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BENJAMIN R. LEVINSON-SBN 116675 

LEVINSON LAW APC 

4100 Moorpark Avenue, Suite 233 

San Jose, CA  95117 

Telephone: (408) 866-2999 

Facsimile:  (408) 866-2992 

E-Mail: ben@benlevinsonlaw.com 

 

Attorney for Secured Creditors Visio International, Inc.  

and Y. Tito Sasaki and Janet L. Sasaki Trust 

 

 

 

UNITED STATES BANKRUPTCY COURT 

 

NORTHERN DISTRICT OF CALIFORNIA 

(Santa Rosa Division) 

 

In re: 

 

KS MATTSON PARTNERS, LP, 

 

 

 

 

 

 

 

 

 

 

                                          Debtor. 

__________________________________/ 

Case No.  24-10715-CN  

          Chapter 11 

         

RS No. BRL-405 

 

MOTION FOR ORDER TERMINATING 

AUTOMATIC STAY OR REQUIRING 

ADEQUATE PROTECTION  

(21881, 21885, and 21889 Eighth Street E., 

Sonoma, California) 

 

DATE: August 15, 2025 

TIME:  10:00 a.m. 

DEPT: 215 or by Zoom Video/Zoom   

            1300 Clay Street, Oakland, CA 

   

Secured Creditors Visio International, Inc. and Y. Tito Sasaki and Janet L. Sasaki Trust  

(collectively “Creditors”), move the Court to make an Order terminating the automatic stay for cause 

under 11 U.S.C. § 362(d)(1) and lack of equity under 11 U.S.C. § 362(d)(2) with respect to the junior lien 

interest of Debtor KS Mattson Partners, LP and the estate’s interest in the real properties commonly 

known as 21881, 21885, and 21889 Eighth Street E., Sonoma, California (APN 128-381-028-000) (the 

“Properties”) and more particularly described as set forth in the deed of trust attached as Exhibit “B” to 

the declaration filed herewith. 
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1. The Court has jurisdiction on this action pursuant to the provisions of Title 28 U.S.C.  

§ 1334 and § 157, and 11 U.S.C. § 362. 

2. Creditors are the obligees of a promissory note and beneficiaries of a first priority deed of 

trust on the Properties.  The borrower on the loan is KS Mattson Partners, LP (“KS Mattson”) and KS 

Mattson was the trustor under the deed of trust.  The deed of trust securing the note provides that 

attorney’s fees and costs incurred in protecting the security may be included in the outstanding balance 

under the note.  The current principal balance of Creditors’ note is $2,200,000.00 and the note is 

delinquent as of July 18, 2025, in excess of $160,290.00.   

3. In August 2021, Creditors sold the Properties to KS Mattson Partners, LP (“KS Mattson”), 

for the price of $3,500,000.00.  As part of that sales transaction, KS Mattson made a down payment of 

$1,300,000.00 and Creditors carried back the balance of the financing of $2,200,000.00.   

4. KS Mattson originally defaulted on Creditors’ note by the failure to make payments due 

February 2, 2024, and all payments thereafter.     

5. As a result of the default of KS Mattson, Redwood Trust Deed Services, Inc. (“RTD”) , as 

substituted trustee under said deed of trust, recorded a Notice of Default and Election to Sell Under Deed 

of trust on July 1, 2024, in the Official Records of Sonoma County, California.   

6. During the foreclosure, it was discovered by Creditors that the Properties had been 

transferred by KS Mattson to Yellow Poplar, LP (“Yellow Poplar”) by various Grant Deeds recorded in  

August and October 2021.  Creditors recently found out that KS Mattson may have also executed 

a 3.923 % interest in the Properties to an individual named Risa J. Meyer (“Meyer”).  Creditors did not 

consent to the transfer of the Properties to Yellow Poplar and/or Meyer.   

