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LIMITED LIABILITY COMPANY AGREEMENT

OF

______________________, LLC


This Limited Liability Company Agreement (this “Agreement”) is entered into as of this ____ day of ___________, 2011, by and among the Members and the Company.


WHEREAS, the parties have agreed to organize and operate a limited liability company in accordance with the terms and subject to the conditions set forth in this Agreement.


NOW, THEREFORE, for good and valuable consideration, the sufficiency and receipt of which is hereby acknowledged, the parties, intending legally to be bound, agree as follows:

Article 1
DEFINITIONS


1.1
Definitions.  In this Agreement, unless otherwise specifically stated, the capitalized terms used herein have the respective meanings specified or referred to in Annex I, attached hereto and incorporated herein by reference.  Other terms are defined in the text of this Agreement and, throughout this Agreement, those terms have the meanings respectively ascribed to them.  

Article 2

ORGANIZATION AND PURPOSE


2.1
Organization.  The parties have organized a limited liability company pursuant to the Act and the provisions of this Agreement, and for that purpose, have caused the Certificate of Formation, in the form attached as Exhibit A, to be executed and filed for record with the Secretary of the State of Washington.


2.2
Name of the Company.  The name of the Company shall be “_________, LLC”.  The Company may do business under that name and under any other name or names which the Members select.  If the Company does business under a name other than that set forth in its Certificate of Formation, then the Company shall file an assumed business name as required by law.


2.3
Purpose.  The Company is organized principally to hold the _______________, property located in __________, California (hereinafter the “Property”) placed in the Company by the initial members but may engage in any business permitted under the Act, including but not limited to purchasing, acquiring, buying, selling, owning, exchanging, holding, developing, leasing, managing, subdividing, donating, and otherwise dealing in and with, real and personal property.  The Company’s further purposes are to accomplish some or all of the following objectives:

(a)
Preserve and protect the Property and facilitate its use and enjoyment by Family Members in an organized, fair and efficient manner;

(b)
Help ensure and promote appreciation in Family Members of a unique piece of real estate;

(c)
Continue the affordable ownership of family assets and restrict the right of nonmembers of the family to acquire, directly or indirectly, interests in family assets;

(d)
Promote communication among Family Members regarding Company assets;

(e)
Provide for the sophisticated, centralized management of the assets contributed by the Members;

(f)
Provide a means to resolve any disputes which may arise among the Members to avoid the expense and problems of litigation and encourage collaboration and consensus among members;

(g)
Maintain control of Company assets;

(h)
Consolidate fractional interests in Company assets;

(i)
Establish a method by which annual gifts can be made without fractionalizing Company assets;

(j)
Provide protection to Company assets from claims of creditors;

(k)
Provide flexibility in business planning not readily available through trusts or other business entities; and

(l)
Avoid partition of holdings.


2.4
Term.  The term of the Company, which commenced on the date of filing of the Certificate of Formation, shall be perpetual, unless its existence is sooner terminated pursuant to Article 9 of this Agreement.


2.5
Principal Office.  The principal office of the Company in the State of Washington shall be located at ______________________ or at any other place within the State of Washington that the Members select.


2.6
Registered Agent. The name and address of the Company’s registered agent in the State of Washington shall be ___________________, whose physical mailing address is ______________.

2.7
Members.  The name, present mailing address, taxpayer identification number, initial Capital Contribution, number of Units, and Percentage Interest of each Member is set forth on Exhibit B, as amended from time to time.

Article 3

UNITS AND CAPITAL CONTRIBUTIONS

3.1
Initial Capital Contributions and Issuance of Units.  The Company is authorized to issue up to _______________ units for a Capital Contribution of  $______ per unit.  On the execution of this Agreement, the initial Members, ________________________, shall contribute to the Capital of the Company the real estate described in attached Exhibit C, and each of them shall be issued _____ units in exchange for his or her respective community interest in said property.  The amount of the initial Capital Contribution of each member shall be recorded by the Company as a contribution to the Capital of the Company.


3.2
No Additional Capital Contributions.   No Member shall be obligated to contribute any additional capital to the Company, and no Member shall have any personal liability for any obligation of the Company.

3.3
No Interest on Capital Contributions.  Members shall not be paid interest on their Capital Contributions.


3.4
Return of Capital Contributions.  Except as otherwise provided in this Agreement, no Member shall have the right to receive any return of any Capital Contribution.


3.5
Form of Return of Capital.  If a Member is entitled to receive a return of a Capital Contribution, the Member shall not have the right to receive anything but cash in return of the Member’s Capital Contribution.


3.6
Loans.  Any Member may make or cause a loan to be made to the Company in an amount and on those terms upon which the Company, acting through its Manager, and the Member agree.

Article 4

ALLOCATIONS AND DISTRIBUTIONS


4.1
Allocation of Profit or Loss.  After giving effect to the special allocations set forth in Section 4.3, for any taxable year of the Company, Profit or Loss shall be allocated to the Members in proportion to their Percentage Interests.  It is not the intent of the Company to distribute profits to Members except possibly for amounts sufficient to cover the income tax liability of the Member for profit from the Company.


