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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  

 

ORDER GRANTING MOTION OF 

KSMP TO APPROVE ENTRY INTO 

AND PERFORMANCE UNDER THE 

236 KING AVENUE SETTLEMENT 

AGREEMENT 

 

 

 

In re: 

 

KS MATTSON PARTNERS, LP, 

 

Debtor. 

 

Date: February 26, 2026 

Time: 11:00 a.m. 

Place: Via Zoom or In Person 

             United States Bankruptcy Court 

 1300 Clay Street, Courtroom 215 

             Oakland, CA 94612 

Upon consideration of the Motion of KSMP to Approve Entry Into and Performance Under 

the Settlement Agreement (the “Motion”),2 filed by debtor and debtor in possession, KS Partners, 

LP (“KSMP”), pursuant to sections 105(a) and 363(b) of title 11 of the United States Code (the 

 
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 95621.  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.  

2  Capitalized terms not otherwise defined herein shall have the meanings given to them in the Motion. 

________________________________________ 
Charles Novack 
U.S. Bankruptcy Judge

The following constitutes the order of the Court. 
Signed: February 26, 2026

Entered on Docket 
February 26, 2026
EDWARD J. EMMONS, CLERK 
U.S. BANKRUPTCY COURT 
NORTHERN DISTRICT OF CALIFORNIA

Case: 24-10545    Doc# 3789    Filed: 02/26/26    Entered: 02/26/26 18:00:22    Page 1 of
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“Bankruptcy Code”) and Rules 6004 and 9019 and of the Federal Rules of Bankruptcy Procedure 

(the “Bankruptcy Rules”), for the entry of an order approving the Settlement Agreement, dated as 

of January 16, 2025 (the “Settlement Agreement”), by and among KSMP, Stott and the Franzas, 

and the Court having reviewed the Motion, the Itkin Declaration, the Stott Declaration and the 

Franza Declaration, and having considered the statements of counsel and the evidence adduced 

with respect to the Motion at a hearing before the Court (the “Hearing”); and the Court having 

found that (i) the Court has jurisdiction to consider the Motion and the relief requested therein 

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; (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) notice of the Motion and the Hearing was sufficient under the 

circumstances; and after due deliberation the Court having determined that the relief requested in 

the Motion is in the best interests of the Debtors, their estates, and their creditors and investors; 

and good and sufficient cause having been shown; 

IT IS HEREBY ORDERED THAT: 

1. The Motion is granted. 

2. The Settlement Agreement attached hereto as Exhibit 1 and the terms therein are 

hereby approved. 

3. The Parties are authorized to enter into and perform under the Settlement 

Agreement and may take any steps necessary to enter into and perform under the Settlement 

Agreement. KSMP is authorized to take all actions necessary to effectuate the relief granted in this 

order in accordance with the Motion.  

4. The Settlement Agreement is approved in its entirety and, once effective, shall be 

binding and enforceable on the parties thereto in accordance with its terms.  

5. Notwithstanding any provisions in the Bankruptcy Code, the Bankruptcy Rules, or 

the Local Rules to the contrary, this order shall be immediately effective and enforceable upon its 

entry.  

Case: 24-10545    Doc# 3789    Filed: 02/26/26    Entered: 02/26/26 18:00:22    Page 2 of
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6. The stay imposed pursuant to Bankruptcy Rule 6004(h) is waived.  

7. This Court shall retain jurisdiction and power to hear and determine all matters 

arising from or related to the implementation of this order.  

** END OF ORDER **

Case: 24-10545    Doc# 3789    Filed: 02/26/26    Entered: 02/26/26 18:00:22    Page 3 of
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Exhibit 1 

 

236 King Avenue Settlement Agreement 
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SETTLEMENT AGREEMENT 

This Settlement Agreement, dated as of January 16, 2026 (the “Settlement Agreement”), is 
entered into by and among (a) debtor and debtor in possession, KS Mattson Partners, LP 
(“KSMP”), (b) Tina M. Stott, as an individual and Trustee of the Tina M. Stott Family Trust dated 
3/17/2017 (collectively referred to as “Stott”), and (c) Thomas J. Franza and Beverly J. Franza, 
who are husband and wife and as Trustees of the Thomas and Beverly Franza Living Trust 
(collectively referred to as the “Franzas”). “KSMP,” “Stott” and the “Franzas” are collectively the 
“Parties” and each, a “Party”).  

RECITALS 

I. The LFM Debtors and KSMP Bankruptcy Filing 

A. KSMP and certain of its affiliates are currently debtors in pending chapter 11 
proceedings. 

B. Debtor Windscape Apartments, LLC, filed a voluntary petition for relief under 
chapter 11 of Title 11 of the United States Code (the “Bankruptcy Code”) on August 6, 2024 in the 
United States Bankruptcy Court for the Northern District of California (the “Bankruptcy Court”). 
LeFever Mattson, a California corporation (“LFM”) and 57 related entities filed their chapter 11 
petitions on September 12, 2024. Debtors Pinewood Condominiums, LP, and Ponderosa Pines, LP, 
filed their chapter 11 petitions on October 2, 2024. The foregoing entities are collectively referred 
to as the “LFM Debtors,” and their respective chapter 11 cases are collectively referred to as the 
“LFM Cases.” 