7. No trustee’s sale was set for the Properties at the time when Yellow Poplar filed its 

Chapter 11 bankruptcy on September 12, 2024, as Case No. 24-10542-CN in the Santa Rosa Division of 

the Northern District of California.  The same day Lefever Mattson, a California Corporation (“Lefever 
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Mattson”) filed its bankruptcy as Case No. 24-10545-CN and the Yellow Poplar case is being jointly 

administrated with the Lefever Mattson corporate bankruptcy.   

8. Yellow Poplar and Creditors entered into a cash collateral agreement that required Debtor 

to turn over a minimum of $2,000.00 per month commencing November 1, 2024, through February 28, 

2025, and to provide a new budget in February 2025.   

9. On or about March 26, 2025, Yellow Poplar paid the November 2024 through March 2025 

payments totaling $10,000.00 and excess proceeds per the cash collateral agreement of $20, 616.37.  No 

payments were received after March 2025.     

10. On November 22, 2024, an involuntary Chapter 11 petition was filed against KS Mattson 

as Case No. 24-10715-CN in the Santa Rosa Division of the Northern District of California.  An Order for 

relief was later granted on June 9, 2025, in that case. 

11. Post-petition interest has continued to accrue on the note from October 2024 through July 

2025, a period of 10 months.  As of July 18, 2025, Creditors are owed $160,292.69.  An additional 

$9,166.67 becomes due and owing on the second day of each month for August 2025, and each month 

thereafter, as well as a late charge of $500.00 on the eighteenth day of each month where a payment is not 

received or is paid late. 

12. The Properties are encumbered by senior delinquent property taxes in excess of $57,990.00 

according to the website for property taxes in Sonoma County as of July 14, 2025.   

13. The Properties are further encumbered by a junior obligation in favor of KS Mattson from  

trustor Yellow Poplar secured by a junior priority deed of trust with a current balance in excess of 

$1,900,000.00 according to the Trustee’s Sale Guarantee issued during the foreclosure of Creditors.  

14. Creditors are informed and believe based on an email from Yellow Poplar counsel that 

Yellow Poplar intends to abandon the Properties.         

15. There is no equity in the Properties and the Properties are not necessary to the 
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reorganization of Yellow Poplar or KS Mattson. 

16. The extensive pre-petition default and post-petition default, the failure to pay property 

taxes, and the failure of the Properties to debt service the loan all provide “cause” to terminate the stay.   

 WHEREFORE Creditors pray judgment as follows: 

1. For an Order granting relief from the automatic stay or requiring adequate protection; 

2. For an Order that terminates or vacates the automatic stay as to owner Yellow Poplar, and 

to junior lienholder KS Mattson and their estates for all purposes as it pertains to Creditors’ interest in the 

Properties, including all steps necessary to start, continue, and complete a non-judicial foreclosure and to 

obtain possession of the Properties under California law after completion of foreclosure;  

3. For an Order waiving the fourteen-day stay period after entry of the Order under 

Bankruptcy Rule 4001(a)(3) and California Civil Code § 2924g(d) to the extent that it applies; 

4. For attorney’s fees and costs of incurred by Creditors for filing this Motion be included in 

the outstanding balance of the note as allowed under non-bankruptcy law; 

5. For such other and further relief as the Court may deem proper. 

       LEVINSON LAW APC 

 

Dated: July 18, 2025      /S/ BENJAMIN R. LEVINSON   

 BENJAMIN R. LEVINSON, 

       Attorney for Creditors 
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Relief from the Automatic Stay Cover Sheet 

UNITED STATES BANKRUPTCY COURT 

NORTHERN DISTRICT OF CALIFORNIA 

 

In Re: 

) Bankruptcy No: 24-10715-CN 

KS MATTSON PARTNERS, LP ) R.S. No:  BRL-405 

     ) Hearing Date: Aug. 15, 2025      

) Time: 10:00 a.m.                     