4.2
Distributions of Cash Flow.  A minimum of 10% of the Cash Flow for each taxable year of the Company shall be distributed to the Members in proportion to their Percentage Interests unless Members by super majority vote agree that not to do so is in the best interests of the Company.  All other distributions shall be at the discretion of the Manager.


4.3
Regulatory Allocations.



4.3.1
Qualified Income Offset.  No Member shall be allocated Losses or deductions if the allocation causes the Member to have an Adjusted Capital Account Deficit.  If a Member unexpectedly receives any adjustments, allocations, or distributions described in Regulation Section 1.704‑1(b)(2)(ii)(d)(4), (5) or (6) which results in or increases an Adjusted Capital Account Deficit at the end of any taxable year, then all items of income and gain of the Company for that taxable year shall be allocated to that Member, before any other allocation pursuant to this Article 4 (other than those pursuant to Sections 4.3.2.1 and 4.3.2.2), in an amount and manner sufficient to eliminate such Adjusted Capital Account Deficit as quickly as possible.  This Section 4.3.1 is intended to comply with, and shall be interpreted consistently with, the “qualified income offset” provisions of the Regulation Section 1.704‑1(b)(2)(ii)(d) and all other Regulation Sections relating thereto.



4.3.2
Minimum Gain.




4.3.2.1
Minimum Gain Chargeback.  Except as set forth in Regulation Section 1.704‑2(f), if, during any taxable year, there is a net decrease in Minimum Gain, each Member, prior to any other allocation pursuant to this Article 4, shall be specially allocated items of gross income and gain for such taxable year (and, if necessary, subsequent taxable years) in an amount equal to that Member’s share of the net decrease of Minimum Gain, computed in accordance with Regulation Section 1.704‑2(g).  Allocations of items of gross income and gain pursuant to this Section 4.3.2.1 shall be made as described in Regulation Sections 1.704‑2(f) and (j).  This Section 4.3.2.1 is intended to comply with, and shall be interpreted consistently with, the “minimum gain chargeback” provisions of Regulation Section 1.704‑2(f) and all other Regulation Sections relating thereto.




4.3.2.2
Member Minimum Gain Chargeback.  Except as set forth in Regulation Section 1.704‑2(i)(4), if, during any taxable year, there is a net decrease in Member Minimum Gain, each Member with a share of that Member Minimum Gain as of the beginning of such year, prior to any other allocation pursuant to this Article 4, shall be specially allocated items of gross income and gain for such taxable year (and, if necessary, subsequent taxable years) in an amount equal to that Member’s share of the net decrease of Member Minimum Gain, computed in accordance with Regulation Section 1.704‑2(i)(4).  Allocations of items of gross income and gain pursuant to this Section 4.3.2.2 shall be made as described in Regulation Sections 1.704‑2(i)(4) and (j).  This Section 4.3.2.2 is intended to comply with, and shall be interpreted consistently with, the “minimum gain chargeback” provisions of Regulation Section 1.704‑2(i)(4) and all other Regulation Sections relating thereto.



4.3.3
Nonrecourse Deductions.  Nonrecourse Deductions for a taxable year or other period shall be specially allocated among the Members in proportion to their Percentage Interests.



4.3.4
Member Nonrecourse Deductions.  Any Member Nonrecourse Deductions for any taxable year or other period shall be specially allocated to the Member who bears the economic risk of loss with respect to the liability to which the Member Nonrecourse Deduction is attributable in accordance with Regulation Section 1.704‑2(i).



4.3.5
Curative Allocation.  The allocations set forth in Sections 4.3.1 through 4.3.4 (the “Regulatory Allocations”) are intended to comply with certain requirements of Regulation Section 1.704-1(b) and Regulation Section 1.704-2.  Notwithstanding any other provision of this Article 4, the Company shall take the Regulatory Allocations into account in allocating other Profits, Losses, and items of income, gain, loss and deduction to the Members so that, to the extent possible, the net amount of such allocations of Profits and Losses and other items shall be equal to the amount that would have been allocated to each Member if the Regulatory Allocations had not occurred.



4.3.6
Overriding Allocation.  It is the intent of the Company that each Member’s share of income, gain, loss, deduction or credit (or item thereof) shall be allocated in accordance with Sections 4.1 and 4.3 to the fullest extent permitted by Section 704(b) of the Code.  To preserve and protect the allocations provided for in Sections 4.1 and 4.3, the Members are authorized and directed to allocate income, gain, loss, deduction or credit (or item thereof) arising in any year differently than otherwise provided for in either Section 4.1 or 4.3 if, and to the extent that, the allocations under Sections 4.1 and 4.3 would cause the allocations to violate Section 704(b) of the Code.  Any allocation made pursuant to this Section 4.3.6 shall be deemed to be a complete substitute for any allocation otherwise provided for in Section 4.1 or 4.3 and no amendment of this Agreement or approval of any Member shall be required.


4.4
Tax Allocations.



4.4.1
Tax Allocations Follow Book Allocations.  Except as otherwise provided herein, and to the extent permitted by Section 1.704‑1(b)(4)(i) of the Regulations for federal and state income tax purposes each item of income, gain, loss and deduction shall be allocated to the Members in the same manner as its corresponding item of “book” income, gain, loss or deduction has been allocated under Section 4.1 and 4.3.



