Family Land LLC - Operating Agreement Draft
Article 1 - Formation
- LLC Name: Stringer Farmhouse Trading Company
- State of Formation: GA
- Property Address:   2978 Melcalf Beachton Road, Metcalf, GA
- Principal Office: 2141 Lou Drive W., Jacksonville, FL  32216
- Purpose:
· Own, operate, and maintain 121 acres of real property and farmhouse for family recreational, agricultural, and generational use.
· Preserving property for future generations
· Provide centralized management of real estate and personal property
· If approved, engage in any lawful activity permitted under state law, such as leasing portions of land in order to offset expenses
Article 2 - Members & Ownership
2.1 Property was originally owned by Emory Howard Stringer, Sr. and to be divided equally to his heirs if wife, Sophie Hutcheson Stringer, predeceased him. Sophie Hutcheson Stringer did in fact predecease Emory Howard Stringer, Sr., so property was deeded equally between their (children) heirs: Emory Howard Stringer, Jr., Francis Taylor Stringer, Kirby Wilson Stringer, Ralph Stringer, and Mary Sophie (Stringer) McQuaig. With each heir owning a 20% undivided interest. Original owner and his heirs are now deceased and therefore ownership has been passed down to their heirs with each family still owning a 20% undivided interest in the property.  Future ownership changes will be determined by each family’s probated Will(s). As each family’s ownership interest changes through deaths or inter-family transactions it’s their responsibility to notify LLC of the changes.
2.2 If a unanimous decision is made to sell property, each family is responsible for having their families’ will probated to maintain clear title to the property.
2.3 The ownership percentages shown below are assumed but have not been confirmed:
· Emory Howard Stringer, Jr.’s heirs
· Craig Allan Stringer (deceased)
· Christopher Allan Stringer - 3.33%
· Jeffrey Ryan Stringer - 3.33%
· Kathryn Victoria (Stringer) Lemaire - 3.33%
· Sandra Lee (Stringer) Mitchell - 10%
· Francis Taylor Stringer’s heirs
· Carol Ann (Stringer) Glasgow – 10%
· Sara (Stringer) Taylor – (deceased)
· Dax Taylor (Deceased)
· Vera (Stringer) Taylor – 10%
· Kirby Wilson Stringer’s heirs
· Dean Stringer – 10%
· Gregory Stringer (Deceased)
· Matthew Stringer – 5%
· Nathan Stringer – 5%
· Ralph Stringer’s heirs (Deceased)
· Pam (Stringer) Brock– 6.66%
· Donnie Stringer (Deceased)-Martha?
· Donnie Stringer, Jr. – 3.33%
· Jessie (Stringer) - 3.33%
· Jan (Stringer) Glenn – 6.66%
· Mary Sophie (Stringer) McQuaig’s heir’s
· Mark McQuaig – 20%
Article 3 - Management
3.1 Each original owner’s families must select one representative to act as the family representative to act as board member for their interest.  The representatives will vote, determine budget, review and approve contracts, approve maintenance requests, research improvements and assign expense responsibility. 
3.2 The representatives listed below have been selected and will be included with their contact information in registered LLC with the state of Georgia.  

· Christopher Stringer – Emory Howard Stringer, Jr.
· Scott Brantley – Francis Taylor Stringer
· Sharon Stringer – Kirby Wilson Stringer
· Donnie Stringer, Jr. – Donnie Stringer
· Mark McQuaig – Mary Sophie (Stringer) McQuaig