 

Relief From Stay Cover Sheet 

 
Instructions: Complete caption and Section A for all motions.  Complete Section B for mobile homes, motor vehicles and personal 

property.  Complete Section C for real property.  Utilize Section D as necessary.  If moving party is not a secured creditor, briefly 

summarize the nature of the motion in Section D. 
 

A Date Petition filed: 11/22/25   Chapter: 11  

Prior hearings on this obligation: NONE  Last Date to file 523/727 Complaints: N/A 

 

B Description of real property collateral (e.g. Single family residence, Oakland, CA):        

   21881, 21885, and 21889 Eighth Street E., Sonoma, California (APN 128-381-028-000)  

   

Fair Market Value:  $3,000,000.00  Source of Value: Creditor Estimate 

 

If appraisal, date: 

 

Moving Party's position (first trust deed, second, abstract, etc.): First Deed of Trust 

 

Approx. Bal: $2,360,000.00   Pre-Petition Default: $83,742.00 

As of (date): 7/18/2025    No. of Months:  8  

Mo. Payment:  $9,166.67    Post-Petition Default:   $76,550.00 

Notice of Default (date): 7/1/2024   No. of months: 10 

Notice of Trustee's Sale:  NONE   Advances Senior Liens:  NONE  

 

Specify name and status of other liens and encumbrances, if known (e.g. trust deeds, tax liens, etc.): 

 

Position    Principal Amount Mo. Payments  Defaults 

 

Delinquent Property Taxes $      57,990.00         

     

1st Trust Deed-MOVANTS $2,200,000.00  $9,166.67  $160,292.00 

   

2nd Trust Deed- KS Mattson $1,900,000.00  unknown  unknown    

____________   ____________     _______   

$4,157,990.00 (Total)           +     $160,292.00 (Total) = $4,318,282.00

  

C Other pertinent information:   

 

 This debtor was the original borrower on Creditors’ note and the original trustor under Creditors’ deed of trust.  Debtor 

transferred the property to Debtor Yellow Poplar, LP (Case No. 24-10542-CN) without consent of Creditors’ with that case being jointly 

being administered with the Lefever Mattson case (Case No. 24-10545-CN).   

 

At this time, Debtor holds a recorded junior deed of trust on the Properties. 

Cause exists-no payments being made, no turnover of cash collateral, no payment of senior property taxes. 

No equity in the property and not necessary for any reorganization. 

 

Lefever Mattson/Yellow Poplar debtors intend to abandon the properties.     

 

Dated: July 18, 2025    /S/ BENJAMIN R. LEVINSON   
Signature 
BENJAMIN R. LEVINSON                             
Type or print name 
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BENJAMIN R. LEVINSON-SBN 116675 

LEVINSON LAW APC 

4100 Moorpark Avenue, Suite 233 

San Jose, CA  95117 

Telephone: (408) 866-2999 

Facsimile:  (408) 866-2992 

E-Mail: ben@benlevinsonlaw.com 

 

Attorney for Secured Creditors Visio International, Inc.  

and Y. Tito Sasaki and Janet L. Sasaki Trust 

 

 

 

UNITED STATES BANKRUPTCY COURT 

 

NORTHERN DISTRICT OF CALIFORNIA 

(Santa Rosa Division) 

 

In re: 

 

KS MATTSON PARTNERS, LP, 

 

 

 

 

 

 

 

 

 

 

 

 

                                          Debtor. 

__________________________________/ 

Case No.  24-10715-CN  

          Chapter 11 

         

RS No. BRL-405 

 

DECLARATION OF Y. TITO SASAKI IN 

SUPPORT OF MOTION FOR ORDER 

TERMINATING AUTOMATIC STAY OR 

REQUIRING ADEQUATE PROTECTION  

(21881, 21885, and 21889 Eighth Street E., 

Sonoma, California) 

 

DATE: August 15, 2025 

TIME:  10:00 a.m. 

DEPT: 215 or by Zoom Video/Zoom 

Telephone   

            1300 Clay Street, Oakland, CA 

 

  I, Y. TITO SASAKI, declare: 

1. I have personal knowledge of the facts stated herein, except those statements made upon  

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

and would testify to them if called upon to do so. 