4.4.2
Contributed Property and Book‑ups.  To the extent permitted or required by Section 704(c) of the Code and the Regulations thereunder, Regulation Section 1.704‑l(b)(2)(iv)(d)(3) and Regulation Section 1.704‑1(b)(2)(iv)(f), income, gain, loss, and deduction with respect to any property contributed (or deemed contributed) to the Company shall, solely for tax purposes, be allocated among the Members so as to take account of any variation between the adjusted basis of the property to the Company for federal income tax purposes and its fair market value at the date of contribution (or deemed contribution) under the rules of Regulation Section 1.704‑3(b)(1).  If the adjusted book value of any Company asset is adjusted as provided herein, subsequent allocations of income, gain, loss, and deduction with respect to the asset shall take account of any variation between the adjusted basis of the asset for federal income tax purposes and its adjusted book value in the manner required under Section 704(c) of the Code and the Regulations thereunder.



4.4.3
Election under Section 754 of the Code.  To the extent an adjustment to the tax basis of any Company asset pursuant to Section 734(b) or Section 743(b) of the Code is required, pursuant to Regulation Section 1.704‑1(b)(2)(iv)(m), to be taken into account in determining Capital Accounts, the amount of the adjustment to the Capital Accounts shall be treated as an item of gain (if the adjustment increases the basis of the asset) or loss (if the adjustment decreases basis), and the gain or loss shall be specially allocated to the Members in a manner consistent with the manner in which their Capital Accounts are required to be adjusted pursuant to that Section of the Regulations.



4.4.4
Guaranteed Payments.  To the extent any compensation paid to any Member by the Company is determined by the Internal Revenue Service not to be a guaranteed payment under Section 707(c) of the Code or is not paid to the Member other than in the Person’s capacity as a Member within the meaning of Section 707(a) of the Code, the Member shall be specially allocated gross income of the Company in an amount equal to the amount of that compensation, and the Member’s Capital Account shall be adjusted to treat the payment of that compensation as a distribution.



4.4.5
Recapture.  In making any allocation among the Members of income or gain from the sale or other disposition of a Company asset, the ordinary income portion, if any, of such income and gain resulting from the recapture of cost recovery or other deductions shall be allocated among those Members who were previously allocated (or whose predecessors‑in‑interest were previously allocated) the cost recovery deductions or other deductions resulting in the recapture items, in proportion to the amount of such cost recovery deductions or other deductions previously allocated to them.



4.4.6
Other Allocations.  All items of Company income, gain, loss, deduction and credit the allocation of which is not otherwise provided for in this Agreement, including allocation of such items for tax purposes, shall be allocated among the Members in the same proportions as they share Profits or Losses for the taxable year pursuant to this Article 4.


4.5
Liquidation and Dissolution.



4.5.1
If the Company is liquidated, the assets of the Company shall be distributed first to the Members in accordance with the balances in their respective Capital Accounts, after taking into account the allocations of Profit or Loss pursuant to Sections 4.1 and 4.3, and then to the Members in proportion to their Percentage Interests.



4.5.2
No Member shall be obligated to restore a Negative Capital Account.


4.6
Distributions - General.



4.6.1
Except as otherwise provided in this Agreement, the timing and amount of all distributions shall be determined by the Manager.



4.6.2
If any assets of the Company are distributed in kind to the Members, those assets shall be valued on the basis of their fair market value, and any Member entitled to any interest in those assets shall receive that interest as a tenant‑in‑common with all other Members so entitled.  Unless the Members otherwise agree, the fair market value of the assets shall be determined by an independent appraiser who shall be selected by the Members.  The Profit or Loss for each unsold asset shall be determined as if the asset had been sold at its fair market value, and the Profit or Loss shall be allocated as provided in Section 4.1 and shall be properly credited or charged to the Capital Accounts of the Members prior to the distribution of the assets in liquidation pursuant to Section 4.5.



4.6.3
All Profit and Loss shall be allocated, and all distributions shall be made, to the Persons shown on the records of the Company to have been Members as of the last day of the taxable year for which the allocation or distribution is to be made.  Notwithstanding the foregoing, unless the Company's taxable year is separated into segments, if there is a Transfer or an event which terminates the continued membership of a Member in the Company under RCW 25.15.130. during the taxable year, the Profit and Loss shall be allocated between the original Member and the successor on the basis of the number of days each was a Member during the taxable year; provided, however, to the extent permitted under Section 706 of the Code, the Company's taxable year shall be segregated into two or more segments in order to account for Profit, Loss, or proceeds attributable to any extraordinary nonrecurring items of the Company.



4.6.4
The Manager is hereby authorized, upon the advice of the Company's tax counsel, to amend this Article 4 to comply with the Code and the Regulations promulgated under Section 704(b) of the Code; provided, however, that no amendment shall materially affect distributions to a Member without the Member’s prior written consent.

