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SUMMARY

The United States District Court for the District of Massachusetts affirmed Bankruptcy Court orders
allowing Wells Fargo’s proof of claim, granting relief from the automatic stay, and denying
reconsideration motions in Kyra Nelson’s Chapter 13 case. The court held that Wells Fargo possessed
a valid and perfected mortgage lien despite prior bankruptcy proceedings and the transfer of the
property, and that the transfer and bankruptcy filing supported relief under 11 U.S.C. § 362(d)(1) and
(d)(4). The court also concluded that Nelson received an adequate opportunity to be heard and had not
shown any manifest error warranting reconsideration.
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DISPOSITION affirmed

PROCEDURAL POSTURE Debtor appealed Bankruptcy Court orders allowing Wells Fargo's
proof of claim, granting relief from the automatic stay and in rem
relief, and denying motions for reconsideration. The District Court
reviewed the bankruptcy appeals and affirmed all challenged orders.

STANDARD OF REVIEW The District Court reviewed factual findings for clear error, legal
issues de novo, and mixed questions of law and fact for clear error
unless the analysis was infected by legal error. The court also applied
waiver principles to issues not adequately developed or raised below.

PRECEDENTIAL VALUE Unknown; memorandum and order with no reported citation
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QUESTIONS PRESENTED

1. Whether Bradley Nelson's bankruptcy discharge prevented Wells Fargo from enforcing its in rem rights
against the property or filing a proof of claim in Kyra Nelson's bankruptcy.

2. Whether Wells Fargo was a creditor holding a valid claim secured by the property despite Kyra Nelson's
name not appearing on the mortgage.

3. Whether Wells Fargo's mortgage lien was perfected and transferred through the relevant banking name
changes and merger without a separate assignment.

4. Whether Wells Fargo's attorney could execute and file the proof of claim without personal knowledge of
the underlying facts.

5. Whether Kyra Nelson's statute-of-limitations argument was waived because it was conclusory and
underdeveloped.

6. Whether relief from the automatic stay was warranted under 11 U.S.C. § 362(d)(1) and (d)(4).

7. Whether Kyra Nelson was denied due process or entitled to an evidentiary hearing.

8. Whether the Bankruptcy Court properly denied the motions for reconsideration.

HOLDINGS

1. A proof of claim filed in compliance with the Bankruptcy Rules is prima facie evidence of the claim's
validity and amount, and Wells Fargo's supporting documents were sufficient to establish the prima facie
validity of its claim.

2. A bankruptcy discharge eliminates personal liability for a debt but does not eliminate an otherwise valid
lien or prevent enforcement of the lien against the property in rem.

3. A mortgagee holds a bankruptcy claim secured by the debtor's property even when the debtor has no
personal liability and even when the debtor's name does not appear on the original mortgage. A transfer
of property subject to an existing mortgage does not extinguish the mortgagee's lien or claim.

4. The mortgage lien transferred to Wells Fargo through the banking name changes and merger as a matter
of law, without a separate assignment, and the recorded mortgage established perfection.

5. A creditor's authorized attorney may execute and file a proof of claim on the creditor's behalf, and the
attorney need not have personal knowledge of the underlying facts.

6. An issue presented only in a conclusory, underdeveloped manner is waived, and an issue not addressed
by the lower court is not properly considered for the first time on appeal.

7. Relief from the automatic stay was warranted under § 362(d)(4) because the petition was part of a
scheme to delay, hinder, or defraud Wells Fargo that included transferring the property without the



secured creditor's consent.

8. A debtor's bad-faith filing constitutes cause for relief from the automatic stay under § 362(d)(1),
evaluated under the totality of the circumstances.

9. Nelson received an adequate opportunity to be heard, and the Bankruptcy Court could resolve the
contested matters without an evidentiary hearing where the core facts were undisputed and no
evidentiary hearing was requested.

KEY QUOTATIONS

“Although the Bankruptcy Code provides “discharge of personal liability for debt, it does not discharge the
ongoing burdens of owning property.”” (at 8)

“Relief was warranted under Section 362(d)(4) because the Property was transferred without Wells Fargo’s
consent.” (at 12)

FACTUAL BACKGROUND

Bradley Nelson executed mortgages on the property in 2007, later filed bankruptcy, and received a Chapter 7
discharge. The property was transferred to Kyra Nelson by warranty deed in December 2023 subject to existing
liens and encumbrances, and Kyra Nelson filed a Chapter 13 petition one day before a scheduled foreclosure
sale. Wells Fargo submitted mortgage, note, recording, merger, name-change, and escrow documentation with its
proof of claim. The Bankruptcy Court found that Wells Fargo held a valid perfected lien, that the lien survived
Bradley Nelson's discharge and the transfer, and that Kyra Nelson's bankruptcy filing was part of a scheme to
hinder, delay, or defraud Wells Fargo.

PROCEDURAL HISTORY

Kyra Nelson filed a Chapter 13 bankruptcy petition shortly before a scheduled foreclosure sale of property
previously transferred to her by her father, Bradley Nelson. Wells Fargo filed a proof of claim and sought relief
from the automatic stay. The Bankruptcy Court allowed the claim, granted relief under 11 U.S.C. § 362(d)(1)
and (d)(4), and denied reconsideration. The District Court consolidated Nelson's appeals and affirmed.

DISPOSITION

affirmed
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