C. On November 22, 2024, LFM and Windtree, LP filed an involuntary chapter 11 
petition against KS Mattson Partners, LP (“KSMP”), commencing Case No. 24-10715 (Bankr. 
N.D. Cal.) (the “KSMP Chapter 11 Case,” and together with the LFM Cases, the “Chapter 11 
Cases”). On June 9, 2025, the Bankruptcy Court entered an order for relief in the KSMP Chapter 
11 Case. 

D. On June 24, 2025, the Bankruptcy Court appointed Robbin L. Itkin as KSMP’s 
Responsible Individual (the “Responsible Individual”) effective June 16, 2025 [Case No. 24-
10715, Dkt. No. 172]. 

II. The Property and Asserted Interests Therein 

E. The Franzas are the record owners of fee title to the real property located at 236 
King Avenue, Piedmont, CA (the “Property”), pursuant to a Grant Deed recorded in the Official 
Records of Alameda County Recorder’s Office, as Instrument No. 2006467272 on or about 
December 22, 2006.  

F. Stott asserts that, pursuant to a Transfer Agreement dated April 24, 2012 (the 
“Transfer Agreement”), and furthermore, pursuant to that certain Co-Ownership Agreement 
between KSMP and Stott dated March 31, 2017 (the “Co-Ownership Agreement”), that KSMP and 

Docusign Envelope ID: C7A5490C-B3DA-4082-8199-8B2E0B9AA6A6
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Stott co-owned the Property as tenants in common, with KSMP holding a seventy-five percent 
(75%) undivided ownership interest and Stott holding a twenty-five percent (25%) undivided 
ownership interest. 

G. On or about January 26, 2017, the Franzas executed and delivered a grant deed 
conveying fee title to the Property solely to KSMP (the “2017 Franza Transfer Deed”). The 2017 
Franza Grant Deed was never recorded, and KSMP is no longer in possession of the original 
executed deed. 

H. Other than the public records, the Transfer Agreement and the Co-Ownership 
Agreement obtained from Stott, and copies of the 2017 Franza Transfer Deed obtained from Stott 
and the Franzas, as well as information obtained in connection with the investigation of Stott’s 
asserted co-ownership interest and from discussions with Mr. Franza, KSMP—now acting through 
the Responsible Individual—has no independent knowledge of, or records documenting, any 
interest it may have in the Property. 

III. The Secured Debt 

I. The Franzas granted Washington Mutual Bank, FA (“WMB”) a lien against the 
Property pursuant to a deed of trust in favor of WMB securing a negative amortization loan in the 
original principal amount of $1.855 million, which deed of trust was recorded in the Official 
Records of Alameda County Recorder’s Office, as Instrument No. 2006467273 (the “2006 Deed 
of Trust”) on or about December 22, 2006. 

J. By an Assignment of Deed of Trust recorded on November 23, 2020 in the Official 
Records of Alameda County as Instrument No. 2020322496 (the “Assignment”), WMB assigned 
all if its right, title and beneficial interest in the 2006 Deed of Trust to U.S. Bank, successor trustee 
to Bank of America, NA, in its capacity as trustee on behalf of the holders of the WaMu Mortgage 
Pass-Through Certificates, Series 2007-OA1 (the “Trust”). The Trust is serviced by Select 
Portfolio Servicing, Inc. 

IV. The Alameda Action and Lis Pendens

K. On July 2, 2024, Stott filed a Verified Complaint for Partition of Real Property and 
Breach of Contract, Case No. 24CV082453, against Kenneth Mattson, Mattson Company LLC, 
KSMP, Thomas J. Franza, Beverly J. Franza, and Select Portfolio Servicing, Inc (the “Alameda 
Action”). In the Alameda Action, Stott asserts a twenty-five percent (25%) co-ownership interest 
in the Property, pursuant to an agreement between Stott and KSMP. 

L. On September 18, 2024, Stott recorded a lis pendens against the Property within 
the Alameda County Recorder’s Office, which is recorded under Instrument Number 2024114139 
(the “Lis Pendens”). 