3.3  This appointed family representative will communicate any decisions and news to their respective family members.  If family unit decides to change representative, a written notice needs to be sent to Manager.
3.4  The initial Manager is Mark McQuaig.  He will manage daily operations, including bills, maintenance, vendor hiring, insurance, banking, and property scheduling (tasks may be divided as needed).  If someone is interested in assuming this role, please send written notice to manager and it will be voted on at the next family meeting – a majority of 67% must approve new manager.
3.5  Voting Thresholds: Routine expenses: Manager approval; Over $5,000: Majority vote; Capital improvements: 67% vote; Sale/refinance/structural changes: 100% unanimous vote.
3.6   The Manager shall act in good faith and in the best interest of the Company and its members.
3.7 Major decisions requiring member approval: sale of substantially all assets; amendment of this agreement; dissolution of the Company.
Article 4 - Member Payments and Default
4.1 Annual Budget & Assessments: Manager or assigned family representative will create annual budget including but not limited to; 
· Yearly Taxes
· Land and Farmhouse Maintenance
· Land and Farmhouse repairs and improvements (need system to recognize sweat equity)
· Property Insurance
· Monthly Property Utilities
· Reserve fund
4.2   Each original owner family is responsible for paying the annual amount as determined by the LLC members. How each family splits the annual dues amount is solely at the discretion of each family unit.
4.3 Annual dues amount payment dates will be set by the members and paid into the LLC account.  
4.4 Manager will have the responsibility of ensuring that all bills are paid out of the LLC account.  
4.5 All LLC listed members have the right to request to see accounting of LLC account.
4.6 Unexpected expenses that may be over the set equal amount due will be voted on by the member representatives.
4.7  Any and all personally owned equipment, transportation, sleeping equipment, etc. maintenance or replacement shall not be included in the other LLC member families annual dues.
4.8 All assets obtained by the property (ie: lease rental payments) shall be deducted from the annual amount due before the split is calculated.
4.9 Capital Calls: Extra funds require written notice; Members must pay within 60 days.
4.10 Remedies for Non-Payment: Loss of voting rights by family unit;  LLC may treat unpaid amount as loan with interest accruing at 8% and deduct from family units share of profit at time of sale
4.11 Enforcement: Board representatives enforce payment using remedies above.
Article 5 - Property Use Policy
5.1 Authorized Users: Members + immediate family; guests allowed only when accompanied by a family member.
5.2 Scheduling: Shared calendar to be monitored by Manager – all visits must be recorded in calendar and strict guidelines for hunting/shooting adhered to. Guests must sign a liability waiver if participating in dangerous activities (hunting, shooting, 4-wheeling, etc.) and are the responsibility of family member.
5.3 Responsibilities: Clean after use, report damage, follow safety rules, participate in upkeep.
5.4 Maintenance & Sweat Equity: Routine maintenance by Managers; major maintenance may require additional contribution.
5.5 Prohibited Uses: Commercial use without approval, illegal activity, unauthorized structural changes.
5.6 Enforcement: Manager may suspend property use for rule violations.
5.7 Optional Usage Fees: May be assessed to cover extra cleaning, maintenance or repairs caused by family member or guest - approved by majority vote.
Article 6 – Insurance & Liability
6.1 Property insurance, general liability coverage, and umbrella insurance required. 
6.2 Members are indemnified
6.3 Members use at own risk – waiver signed by guests
6.4 No personal liability for LLC debts
Article 7 - Transfer Restrictions
7.1 Restrictions on Transfer: No member may transfer any interest without written consent of member representatives.
7.2 Permitted Transfers: Trust for family descendants, family heirs, estate planning vehicles
Article 8 – Non-Payment of Fees
8.1 If for some reason a member of a family unit is not interested in paying their fair share, another family member within this unit can assume responsibility.  If property is sold in the future, the family members not paying their fair share will have this amount deducted (plus 8% interest) from their portion of proceeds and given to the family member who has been making payments. 
Article 9 – Death, Divorce, Bankruptcy
9.1 Death of a Member: Upon death, the Member’s interest shall pass according to their estate plan, subject to this Agreement.  Heirs must sign Operating Agreement 
9.2 Divorce: Interest remains separate property owned by family descendants - Spouses do not automatically become member
9.3 Bankruptcy: LLC can redeem interest to prevent creditors becoming owners
9.4 Incapacity: A legally appointed representative may exercise the Member’s rights, excluding management unless approved.
Article 10 – Inheritance Planning
10.1 Interests held in trusts highly recommended
10.2 Consolidation of small shares is recommended
Article 11 – Taxes & Accounting
11.1  Fiscal year shall be the calendar year
11.2 Company records shall be maintained at the principal office
11.3 Members may inspect records upon reasonable notice
11.4 CPA prepares filings
11.5 K-1s issued to members
11.6  Manager to assure LLC taxes are filed with the Internal Revenue Service annually
11.7 Distributions shall be made at the discretion of the Manager, subject to available cash and applicable law.
11.8 Tax Distributions: The Company may make distributions sufficient to cover Member’s tax liabilities. 
Article 12 - Dispute Resolution
12.1 Dispute Resolution: Step 1: Family meeting; Step 2: Mediation; Step 3: Arbitration; 4 Litigation only as last resort.
Article 13 - Maintenance & Upkeep
13.1 Inspection or property, reserve fund targets, workdays, equipment usage to be evaluated annually 
13.2  Sweat equity may reduce financial obligations if approved.
Article 14 - Sale or Dissolution
14.1  Sale of property requires unanimous approval. An average of two appraisals will be used to determine value of property if this occurs

14.2  At the time of sale, $40,000 will be reimbursed to the estate of Mary McQuaig for the continual upkeep of property and homestead and the taxes and insurance paid over the past (  years) with no contribution requested of family members.

14.3  Proceeds distributed by ownership % after debts.

14.4  Company shall dissolve upon sales of all assets, court order or legal requirement

14.5  Remaining assets shall be distributed according to ownership interests.
Article 15 – Miscellaneous
15.1 Governing Law: This Agreement shall be governed by the laws of the State of Georgia
15.2 Amendments: Amendments must be in writing and approved by required Members.
15.3 Severability: If any provision is invalided, the remainder shall remain enforceable.
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