2. I am the duly authorized and acting servicing agent on behalf of a certain loan held by 

Visio International, Inc. and Y. Tito Sasaki and Janet L. Sasaki Trust (collectively “Creditors”).  In my 
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capacity as servicing agent of Creditors’ loan, I have access to, and I am familiar with, the books and 

records kept by me on behalf of Creditors.  These books and records have been generated, recorded, and 

compiled in the ordinary course of business of my business of servicing this loan.  Further, these 

documents were prepared at the time, or near the time that the information was received or when the 

events and transactions actually took place.  It is my standard operating procedure to preserve these 

documents in a place of safekeeping on my business premises.  I have personal access to these books and 

records and their continued safekeeping is maintained under my direction and supervision.   

3. I have personally reviewed my records as they relate to Creditors’ loan to KS Mattson 

Partners, LP (“KS Mattson”).  The records reflect, among other things, the loan documents, the payments 

made, the payments missed, and all charges that have accrued and are accruing under the Creditors’ loan.  

I am a duly authorized custodian of my records and I am familiar with the subject loan and the ongoing 

bankruptcy herein, and I have authority to certify my records.  The statements regarding the loan of 

Creditors to KS Mattson are based on my review of my business records.    

4. The subject real properties securing the loan of Creditors are generally described as 21881, 

21885, and 21889 Eighth Street E., Sonoma, California (the “Properties”).  The Properties consist of three 

commercial buildings and land, although the building with the address of 21885 Eighth Street E. burned 

down on or about February 10, 2023, and the site has not been rebuilt.   

5. In August 2021, Creditors sold the Properties to KS Mattson for the price of 

$3,500,000.00.  As part of that sales transaction, KS Mattson made a down payment of $1,300,000.00 and 

Creditors carried back the balance of the financing of $2,200,000.00.   

6. On or about August 2, 2021, KS Mattson obtained a loan from Creditors, executing and 

delivering to Creditors a promissory note in the principal amount of $2,200,000.00.  Said note provides 

for interest from the date of funding, on the unpaid balance at the initial rate of five percent (5.00 %) per 

annum, for the first five years, payable in monthly interest only installments of $9,166.67 beginning 

Case: 24-10715    Doc# 210-2    Filed: 07/18/25    Entered: 07/18/25 09:25:05    Page 2
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September 2, 2021.  The second five years the interest rate was to become prime plus 1.75%.  Said note 

provides for payment of the entire principal and interest on or before August 2, 2031.  Said note also 

required a principal reduction payment of $1,100,000.00 on August 2, 2026.  Said note further provides 

for a late charge of $500.00 on any installment received after fifteen (15) days from the payment due date.  

A true and accurate copy of said note is attached hereto as Exhibit “A” and incorporated herein by 

reference. 

7. Concurrent with the execution of the promissory note, and for the purpose of securing  

said obligation, KS Mattson executed and delivered to Creditors, as beneficiaries, a first priority deed of 

trust on the Properties.  The deed of trust provides that attorney’s fees and costs incurred as a result of 

protecting the security of the lender may be included in the outstanding balance under the note.  Said deed 

of trust was recorded August 5, 2021, in the Official Records of Sonoma County, California.  A true and 

accurate copy of said deed of trust is attached hereto as Exhibit “B” and incorporated herein by reference.   

8. KS Mattson originally defaulted on Creditors’ note by the failure to make payments due 

February 2, 2024, and all payments thereafter.     

9. As a result of the default of KS Mattson, Redwood Trust Deed Services, Inc. (“RTD”), as 

substituted trustee under said deed of trust, recorded a Notice of Default and Election to Sell Under Deed 

of trust on July 1, 2024, in the Official Records of Sonoma County, California.   