Docusign Envelope ID: C7A5490C-B3DA-4082-8199-8B2E0B9AA6A6
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V. The Attempted Settlement of the Alameda Action 

M. In October 2024, the Franzas, Stott, KSMP and certain other parties (including 
Kenneth Mattson) signed a settlement agreement (“2024 Settlement Agreement”) in which it was 
agreed that pursuant to that certain Transfer Agreement dated April 24, 2012, and furthermore, 
pursuant to that certain Co-Ownership Agreement dated March 31, 2017, that KSMP and Stott co-
owned the Property as tenants in common, each with an undivided ownership interest (“Ownership 
Interest”) as follows: KSMP as to a seventy-five percent (75%) ownership interest and Stott as to 
a twenty-five percent (25%) ownership interest.  

N. The 2024 Settlement Agreement was not performed. 

O. The Alameda Action was stayed by commencement of the KSMP Chapter 11 Case. 

VI. The Proofs of Claim 

P. As an alternative to her claimed interest in the Property, Stott filed the following 
proofs of claim against KSMP in the KSMP Chapter 11 Case related to the Property: Claims Nos. 
663, 667, and 776 (the “Stott Property Proofs of Claim”).  

Q. In addition to the Stott Proofs of Claim, Stott also filed proofs of claim for the 
Margarita Stott Legacy Trust dated April 13, 2006 unrelated to the Property in the LFM Cases and 
the KSMP Chapter 11 Case: Claims Nos. 1107 and 1350 in the LFM Case and Claim No. 778 in 
the KSMP Chapter 11 Case (the “Stott Non-Property Proofs of Claim”). 

R. The Franzas and the Trustees of the Thomas and Beverly Franza Living Trust filed 
the following proofs of claim in the LFM Cases and the KSMP Chapter 11 Case: Claim Nos. 310 
and 320 in the LFM Cases (the “Franza LFM Proofs of Claim”) and Claim Nos. 240 and 241 in 
the KSMP Chapter 11 Case (the “Franza KSMP Proofs of Claim”). The Franza LFM Proofs of 
Claim assert claims that are unrelated to the Property, while the Franza KSMP Proofs of Claim 
assert both claims relating to the Property and claims that are unrelated to the Property.  

VII. Sale of the Property 

S. KSMP desires to sell its interest in the Property for the benefit of its stakeholders 
pursuant to the procedures set forth in the Order Granting Motion of Debtor KSMP to Establish 
Procedures for Real Property Sales [Dkt. No. 2694] (the “Sale Procedures Order”) entered by the 
Bankruptcy Court on October 24, 2024. 

T. The Franzas are willing to release their interest in the Property subject to Stott’s 
and KSMP’s agreement that the proceeds of sale will first be used to satisfy indebtedness secured 
by the 2006 Deed of Trust. 

U. Stott asserts that because of her ownership interest in the Property, which is not part 
of KSMP’s bankruptcy estate, KSMP may not sell the Property without Stott’s consent or unless 
KSMP receives relief under Section 363(h) of the Bankruptcy Code. 

Docusign Envelope ID: C7A5490C-B3DA-4082-8199-8B2E0B9AA6A6
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VIII. Global Resolution  

V. Without admitting any wrongdoing or conceding the validity of any legal or factual 
allegation asserted by any other Party, and in order to avoid the costs, risks and delays of litigation, 
the Parties have agreed, subject to the terms set forth herein, that: (1) the Franzas have no legal 
interest in the Property; (2) the Franzas shall execute and deliver grant deeds conveying a twenty-
five percent (25%) interest in the Property to Stott and a seventy-five percent (75%) interest in the 
Property to KSMP, which deeds shall be recorded on the Effective Date (as defined herein); (3) 
KSMP shall market and sell the Property in accordance with the Sale Procedures Order; (4) the 
sale of KSMP’s interest in the Property shall be subject to Bankruptcy Court approval; and (5) the 
proceeds of sale shall be distributed at closing in accordance with this Agreement. 

AGREEMENT 

NOW THEREFORE, in consideration of the agreement to perform the following 
covenants, promises, and agreements set forth below, including the releases set forth below, as 
well as other good and valuable consideration, the adequacy and sufficiency of which is hereby 
acknowledged, the Parties agree as follows: 

1. Effective Date.  This Settlement Agreement shall be effective and enforceable (the 
“Effective Date”) upon entry of an order of the Bankruptcy Court approving the Settlement 
Agreement under Federal Rule of Bankruptcy Procedure 9019. Upon the Effective Date, the 
Parties shall no longer have any rights or obligations under the 2024 Settlement Agreement.  

