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LAW OFFICES 
Allen Matkins Leck Gamble 

Mallory & Natsis LLP 

DAVID R. ZARO (BAR NO. 124334) 
NORMAN M. ASPIS (BAR NO. 313466) 
ALLEN MATKINS LECK GAMBLE 
   MALLORY & NATSIS LLP 
865 South Figueroa Street, Suite 2800 
Los Angeles, California 90017-2543 
Phone:  (213) 622-5555 
Fax:  (213) 620-8816 
E-Mail:  dzaro@allenmatkins.com 

  naspis@allenmatkins.com 
 
EDWARD G. FATES (BAR NO. 227809) 
ALLEN MATKINS LECK GAMBLE 
   MALLORY & NATSIS LLP 
One America Plaza 
600 West Broadway, 27th Floor 
San Diego, California 92101-0903 
Phone:  (619) 233-1155 
Fax:  (619) 233-1158 
E-Mail:  tfates@allenmatkins.com 
 
Attorneys for Receiver 
KRISTA FREITAG 
 

UNITED STATES DISTRICT COURT 

SOUTHERN DISTRICT OF CALIFORNIA 

 
SECURITIES AND EXCHANGE 
COMMISSION, 
 

Plaintiff, 
 

v. 
 
GINA CHAMPION-CAIN and ANI 
DEVELOPMENT, LLC, 
 

Defendants, 
 
AMERICAN NATIONAL 
INVESTMENTS, INC., 
 

Relief Defendant. 
 
 
 
 

 

Case No. 3:19-cv-01628-LAB-AHG 
 
DECLARATION OF KRISTA L. 
FREITAG IN SUPPORT OF 
RECEIVER'S MOTION FOR 
APPROVAL OF SALE OF REAL 
PROPERTY LOCATED AT 7940 
UNIVERSITY AVENUE, #9, LA 
MESA 
 
Date:  November 30, 2020 
Time:  9:30 a.m. 
Courtroom: TBD 
Mag. Judge: Hon. Allison H. Goddard 
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I, Krista L. Freitag, declare: 

1. I am the Court-appointed permanent receiver for Defendant ANI 

Development, LLC, Relief Defendant American National Investments, Inc., and their 

subsidiaries and affiliates ("Receivership Entities").  I make this declaration in 

support of my Motion for Approval of Sale of Real Property Located at 7940 

University Avenue, #9, La Mesa ("Motion").  I have personal knowledge of the facts 

stated herein, and if called upon to do so, I could and would personally and 

competently testify to them. 

2. One of the residential real properties included in the receivership estate 

is a condominium located at 7940 University Avenue, #9, La Mesa, California 91942 

("7940 University Property").  The 7940 University Property is 990 square feet with 

two bedrooms and one and a half bathrooms.  The 7940 University Property was 

purchased by Receivership Entity 2466 1st Avenue LLC on April 25, 2018 for 

$325,000.  The property was rented to a former employee of the Receivership 

Entities, who agreed to move out in July 2020.   

3. My staff and I performed an analysis of the value of the 7940 University 

Property, including a review of automated valuation scores for the property and a 

survey of the market comparable properties.  My staff and I also consulted with 

multiple licensed brokers about the value of the property and terms of a potential 

listing agreement.  Ultimately, we selected Coldwell Banker West ("Broker") and 

had the 7940 University Property listed for sale at $340,000 on August 20, 2020. 

4. The 7940 University Property was listed and advertised on all major real 

estate platforms including the MLS, Zillow, Redfin, and Realtor.com.  In the week 

following the listing, there were twenty-three (23) buyer showings with their agents.   

Three offers were received.  Through Broker, I sent multiple counter offers to the 

prospective buyers.  I ultimately finalized an offer from Henry J. Tran and Crystal Q. 

Tran ("Buyer") in the amount of $351,000, which, according to the Broker, is the 

highest sale price in the condominium complex in which the property is located.  
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Through Broker, the prospective purchasers whose offers were not selected have 

been invited to participate in the overbid/auction process discussed below.  

5. The 7940 University Property, along with three other receivership estate 

assets (including the Bella Pacific Property, which sale is currently pending Court 

approval), is encumbered by a Deed of Trust in favor of Seattle Funding Group 

("SFG").  The outstanding principal balance on the interest only loan is $1,100,000, 

and the loan is being paid current.  SFG has agreed to extend the maturity date of this 

loan from December 1, 2020 to March 1, 2021, and a release price of 85% of the 

sales price, or $298,350 (27% of the loan balance).  Including accrued interest, the 

total amount paid to SFG at closing is estimated to be in the range of approximately 

$302,000 to $305,000.  Assuming the Bella Pacific Property closes first, the principal 

balance of the loan after the sale of the 7940 University Property is expected to 

decrease to $393,650 ($1,100,000 less $408,000 less $298,350).  The remaining two 

receivership assets encumbered by this loan have estimated market values exceeding 

$800,000 in the aggregate.  Assuming a December closing (after December 10th), I 

estimate that a few hundred dollars of property taxes will be credited to seller at 

closing.  The Broker's commission pursuant to the listing agreement is 4% of the sale 

price, or $14,040, which amount will be split with Buyer's broker.  The costs of sale, 

including escrow, title and recording fees, are estimated to be approximately $1,750.  

While exact amounts will be determined at closing, after the aforementioned 

amounts are paid out of escrow or otherwise credited to seller, the net sale proceeds 

for the receivership estate are estimated to be in the range of approximately $30,000 

to $33,000. 

6. The proposed sale to Buyer pursuant to the Agreement is in the best 

interests of the receivership estate.  The 7940 University Property was listed with a 

licensed broker and shown to all interested parties.  The property was properly 

marketed, three offers were received, highest and best terms negotiated, and the 

Agreement signed.  The purchase price is fair and reasonable and reflects the market 
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