Article 5

MANAGEMENT


5.1
Election and Designation of the Initial Manager.  Except as otherwise expressly provided in this Agreement, the powers of the Company shall be exercised by or under the authority of, and the business and affairs of the Company shall be managed under the direction of a Manager (the “Manager”).  The initial Manager of the Company, shall be elected by majority vote of the members and serve a term of 2 (two) years.  No manager shall serve more than 2 (two) consecutive terms.


5.1
Election of Successor Manager.  The Successor Manager of the Company, shall be elected by majority vote of the members and serve a term of 1 (one) year.  No manager shall serve more than 2 (two) consecutive terms.


5.2
Powers of the Manager.  The Manager shall carry out the provisions of the adopted annual budget, consistent with the purposes of the organization, the usage and occupancy rules and the one and five year plans adopted by the Members.  Within these guidelines the Manager shall carry out all powers with regard to the real estate including but not limited to the following:



5.2.1
There is one cabin on the Property.  Family members may apply to the Manager on such form and pursuant to such procedures as the Members may adopt to use the cabin from time to time on such terms and for such a period of time as the Members may specify according to the “Usage and Occupancy Rules” agreed to and adopted by Super Majority vote of the Members.



5.2.2
The Company may, but is not required to, charge Family Members, such amounts as may be necessary or appropriate for the Company to properly maintain the real estate.  It is not the purpose, however, of the Company to generate revenue in excess of that required to maintain and improve the property, to pay real estate taxes, and possibly to assist Members, in the discretion of the Manager, with any income tax liability that may be attributable to income of this Company being included on their personal tax returns.



5.2.3
It is clearly the intent of this Agreement that the Manager shall administer and abide by the “Usage and Occupancy Rules” established and approved by a super Majority vote of the Members.  All Family Members and Manager agree to be bound and to abide by such rules and regulations regarding the use of the property.
5.3
Other Powers of the Manager.  The Manager shall have discretion and authority in the management and control of the business and affairs of the Company, including the right to make and control all ordinary and usual decisions concerning the business and affairs of the Company.  Any person who deals with the Company may rely (without duty of further inquiry) upon a certificate signed by any of the Managers as to the identity and authority of any Manager or other persons to act on behalf of the Company. The Manager shall, subject to Section 5.4, possess all power on behalf of the Company, to do or authorize the Company or employees and agents of the Company, on behalf of the Company, to do all things necessary or convenient to carry out the business and affairs of the Company consistent with the provisions of this agreement and the directions of the Members, including but not limited to the following:



5.3.1
To conduct the Company’s business;



5.3.2
To do such other acts as the Manager may deem necessary or advisable, or as may be incidental to or necessary for the conduct of the business of the Company;



5.3.3
To maintain bank accounts and draw checks or other orders for the payment of money and to maintain brokerage, mutual funds and similar accounts;



5.3.4
To bring or defend, pay, collect, compromise, arbitrate, resort to legal action, or otherwise adjust claims or demands of or against the Company;



5.3.5
To deposit, withdraw, invest, pay, retain, and distribute the Company’s funds in a manner consistent with the provisions of this Agreement;



5.3.6
To take all action which may be necessary or appropriate for the continuation of the Company’s valid existence as a limited liability company under the laws of the State of Washington and of each other jurisdiction in which such existence is necessary to protect the limited liability of the Members or to enable the Company to conduct the business in which it is engaged;



5.3.7
To invest temporarily Company property in short-term instruments or money market funds;



5.3.8
To purchase from other Persons, at the expense of the Company, contracts of liability, casualty and other insurance that the Members deem advisable, appropriate or convenient for the protection of the Company property or for any purpose convenient or beneficial to the Company;



5.3.9
To execute and deliver any and all agreements, instruments or other documents as are necessary or desirable to carry out the intentions and purposes of the above duties and powers;



5.3.10
To pledge by signature any approved purchase, lease, or acquisition any real or personal property, tangible or intangible, and to execute or modify leases with respect to any part or all of the assets of the company;



5.3.11
To borrow money for and on behalf of the Company, and, in connection therewith, execute and deliver instruments to hypothecate, encumber and grant security interests in the assets of the Company to secure repayment of the sums borrowed;



5.3.12
To prepay, in whole or in part, refinance, amend, modify, or extend any mortgages or deeds of trust which may affect any asset of the Company and in connection therewith to execute for and on behalf of the Company any extensions, renewals or modifications of such mortgages or deeds of trust; and



5.3.13  To create an annual operating budget and submit to Members for Majority approval.


5.4
Limitations on Powers of Manager.  The enumeration of powers in this Agreement shall not limit the general or implied powers of the Manager or any additional powers provided by law.  Notwithstanding the foregoing, Section 5.3, or any other provision contained in this Agreement to the contrary, no act shall be taken, sum expended, decision made, obligation incurred or power exercised by the Company, the Manager, any employees or agents of the Company on behalf of the Company with respect to any of the following, except with the approval of the Members (by meeting or written consent) by Super Majority Vote:



5.4.1
The sale, lease, transfer, encumbrance or other disposition by the Company of its assets 



5.4.2
Any merger or consolidation involving the Company;



5.4.3
Any split, combination or reclassification of any Member’s Units;



5.4.4
Except as may be provided for in this Agreement, the issuance by the Company of any additional Member Interests or other equity interests (including any interests convertible into equity interests) of the Company, or the admission of any Person as a Member of the Company;



5.4.5
Any change of the Company’s name or any amendment or restatement of the Certificate of Formation or this Agreement, including, without limitation, any change in the purposes of the Company;



5.4.6
The purchase, lease, capital improvement, exchange or acquisition of any equity interest or investment, or assets, other than in the ordinary course of business.



