORDER 
 

Case 25-17143    Doc 61-2    Filed 02/10/26    Page 4 of 4









 Label Matrix for local noticing                      MBK Business Holdings, LLC                           DAVID H COHEN                                

 0416-1                                               7404 Executive Place, St. 250                        GEOFFREY L FORMAN                            

 Case 25-17143                                        Lanham, MD 20706-6221                                W SCOTT TINNEY TRUSTEES                      

 District of Maryland                                                                                      30 E PADONIA ROAD SUITE 500                  

 Baltimore                                                                                                 TIMONIUM MD 21093-2311                       

 Tue Feb 10 12:49:47 EST 2026                                                                                                                           

 GERALD SOLOMON PA                                    Golden Butterfly LLC                                 Law Office of Gerald Solomon, PA             

 9857 MAJESTIC WAY                                    1777 Reisterstown Road, Ste 375                      9857 Majestic Way                            

 BOYNTON BEACH FL 33437-3326                          Baltimore, MD 21208-1393                             Boynton Beach, FL 33437-3326                 

                                                                                                                                                        

                                                                                                                                                        

                                                                                                                                                        

 Mortgage Warehouse, Inc.                             Prince George’s County, Maryland                     Prince George’s County, Maryland a Body      

 Cohen & Forman, LLC                                  c/o Meyers, Rodbell & Rosenbaum, P.A.                1301 McCormick Drive                         

 30 E. Padonia Road, Suite 500                        6801 Kenilworth Ave., Ste. 400                       Largo, MD 20774-5416                         

 Timonium, MD 21093-2311                              Riverdale Park, MD 20737-1331                                                                     

                                                                                                                                                        

                                                                                                                                                        

 Craig B. Leavers                                     Gerald Solomon                                       Marc Cormier                                 

 P.O. Box 306                                         Law Office of Gerald Solomon, PA                     Berkshire Hathaway HomeServices              

 Cockeysville, MD 21030-0306                          9857 Majestic Way                                    8075 Leesburg Pike, Suite T2-720             

                                                      Boynton Beach, FL 33437-3326                         Tysons Corner, VA 22182-2756                 

                                                                                                                                                        

                                                                                                                                                        

 End of Label Matrix                                                                                                                                    

 Mailable recipients    11                                                                                                                              

 Bypassed recipients     0                                                                                                                              

 Total                  11                                                                                                                              

Case 25-17143    Doc 61-4    Filed 02/10/26    Page 1 of 1


	61-1
	61-2
	61-3
	61 - Notice
	61 - Matrix