2. Transfer of Title.  

To resolve all disputes regarding the ownership of the Property and any other claims that 
the Parties have or could have assert against one another with respect to the Property (including 
any claims Stott did assert or could have asserted in the Alameda Action), the Parties agree as 
follows:  

a. Within five (5) Business Days after this agreement has been executed by all 
Parties (the “Signing Date”), the Franzas shall (i) execute and notarize grant deeds conveying a 
seventy-five percent (75%) fee interest in the Property to KSMP and twenty-five percent (25%) 
fee interest in the Property to Stott (collectively, the “Grant Deeds”) and (ii) deliver the Grant 
Deeds to KSMP, c/o Stapleton Group, 514 Via de la Valle, Solana Beach, CA 92075 (Attn: David 
Kieffer and Dan Marcoux). For purposes of this Agreement, (i) the Grant Deed conveying an 
interest in the Property to KSMP shall be referred to as the “KSMP Grant Deed,” and the interest 
conveyed thereby shall be referred to as the “KSMP Interest,” and (ii) the grant deed conveying 
an interest in the Property to Stott shall be referred to as the “Stott Grant Deed,” and the interest 
conveyed thereby shall be referred to as the “Stott Interest.” 

b. The Stott Deed shall be issued in the name of Tina M. Stott, Trustee of the 
Tina M. Stott Family Trust dated March 17, 2017. 

c. Within (5) Business Days after the Effective Date, KSMP shall cause the 
recording of the Grant Deeds in the official books and records of Alameda County.  

Docusign Envelope ID: C7A5490C-B3DA-4082-8199-8B2E0B9AA6A6
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d. If for any reason the Alameda County Recorder’s Office rejects the 
recording of the Grant Deeds, or either one of them, the Franzas will cooperate with KSMP and 
Stott to prepare revised or reformatted Grant Deeds as the recorder’s office may require in order 
for the Grant Deeds to be recorded in the public records. 

3. Sale of the Property

a. Consent to Marketing and Sale: Stott agrees and delegates to KSMP, 
subject to KSMP’s obligation to exercise commercially reasonable and good faith efforts, the sole 
right and authority to conduct, direct, and manage all aspects of the marketing and sale process for 
the Property, including selection of brokers, negotiation of sale terms, and determination of the 
proposed purchaser and purchase price. Stott consents in advance to any sale of the Property 
proposed by KSMP and presented to the Bankruptcy Court, and agrees not to object to, interfere 
with, or impede any such sale. Stott shall have reasonable consultation rights, limited to receiving 
information, asking questions, and providing non-binding comments, but shall have no approval 
rights over any aspect of the sale process. Stott further agrees that KSMP is not required to seek 
relief under 11 U.S.C. § 363(h) in connection with any sale of the Property because she has 
consented to such sale under 363(f)(2). Stott waives any right to further invoke or rely upon §§ 
363(f), 363(h) (or any related provision) to oppose, delay, or condition approval or consummation 
of any such sale.

KSMP shall list the Property for sale as soon as practicable after the Grant Deeds are delivered by 
the Franzas as set forth in Paragraph 2.a. 

b. Bankruptcy Court Approval: The Parties acknowledge that KSMP is 
required to obtain Bankruptcy Court approval of any proposed sale (a “Sale”) of its interest in the 
Property prior to the closing of any transaction relating thereto (“Closing”). Once all contingencies 
have been removed on any offer, KSMP shall promptly file a Sale Notice (as defined in the Sale 
Procedures Order) with the Bankruptcy Court. Closing will be conditioned on Bankruptcy Court 
approval. 

c. Closing: The Parties agree to the following protocol for closing the sale: (i) 
at least ten (10) calendar days before the Closing (or within two (2) Business Days after accepting 
an offer if the closing is to occur less than ten (10) calendar days after acceptance), KSMP shall 
inform Stott in writing of the expected Closing date and shall give Stott the escrow agent’s contact 
information; (ii) KSMP shall provide the Grant Deeds to the escrow officer no later than three (3) 
Business Days after opening escrow; and (iii) prior to Closing KSMP and Stott shall jointly 
approve the proposed Closing statement, which will specify that KSMP shall receive 75% of the 
Net Sales Proceeds (as defined below) and Stott shall receive 25% of the Net Sales Proceeds (as 
defined below) . KSMP and Stott each shall be independently responsible for promptly providing 
to escrow wire instructions for receipt of their respective distributions and such other forms or 
certifications, including, without limitation, Form W-9 or FIRTPA certifications, as the escrow 
officer may require. 
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d. Distribution of Sale Proceeds: Stott and KSMP agree that the distribution 
of the proceeds from the Sale (the “Sale Proceeds”) shall be governed by the final closing statement 
prepared in connection with the Sale and approved by both Stott and KSMP.

For purposes of this Agreement, “Net Sale Proceeds” means the cash Sale Proceeds remaining 
after payment of (i) customary and approved closing costs and expenses (including broker 
commissions), (ii) property taxes due and payable at closing, (iii) the indebtedness secured by the 
2006 Deed of Trust, and (iv) any other uncontested liens against the Property, in accordance with 
their respective priorities.  

The Net Sale Proceeds shall be distributed as follows: 25% to Stott and 75% to KSMP. 

The foregoing distribution of Net Sale Proceeds shall be Stott’s sole and exclusive remedy for the 
claims alleged or that could have been alleged in the Alameda Action. 