5.4.7    The amendment of this agreement.


5.5
Limitation on Member’s Right to Bind Company.  Unless expressly authorized to do so by this Agreement or by the Managers in writing, no Member, employee, or other agent of the Company shall have any power or authority to bind the Company in any way, to pledge its credit or to render it liable for any purpose.


5.6
Compensation.  The Manager shall be entitled to reasonable compensation and to reimbursement from the Company for his or her reasonable out-of-pocket expenses incurred in performing his or her obligations as Manager.


5.7
Resignation and Removal.  Any Manager may resign at any time by giving notice to the Company and the Members.  Such resignation shall be made in writing and shall take effect when the notice is delivered, unless the notice specifies a later effective date.  The Members by Super Majority Vote and at a special meeting called expressly for that purpose, may remove from office, with or without cause, any Manager and elect his or her successor. 


5.8
Vacancies. Upon the resignation, death, bankruptcy, or adjudication of incompetence of all Initial Managers, a successor Manager shall be appointed by the Super Majority Vote of the Members within sixty days of such event.  In case of any vacancy in any Manager, including a vacancy resulting from an action described in Section 5.7 not otherwise filled by the Members pursuant to Section 5.7, the Members may fill the vacancy by a Majority Vote.


5.9
Meetings and Action by Written Consent.  Meetings of the Members may be held either within or without the State of Washington at whatever place is specified in the call of the meeting.  In the absence of specific designation, the meetings shall be held at the principal office of the Company as provided in Section 2.5.  Any action that may be taken at a meeting of the Members may be taken without a meeting if a consent in writing or email, setting forth the action to be taken, is signed by the Manager and approved by the Members.


5.10
Standard of Care; Liability.  The Manager shall discharge his or her duties as Manager in good faith, with the care an ordinarily prudent person in a like position would exercise under similar circumstances, and in a manner he or she reasonably believes to be in the best interests of the Company.  The Manager shall not be liable for any monetary damages to the Company for any breach of such duties except for receipt of a financial benefit to which the Manager is not entitled or a knowing violation of the law.

Article 6

MEETING OF MEMBERS


6.1
Place of Meetings.  Meetings of Members shall be held at such place within or without the State of Washington as determined by the Manager, pursuant to proper notice.


6.2
Annual Meeting.  An annual meeting of the Members of the Company shall be held during the month of __________of May of each year on the date and at the time each year as determined at the previous annual meeting, or at any other date and time reasonably close to such month.   The failure to hold an annual meeting at the time stated herein does not affect the validity of any action taken by the Company.



6.2.1
 Purpose of Annual Meeting.  The minimal business actions that shall occur at the annual meeting shall include:




1. Election of Manager and Assistant Manager




2. Election of Bookkeeper




3. Approval of yearly budget, operating plan and use schedule




4. Discussion of Use and Occupancy agreement 

Note: changes to the Use and Occupancy Agreement must be approved by a supermajority vote. (what about the other approvals here?)


6.3
Special Meetings.  Meetings of the Members may be called for any proper purpose or purposes by the Manager or by a Member or Members holding more than fifty percent (50%) of the Percentage Interests.


6.4
Notice of Meetings.  A notice of all meetings, stating the place, day and hour of the meeting shall be given to each Member at his or her address shown on the records of the Company at least ten (10) days prior thereto by the mailing of written notice, or at least seven (7) days prior thereto by personal delivery of written notice or by telephonic or telegraphic notice, or other electronic means of notice (and the method of notice need not be the same to each Member).  If notice is mailed, the notice shall be deemed effective when deposited in the United States mail properly addressed with postage thereon prepaid.  If sent by facsimile or other electronic means, such notice shall be deemed effective when the facsimile machine or other electronic means prints or acknowledges that the transmission was successfully executed.  Neither the business to be transacted at, nor the purpose of, any regular or special meeting of the Members need be specified in the notice.


6.5
Waiver of Notice.  Attendance of a Member at a meeting shall constitute a waiver of notice of the meeting, except where such Member attends for the express purpose of objecting to the transaction of any business on the ground that the meeting is not lawfully called or convened.  Notification of a meeting may also be waived in writing.  Attendance at a meeting is not a waiver of any right to object to the consideration of the matters required to be included in the notice of the meeting, but not so included, if the objection is expressly made at the meeting.


6.6
Voting.  All Members shall be entitled to vote on any matter submitted to a vote of the Members.  Members may vote either in person or by proxy at any meeting.  Each Member shall be entitled to one vote for each Unit held by such Member.  Unless otherwise specifically provided, the Majority Vote of the Members shall be the act of the Members.  


6.7
Action by Written Consent.  Any action that may be taken at a meeting of the Members may be taken without a meeting if a consent in writing, setting forth the action to be taken, shall be signed and dated by Members holding the requisite Percentage Interests and such consent shall have the same force and effect as a vote of the signing Members at a meeting duly called and held pursuant to this Article 6.