10. During the foreclosure, it was discovered by Creditors that the Properties had been  

transferred by KS Mattson to Yellow Poplar, LP (“Yellow Poplar”) by various Grant Deeds recorded in  

August and October 2021.  Creditors recently found out that KS Mattson may have also executed a  

3.923 % interest in the Properties to an individual named Risa J. Meyer (“Meyer”).  Creditors did not 

consent to the transfer of the Properties to Yellow Poplar and/or Meyer.   

11. No trustee’s sale was set for the Properties at the time when Yellow Poplar filed its 

Chapter 11 bankruptcy on September 12, 2024, as Case No. 24-10542-CN in the Santa Rosa Division of 

Case: 24-10715    Doc# 210-2    Filed: 07/18/25    Entered: 07/18/25 09:25:05    Page 3
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the Northern District of California.  The same day Lefever Mattson, a California Corporation (“Lefever 

Mattson”) filed its bankruptcy as Case No. 24-10545-CN and the Yellow Poplar case is being jointly 

administrated with the Lefever Mattson corporate bankruptcy.   

12. Yellow Poplar and Creditors entered into a cash collateral agreement that required Debtor 

to turn over a minimum of $2,000.00 per month commencing November 1, 2024, through February 28, 

2025, and to provide a new budget in February 2025.   

13. On or about March 26, 2025, Yellow Poplar paid the November 2024 through March 2025 

payments totaling $10,000.00 and excess proceeds per the cash collateral agreement of $20, 616.37.  No 

payments were received after March 2025.     

14. On November 22, 2024, an involuntary Chapter 11 petition was filed against KS Mattson 

as Case No. 24-10715-CN in the Santa Rosa Division of the Northern District of California.  An Order for 

relief was later granted on June 9, 2025, in that case. 

15. Post-petition interest has continued to accrue on the note from October 2024 through July 

2025, a period of 10 months.   

16. Actual delinquent amounts due to Creditors, as of July 18, 2025, are as follows: 

Payments due for Feb. 2024- July 2025 

(18 @ $9,166.67)    $ 165,000.06 

 

Late Charges (18 @ $500.00)   $     9,000.00 

    

Foreclosure Fees and Costs   $     6,409.00   

Attorney fees and costs   $   10,500.00 

(Less Cash Collateral Received)            ($   30,616.37) 

 TOTAL    $  160,292.69 

 The current principal balance of the loan is $2,200,000.00.  An additional $9,166.67 becomes due  

and owing on the second day of each month for August 2025, and each month thereafter, as well as a late 
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charge of $500.00 on the eighteenth day of each month where a payment is not received or is paid late. 

17. I am informed and believe that the Properties are encumbered by senior delinquent 

property taxes in excess of $57,990.00 according to the website for property taxes in Sonoma County as 

of July 14, 2025.   

18. The Properties are further encumbered by a junior obligation in favor of KS Mattson from 

trustor Yellow Poplar secured by a junior priority deed of trust with a current balance in excess of 

$1,900,000.00 according to the Trustee’s Sale Guarantee issued during the foreclosure of Creditors.  

19. Creditors are informed and believe based on an email from Yellow Poplar counsel that 

Yellow Poplar intends to abandon the Properties.         

20. The Properties are not necessary to the reorganization of Yellow Poplar or KS Mattson. 

21. The extensive pre-petition default and post-petition default, the failure to pay property 

taxes, and the failure of the Properties to debt service the loan all provide “cause” to terminate the stay.   

 22. It has been necessary for Creditors to retain the services of LEVINSON LAW APC to 

represent Creditors in this bankruptcy.  Pursuant to the terms of the promissory note and deed of trust 

herein and 11 U.S.C. § 506, Creditors are entitled to recovery of their attorney fees incurred for services 

rendered in enforcing this obligation.   

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

 

foregoing is true and correct and that this declaration was executed on July 15, 2025, in Vineburg,  

 

California.         /S/  Y. TITO SASAKI   

       Y. TITO SASAKI, Declarant  
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