4. Nature of KSMP Interest and Stott Interest  

a. KSMP Interest: The KSMP Interest is property of KSMP’s bankruptcy 
estate and is subject to Bankruptcy Court jurisdiction in all respects. 

b. Stott Interest: The Stott Interest is not, and shall not be treated as, property 
of KSMP or its bankruptcy estate, including pursuant to 11 U.S.C. § 541(d). The Stott Interest is 
not and shall not be subject to a lien by KSMP’s DIP lender. The Stott Interest, and Stott’s right to 
a distribution related thereto, shall not be affected by any future substantive consolidation of the 
Debtors’ estates.  

5. Deemed Satisfaction of the Stott Property Proofs of Claim. The covenants of 
this Agreement and Stott Grant Deed render her alternatively submitted Property Proofs of Claim 
no force and effect. Therefore, the Stott Property Proofs of Claim shall be deemed withdrawn upon 
the Effective Date. Stott shall not file any additional proofs based upon the Property in the Chapter 
11 Cases. Verita, the Debtors’ claims and noticing agent, may expunge the Stott Property Proofs 
of Claim from the Debtors’ claims register upon the Effective Date. Stott acknowledges and agrees 
that, aside from receiving proceeds of sale in accordance with paragraph 3.d of this Settlement 
Agreement, she has no right to any other recoveries or proceeds in these Chapter 11 Cases for her 
claims based on the Property. Nothing in this Agreement shall affect or alter Stott’s rights for her 
Stott Non-Property Proofs of Claim. 

6. Bankruptcy Court Approval of this Agreement.  Within seven (7) calendar days 
after the Parties’ execution of this Settlement Agreement, KSMP shall file a motion with the 
Bankruptcy Court pursuant to Federal Rule of Bankruptcy Procedure 9019 seeking entry of an 
order approving this Settlement Agreement, which order shall be binding on all successors and 
assignees of the Parties, including the Plan Recovery Trustee (as defined in the Third Amended 
Joint Chapter 11 Plan of Liquidation [Dkt. No. 2561] or any other later amended or applicable 
chapter 11 plan submitted by KSMP or any of the other Debtors) or any similar post-confirmation 
entity. If the Bankruptcy Court does not approve of the entry into this Settlement Agreement, this 
Settlement Agreement shall be null and void. 

Docusign Envelope ID: C7A5490C-B3DA-4082-8199-8B2E0B9AA6A6
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7. Dismissal of Alameda Action and Removal of Lis Pendens. Within seven (7) 
calendar days after receiving notice of the Bankruptcy Court’s order approving this Agreement, 
Stott shall (a) dismiss (i) KSMP from the Alameda Action with prejudice and (ii) KS Mattson 
Company LLC and Kenneth Mattson from the Alameda Action without prejudice, and (b) shall 
promptly take all actions necessary to withdraw and remove the Lis Pendens from the public record 
and shall execute and deliver any documents reasonably required to effectuate such removal. If 
Stott fails to timely comply with the foregoing sentence, Stott (1) hereby appoints KSMP as their 
true and lawful agent, with full power and authority to prepare, sign, execute, deliver, and file any 
and all documents, statements, applications, notices, forms, or other filings that may be required 
or appropriate to effectuate the actions set forth in this paragraph 7, and (2) authorizes KSMP to 
submit such documents to any federal, state, or local government agency, court, or other entity, 
and to take all actions necessary or incidental to effectuate such filings as fully as Stott could do 
personally. Stott shall cooperate in effectuating the sale of the Property in accordance with the 
terms of this Settlement Agreement by executing such instruments as may be requested by the 
escrow officer. If Stott does not so cooperate, the foregoing power of KSMP to act as agent for 
Stott shall apply to all actions requested by the escrow officer.

8. Mutual Releases.

a. KSMP Release of Stott. Soley with respect to the Property, upon the 
Effective Date, and except for those obligations and rights arising hereunder, KSMP and its estate, 
on their own behalf and on behalf of any successors or representatives thereof, including any 
chapter 7 or 11 trustee, plan administrator, or post-confirmation estate representative (collectively, 
the “Estate Releasing Parties”), hereby release and discharge to the fullest extent permitted by 
applicable law, Stott, and each of Stott’s current or former successors, assigns, predecessors, 
employees, attorneys, financial advisors, agents, members, officers, directors, and managers (in 
each case in their capacity as current or former successors, assigns, predecessors, employees, 
attorneys, financial advisors, agents, members, officers, directors, or managers), and all persons 
acting by, through, under or in concert with any of them or that might be claimed to be jointly or 
severally liable with them (hereinafter collectively referred to as the “Stott Released Parties”) from 
any and all claims, demands, proceedings, causes of action, rights to avoid, recover, or surcharge 
under the Bankruptcy Code, including, without limitation, all claims under chapter 5 of the 
Bankruptcy Code (11 U.S.C. §§ 544, 547, 548, 549, and 550), orders, judgments, obligations, 
contracts, agreements, costs, expenses (including attorneys’ fees), debts and liabilities whatsoever, 
whether known or unknown, suspected or unsuspected, both at law and in equity, in each case to 
the extent arising out of, relating to, or in connection with the Property and existing on or before 
the Effective Date. Nothing in this Paragraph 8.a shall release, waive, or otherwise affect any 
claims, causes of action, rights, or remedies of the Estate Releasing Parties against the Stott 
Released Parties other than claims arising out of, relating to, or in connection with the Property, 
including any claims unrelated to the ownership, occupancy, use, transfer, financing, sale, or 
disposition of the Property. 