6.8
Proxies.  Members may vote at any meeting either in person or by proxy executed in writing and delivered to another Member.  No proxy shall be valid after eleven (11) months from the date of its execution, unless otherwise provided in the proxy.

6.9 Conference Telephone Meetings.  Meetings of the Members may be held by means of conference telephone or similar communications equipment so long as all Persons participating in the meeting can hear each other.  Participation in a meeting by means of conference telephone shall constitute presence in person at such meeting, except where a Person participates in the meeting for the express purpose of objecting to the transaction of any business thereat on the ground that the meeting is not lawfully called or convened.

6.10 Email.  In absence of a meeting, email may be used to approve or disapprove a written motion as long as all members have an opportunity to vote.  Email may also be used to vote in absentia and communicate positions, alternatives, and communication of company business.

Article 7

LIMITATION OF LIABILITY;
INDEPENDENT ACTIVITIES; INDEMNIFICATION


7.1
Limitation of Liability.  Neither the Members nor the Manager of the Company shall be liable, responsible or accountable in damages or otherwise to the Company or the Members for any act or omission by any such Person (which shall include any applicable entity) performed in good faith pursuant to the authority granted to such Person by this Agreement or in accordance with its provisions, and in a manner reasonably believed by such Person to be within the scope of the authority granted to such Person and in the best interest of the Company; provided, however, that such Person shall retain liability for acts or omissions that involve gross negligence, intentional misconduct, a knowing violation of the law, a violation of RCW 25.15.235 (in the case of Members only) or for any transaction from which the Person will personally receive a benefit in money, property, or services to which the person is not legally entitled.


7.2
Independent Activities.  Any Member or Manager may engage in or possess an interest in other business ventures of every nature and description, independently or with others, including, without limitation, the ownership, financing, management, employment by, lending or otherwise participating in businesses that are similar to the business of the Company, and neither the Company nor the other Members shall have any right by virtue of this Agreement in and to such independent ventures as to the income or profits therefrom and shall not be liable for a breach of duty of loyalty or any other duty.


7.3
Indemnification


7.3.1
Indemnification.  To the fullest extent permitted by applicable law, a Member, a Manager and each director, officer, partner, employee or agent thereof (“Covered Person”) shall be entitled to indemnification from the Company from and against any judgments, settlements, penalties, fines or expenses incurred in a proceeding to which such Covered Person is a party because he or she is, or was, a Member or Manager or for any loss, damage, or claim incurred by such Covered Person by reason or any act or omission performed or omitted by such Covered Person in good faith on behalf of the Company and in a manner reasonably believed to be within the scope of authority conferred on such Covered Person by this Agreement, except that no Covered Person shall be entitled to be indemnified from or on account of acts or omissions of the Covered Person on account of act or omissions of the Covered Person finally adjudicated to be intentional misconduct or a knowing violation of the law, conduct of the Member or Manager adjudged to be in violation of RCW 25.15.235 or any transaction for with respect to which it is finally adjudged that such Covered Person received a benefit in money, property, or services to which such Covered Person was not legally entitled.  Any indemnity under this Section 7.3.1 shall be provided out of and to the extent of Company assets only, and no other Covered Person shall have any personal liability on account thereof.



7.3.2
Notice.  In the event that any claim, demand, action, suit or proceeding shall be instituted or asserted or any loss, damage or claim shall arise in respect of which indemnity may be sought by a Covered Person pursuant to Section 7.3.1, such Covered Person shall promptly notify the Company thereof in writing.  Failure to provide notice shall not affect the Company’s obligations hereunder except to the extent the Company is actually prejudiced thereby.



7.3.3
Contest.  The Company shall have the right, exercisable subject to the approval of the disinterested Covered Persons, to participate in and control the defense of any such claim, demand, action, suit or proceeding, and in connection therewith, to retain counsel reasonably satisfactory to each Covered Person, at the Company’s expense, to represent each Covered Person and any others the Company may designate in such claim, demand, action, suit or proceeding.  The Company shall keep the Covered Person advised of the status of such claim, demand, action, suit or proceeding and the defense thereof and shall consider in good faith recommendations made by the Covered Person with respect thereto.

Article 8 
ADMISSIONS AND TRANSFERS

8.1
Transfers Generally.  No Person may Transfer all or any portion of or any interest or rights in the Person’s Units except as provided in this Article 8.  To be valid, any Transfer of Units must satisfy the following conditions:



8.1.1
The Transfer must be in compliance with the terms of this Agreement;



8.1.2
The transferor must deliver to the Company written evidence of a valid Transfer under the terms of this Agreement and a written agreement of the transferee (other than a Family Member who is an existing Member) to be bound by the terms of this Agreement and to the appointment of the Manager as the transferee’s attorney-in-fact as set forth in Article 9 hereof.


8.2
Family Transfers.  Any Member may at any time, and from time to time, Transfer his or her Units or any portion thereof to or for the benefit of any Family Member by any means, including without limitation by gift, inheritance, bequest or devise, directly or to or through any trust or other fiduciary method provided that the transferring Member receives no consideration for said Transfer.