b. Stott Release of KMSP. Solely with respect to the Property, upon the 
Effective Date, and except for those obligations and rights arising hereunder, Stott, on behalf of 
themselves and any other person or entity claiming by or through them, including their heirs, 
successors and assigns (collectively, the “Stott Releasing Parties”), hereby release and discharge 
to the fullest extent permitted by applicable law, KSMP, its estate, and each of its successors, 
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assigns, predecessors, employees, attorneys, financial advisors, agents, members, officers, 
directors, and managers (in each case in their capacity as current successors, assigns, predecessors, 
employees, attorneys, financial advisors, agents, members, officers, directors, or managers), and 
all persons acting by, through, under or in concert with any of them or that might be claimed to be 
jointly or severally liable with them, including Robbin L, Itkin, the court-appointed Responsible 
Individual for KSMP and any chapter 7 or 11 trustee, plan administrator, or post-confirmation 
estate representative (hereinafter collectively referred to as the “Estate Released Parties”), from 
any and all claims, demands, proceedings, causes of action, orders, judgments, obligations, 
contracts, agreements, costs, expenses (including attorneys’ fees), debts and liabilities whatsoever, 
whether known or unknown, suspected or unsuspected, both at law and in equity, in each case to 
the extent arising out of, relating to, or in connection with the Property and existing on or before 
the Effective Date. Nothing in this Paragraph 8.b shall release, waive, or otherwise affect any 
claims, causes of action, rights, or remedies of the Stott Releasing Parties against the Estate 
Released Parties other than claims arising out of, relating to, or in connection with the Property, 
including the Stott Non-Property Proofs of Claim or any other claims unrelated to the ownership, 
occupancy, use, transfer, financing, sale, or disposition of the Property. 

c. KSMP Release of the Franzas. Solely with respect to the Property, upon the 
Effective Date, and except for those obligations and rights arising hereunder, the Estate Releasing 
Parties hereby release and discharge to the fullest extent permitted by applicable law, the Franzas, 
and each of the Franzas’ current or former successors, assigns, predecessors, employees, attorneys, 
financial advisors, agents, members, officers, directors, and managers (in each case in their 
capacity as current or former successors, assigns, predecessors, employees, attorneys, financial 
advisors, agents, members, officers, directors, or managers), and all persons acting by, through, 
under or in concert with any of them or that might be claimed to be jointly or severally liable with 
them (hereinafter collectively referred to as the “Franza Released Parties”) from any and all claims, 
demands, proceedings, causes of action, rights to avoid, recover, or surcharge under the 
Bankruptcy Code, including, without limitation, all claims under chapter 5 of the Bankruptcy Code 
(11 U.S.C. §§ 544, 547, 548, 549, and 550), orders, judgments, obligations, contracts, agreements, 
costs, expenses (including attorneys’ fees), debts and liabilities whatsoever, whether known or 
unknown, suspected or unsuspected, both at law and in equity, in each case to the extent arising 
out of, relating to, or in connection with the Property and existing on or before the Effective Date. 
Nothing in this Paragraph 8.c shall release, waive, or otherwise affect any claims, causes of action, 
rights, or remedies of the Estate Releasing Parties against the Franza Released Parties other than 
claims arising out of, relating to, or in connection with the Property, including any claims unrelated 
to the ownership, occupancy, use, transfer, financing, sale, or disposition of the Property. 

d. Franzas’ Release of KSMP. Solely with respect to the Property, upon the 
Effective Date, and except for those obligations and rights arising hereunder, the Franzas, on behalf 
of themselves and any other person or entity claiming by or through them, including their heirs, 
successors and assigns (collectively, the “Franza Releasing Parties”), hereby release and discharge 
to the fullest extent permitted by applicable law, the Estate Released Properties from any and all 
claims, demands, proceedings, causes of action, orders, judgments, obligations, contracts, 
agreements, costs, expenses (including attorneys’ fees), debts and liabilities whatsoever, whether 
known or unknown, suspected or unsuspected, both at law and in equity, in each case to the extent 
arising out of, relating to, or in connection with the Property and existing on or before the Effective 
Date. Nothing in this Paragraph 8.d shall release, waive, or otherwise affect any claims, causes of 
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action, rights, or remedies of the Franza Releasing Parties against the Estate Released Parties other 
than claims arising out of, relating to, or in connection with the Property, including the Franza 
LFM Proofs of Claim and the claims in the Franza KSMP Proofs of Claim that are unrelated to the 
ownership, transfer, financing, sale, or disposition of the Property, or any other claims unrelated to 
the ownership, occupancy, use, transfer, financing, sale, or disposition of the Property. 

e. Franzas’ Release of Stott. Solely with respect to the Property, upon the 
Effective Date, and except for those obligations and rights arising hereunder, the Franza Releasing 
Parties hereby release and discharge to the fullest extent permitted by applicable law, the Stott 
Released Parties from any and all claims, demands, proceedings, causes of action, damages, 
obligations, contracts, agreements, costs, expenses (including attorneys’ fees), debts and liabilities 
whatsoever, whether known or unknown, suspected or unsuspected, both at law and in equity, in 
each case to the extent arising out of, relating to, or in connection with the Property and existing 
on or before the Effective Date. Nothing in this Paragraph 8.eshall release, waive, or otherwise 
affect any claims, causes of action, rights, or remedies of the Franza Releasing Parties against the 
Stott Released Parties other than claims arising out of, relating to, or in connection with the 
Property, including any claims unrelated to the ownership, occupancy, use, transfer, financing, 
sale, or disposition of the Property. 

f. Stott’s Release of the Franzas. Solely with respect to the Property, upon the 
Effective Date, and except for those obligations and rights arising hereunder, the Stott Releasing 
Parties hereby release and discharge to the fullest extent permitted by applicable law, the Franza 
Released Parties from any and all claims, demands, proceedings, causes of action, damages, 
obligations, contracts, agreements, costs, expenses (including attorneys’ fees), debts and liabilities 
whatsoever, whether known or unknown, suspected or unsuspected, both at law and in equity, in 
each case to the extent arising out of, relating to, or in connection with the Property and existing 
on or before the Effective Date. Nothing in this Paragraph 8.f shall release, waive, or otherwise 
affect any claims, causes of action, rights, or remedies of the Stott Releasing Parties against the 
Franza Released Parties other than claims arising out of, relating to, or in connection with the 
Property, including any claims unrelated to the ownership, occupancy, use, transfer, financing, 
sale, or disposition of the Property. 

g. The Parties acknowledge that they have carefully read and fully understand 
the provisions of this section. Each Party further acknowledges that it agrees to this general release 
knowingly and voluntarily and without duress, coercion, or undue influence. The Parties agree that 
should they file a lawsuit in court or commence any similar legal proceeding that is found to be 
barred in whole or part by this general release, or take any position or assert any claim that is 
inconsistent with this general release, they will pay the legal fees incurred by or on behalf of the 
applicable Stott Released Party or Estate Released Party in defending those claims found to be 
barred or responding to any such inconsistent position or claim. 

h. In connection with the releases contained in this section, the Parties waive 
any and all rights they have or may have under any applicable state law, statute or ordinance, as 
well as under any other common law principles of similar effect, which prohibits the waiver of 
unknown claims, including California Civil Code Section 1542, which provides as follows: 

A general release does not extend to claims that the creditor or 
releasing party does not know or suspect to exist in his or her favor at 
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the time of executing the release and that, if known by him or her, 
would have materially affected his or her settlement with the debtor or 
released party. 

i. The Parties acknowledge that they have had the opportunity to be advised 
by their legal counsel with respect to, and are familiar with, the provisions of California Civil Code 
Section 1542. 

j. If KSMP’s estate is substantively consolidated with the estates of the LFM 
Debtors, the definitions of “Estate Releasing Parties” and “Estate Released Parties” shall include 
the LFM Debtors.  

k. The releases set forth in this paragraph 8 shall not include claims to enforce 
the terms of this Settlement Agreement. Nothing in this Settlement Agreement shall release any 
claims that any Party may have against Kenneth Mattson, Stacy Mattson or KS Mattson Company 
LLC. 

9. Attorneys’ Fees.  The Parties shall bear their own respective attorneys’ fees and 
costs incurred with respect to this Settlement Agreement and any prior legal matters between them.  
If, however, legal action is filed to enforce the provisions of this Settlement Agreement, the 
prevailing party shall be entitled to an award of attorneys’ fees and expenses reasonably incurred 
in the action. For this purpose, attorneys’ “fees and expenses” includes, without limitation, the fees 
and expenses of attorneys, paralegal, or legal assistants and experts and consultants for the 
prevailing party and all other fees and expenses that counsel for the prevailing party incurs in the 
course of representation of the prevailing party in anticipation of and/or during the course of the 
action, whether or not otherwise recoverable as “attorneys’ fees” or as “costs” under applicable 
law. 