8.3
Other Transfers.  If a Member or any other person should desire to Transfer his or her Units to a Transferee other than a Family Member or to a Family Member for consideration (the “offered price”), the Company shall have an option to purchase such Units from the Transferor.  The Transferor shall first give notice to the Company and all Members of his or her proposed transfer.  Such notice shall include: (i) the Transferee’s identity; (ii) A true and complete copy of the Transferee Offer; and (iii) The Transferor’s offer (the “Offer”) to sell the Transferor Interest to the Company for a price equal to that contained in the Transferee Offer (the “Transfer Purchase Price”).  The Company shall exercise its option by giving written notice to the Transferor within thirty (30) days after receipt of notice of the proposed transfer.  The purchase price shall be the lesser of the offered price or the fair market value of the Units determined as follows:



8.3.1
The Company’s regular independent accounting firm shall determine the book value of the Company and shall make the following adjustments to determine the fair market value of the Units to be transferred, which amount shall be the purchase price:




8.3.1.1  Real estate shall be appraised by independent professional appraisers selected by the Manager.  The book value of the real estate shall be adjusted to reflect the current fair market value of the property after taking into account any federal, state or local taxes which would be due if the property was sold and a gain realized.  In determining the federal income tax, the rate of tax used in the computation shall be the then applicable maximum individual capital gains tax rate;




8.3.1.2  Any other assets shall be adjusted to fair market value;




8.3.1.3  Appropriate reserves shall be established by the accountants for any contingent liability;




8.3.1.4  An appropriate discount for lack of marketability shall be made from the value determined after the adjustments in book value have been made as provided in Sections 8.3.1.1 through 8.3.1.3 above; and




8.3.1.5  A further appropriate discount for lack of control shall be made from the value determined after the adjustments in book value have been made as provided in Sections 8.3.1.1 through 8.3.1.4 above.



8.3.2
The purchase price shall at the Company’s option be paid in a lump sum or in ten (10) equal annual installments with the first installment due ninety (90) days after the Company has given notice of the exercise of its option.  Interest will be at the Applicable Federal Rate for a long term loan effective as of the date of the transfer.  The Company may accelerate any or all payments without incurring a prepayment penalty.  Unless the parties agree otherwise, all payments shall be made in cash.



8.3.3
In the event the Company elects not to exercise its option, any Member shall have the option to purchase the Units being transferred at the price and on the terms stated in this Article 8 for a period of forty-five (45) days following the original notice of intent to Transfer.  If more than one Member desires to purchase the Units, in the absence of an agreement between or among them, each purchasing Member shall purchase the Units in the proportion that his or her Units bear to the total Units of all of the Members who desire to exercise the option.



8.3.4
In the event neither the Company nor the Members elect to purchase the Units being transferred, the Member desiring to Transfer his or her Units may do so on such terms as he or she feels appropriate at no less than the offered price, however, any purchaser shall acquire the Units subject to the restrictions on further transfer set forth in this Agreement.


8.4
Involuntary Transfers.  Transfers of Units, and interests therein, arising out of or in connection with a Member’s death, marital dissolution proceeding or other involuntary transfer also shall be subject to, and be made only as provided in, this Section 8.  The occurrence of any such involuntary transfer, to the extent any person who is not a Family Member claims an interest, shall give rise to the option to purchase by the Company, or other Member’s option, as described in Section 8.3 above.


8.5
Withdrawal.  A Member may not withdraw from the Company prior to the time for the dissolution and commencement of winding up of the Company without the unanimous written consent of all of the Members.


8.6
Transfer by Gift; Limited Redemption Right.  Notwithstanding Section 8.5 above, in the event of a permitted transfer of Units by gift by a Member to a permitted transferee other than a spouse, unless the Member making the transfer notifies the Manager otherwise in writing at the same time as making such transfer, the transferee shall have a limited right to cause the Company to redeem all but not less than all the Units so given to the transferee.  The redemption price shall equal the lesser in value of (i) the increase in the transferee’s Capital Account attributable to such gift of Units or (ii) the amount of the then available federal gift tax annual exclusion with respect to gifts by the transferor to the transferee under Code Section 2503(b), taking into account any similar gifts of Units to the transferee by the transferor during the same calendar year.  This redemption right must be exercised in writing by the transferee (or the transferee’s legal representative if then under a disability) within 30 days after the transfer of Units to the transferee or it shall lapse.  Upon a transferee’s death, any then outstanding right of redemption also shall lapse.  The Manager may satisfy the redemption in cash or in kind, and any gain or loss incurred by the Company in liquidating assets to satisfy such redemption shall be specially allocated to the transferee, anything in this Agreement to the contrary notwithstanding.


8.7
Reasonableness of Restrictions.  Each Member hereby acknowledges the reasonableness of the prohibition in this Article 8 in view of the purposes of the Company and the relationship of the Members.  The Transfer of any Units in violation of the prohibition contained in this Article 8 shall be deemed invalid, null and void, and of no force or effect.  Any Person to whom Units are attempted to be transferred in violation of this Article 8 shall not be entitled to become a Member, to vote on matters coming before the Members, participate in the management of the Company, act as an agent of the Company, receive distributions from the Company, or have any other rights in or with respect to the Units.  The transferee shall not be admitted as a Member unless the Members unanimously consent.