10. Remedies and Enforcement.  In the event of a breach or threatened breach by any 
Party of any of the provisions of this Settlement Agreement, the other Parties shall be entitled to 
seek, in addition to other available remedies, a temporary or permanent injunction or other 
equitable relief against such breach or threatened breach from the Bankruptcy Court prior to the 
entry of a final decree in the Chapter 11 Cases, or thereafter, any court of competent jurisdiction, 
without the necessity of showing any actual damages or that money damages would not afford an 
adequate remedy, and without the necessity of posting any bond or other security. Any equitable 
relief shall be in addition to, not in lieu of, legal remedies, monetary damages, or other available 
relief. This Settlement Agreement may be specifically enforced in any court of competent 
jurisdiction and may be cited as evidence in legal proceedings alleging breach of this Settlement 
Agreement. 

11. Notices.  Any notice or communication required or permitted to be given hereunder 
will be in writing (via email) and addressed to counsel of record of the Party, or to such other 
address as the Party may designate in writing. 

12. Further Assurances.  Each Party, without further consideration except to the extent 
party receiving the request incurs out of pocket expenses (in which case the requesting party shall 
cover such expenses), shall execute and deliver such other documents and take such other action 
as may be reasonably requested by the other Party to effect the terms of this Settlement Agreement. 
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13. No Assignment.  The Parties hereby represent and warrant that they have full 
authority to enter into this Settlement Agreement, and that they have not assigned or transferred to 
any other person any debt, claim, right, demand, obligation, cost, expense, or cause of action, in 
law or in equity, that any of them may have against the other that is the subject of this Settlement 
Agreement.  

14. Successors.  This Settlement Agreement shall be binding upon and inure to the 
benefit of the successors and assigns of each party hereto, but no rights or obligations hereunder 
shall be assignable by any party hereto without the prior written consent of the other Parties hereto; 
provided, however, that KSMP may assign this Settlement Agreement to any trustee appointed in 
the Chapter 11 Cases or any post-confirmation trustee or similar entity (including the Plan 
Recovery Trustee) pursuant to a chapter 11 plan without the prior written consent of the other 
Parties. 

15. Binding Agreement and Incorporation Into Sale Order.  This Settlement 
Agreement shall be binding upon the Parties and their respective heirs, successors, and assigns, 
including without limitation any trustee appointed in the Chapter 11 Cases or any converted case. 
This Settlement Agreement and the terms herein shall be incorporated by reference into any order 
approving the sale of the Property.  

16. Entire Agreement.  This Settlement Agreement constitutes the entire agreement 
between and among the Parties concerning the subject matter of this Settlement Agreement and 
supersedes all prior negotiations and agreements concerning the subject matter of this Settlement 
Agreement, whether written or oral.  This Settlement Agreement may not be altered or amended 
except by an instrument in writing executed by all Parties.  

17. Business Days. In this Settlement Agreement, “Business Day” means any day, 
other than a Saturday, Sunday, or other day on which commercial banks in San Francisco, 
California are required or allowed to close.

18. Applicable Law.  This Settlement Agreement shall in all respects be governed by 
and construed in accordance with the laws of the State of California, without giving effect to any 
choice of law or conflicts of law provision. The Parties consent to the exclusive jurisdiction of, 
and venue in, the United States Bankruptcy Court for the Northern District of California with 
respect to resolution of any dispute arising out of this Settlement Agreement.  

19. Authority to Sign.  Each Party represents and warrants that it is authorized to enter 
this Settlement Agreement and that the person signing on behalf of that Party is authorized to do 
so, and that this Settlement Agreement when executed is a binding obligation of, and enforceable 
against, such Party in accordance with its terms. 

[Signature Pages Follow]
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[Signature Pages to 236 King Avenue Settlement Agreement]

Dated: January 16, 2026

DEBTOR KS MATTSON PARTNERS, LP

By:___________________________________
Robbin L. Itkin
Responsible Individual
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[Signature Pages to 236 King Avenue Settlement Agreement] 

Dated: January 16, 2026 

TINA STOTT 

By:___________________________________ 
     Tina Stott 

TINA M. STOTT FAMILY TRUST DATED 3/17/2017 

By:___________________________________ 
     Tina Stott, Trustee 
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[Signature Pages to 236 King Avenue Settlement Agreement]

Dated: January 16, 2026

THOMAS J. FRANZA

By:___________________________________
Thomas J. Franza

BEVERLY J. FRANZA

By:___________________________________
Beverly J. Franza

THOMAS AND BEVERLY FRANZA LIVING TRUST

By:___________________________________
Thomas J. Franza, Trustee

By:___________________________________
Beverly J. Franza, Trustee
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COURT SERVICE LIST 

ECF Parties 

Mail service will be handled by counsel. 
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