Article 9

DISSOLUTION AND LIQUIDATION

9.1
Events of Dissolution.  The Company shall be dissolved upon the happening of any of the following events:



9.1.1
upon the unanimous written agreement of the Members; or



9.1.2
the happening of any other event that makes it unlawful, impossible or impractical to carry on the business of the Company. 


9.2
Right to Continue.  The death, retirement, resignation, expulsion, adjudication of incapacity, bankruptcy of a Member or the occurrence of any other event which otherwise terminates the continued membership of a Member in the Company under RCW 25.15.130 shall not result in the dissolution of the Company.


9.3
Procedure for Winding Up and Dissolution.  If the Company is dissolved, the Manager shall wind up its affairs.  On winding up of the Company, the assets of the Company shall be distributed, first, to creditors of the Company, including Members and Managers who are creditors, in satisfaction of the liabilities of the Company, and then, amounts in excess of any reserves deemed reasonably necessary by the Manager to pay all of the Company’s claims and obligations shall be distributed to the Members in accordance with Section 4.5 of this Agreement.


9.4
Termination.  The Manager shall comply with any requirements of applicable law pertaining to the winding up of the affairs of the Company and the final distribution of its assets.  Upon completion of the winding up, liquidation and distribution of the assets upon filing a Certificate of Cancellation, the Company shall be deemed terminated.

Article 10
BOOKS, RECORDS, AND ACCOUNTING

10.1
Bank and Brokerage Accounts.  All funds of the Company shall be deposited in a bank account or brokerage accounts opened in the Company’s name.  The Manager shall determine the institution or institutions at which the accounts will be opened and maintained, the types of accounts, and the Persons who will have authority with respect to the accounts and the funds therein.


10.2
Books and Records.



10.2.1
The Manager shall keep or cause to be kept complete and accurate books and records of the Company and supporting documentation of the transactions with respect to the conduct of the Company’s business.  The records shall include, but not be limited to, those listed in RCW 25.15.135, including complete and accurate information regarding the state of the business and financial condition of the Company, a copy of the Certificate of Formation and this Agreement, all amendments thereto and any prior agreements no longer in effect, a current and a past list of the names and last known mailing addresses of all Members and Managers, and the Company’s federal, state, and local tax returns and reports, if any, for the three most recent years.  In addition, unless contained in the Certificate of Formation, the records shall include a written statement of:  (i) the amount of cash and a description of the agreed value of the other property or services contributed by each member; (ii) times at which or events on the happening of which any additional contributions agreed to be made by each member are to be made; and (iii) any right of a Member to receive distributions which include a return of all or any part of the Member’s contribution.



10.2.2
The books and records shall be maintained in accordance with sound accounting practices consistently applied and shall be available at the Company’s principal office for examination by any Member or the Member’s duly authorized representative at any and all reasonable times during normal business hours.



10.2.3
Each Member shall reimburse the Company for all costs and expenses incurred by the Company in connection with the Member’s inspection and copying of the Company’s books and records.



10.2.4  A member will be elected at the annual meeting as bookkeeper for the LLC and to assist the Manager with all books, records and accounting, including meeting minutes.


10.3
Annual Accounting Period.  The annual accounting period of the Company shall be its taxable year, which shall end on December 31.


10.4
Reports.


10.4.1
Annual Report.  The Manager shall file an annual report as required by the Secretary of State of Washington.



10.4.2
Reports to Members.  At least 15 days prior to the due date of the Members’ federal income tax returns, the Manager shall deliver to the Members (and any unadmitted assignee), that tax information concerning the Company necessary for preparing the Member’s income tax returns for that year. 


10.5
Tax Matters Member.  The Manager shall be the Company’s tax matters partner (“Tax Matters Member”).  The Tax Matters Member shall have all powers and responsibilities provided in Sections 6221 to 6233 of the Code.  The Tax Matters Member shall keep all Members informed of all notices from government taxing authorities that may come to the attention of the Tax Matters Member.  The Company shall pay and be responsible for all reasonable third-party costs and expenses incurred by the Tax Matters Member in performing those duties.  A Member shall be responsible for any costs incurred by the Member with respect to any tax audit or tax-related administrative or judicial proceeding against any Member, even though it relates to the Company.  The Tax Matters member shall not compromise any dispute with the Internal Revenue Service without the approval of the Members.


10.6
Tax Elections.  The Manager shall have the authority to make all Company elections permitted under the Code, including, without limitation, elections of methods of depreciation and elections under Section 754 of the Code.  The decision to make or not make an election shall be at the Manager’s sole and absolute discretion.


10.7
Title to Company Property.


10.7.1
Except as provided in Section 10.7.2, all real and personal property acquired by the Company shall be acquired and held by the Company in its name.



10.7.2
The Manager may direct that legal title to all or any portion of the Company’s property be acquired or held in a name other than the Company’s name.  Without limiting the foregoing, the Manager may cause title to be acquired and held in its name or in the names of trustees, nominees, or straw parties for the Company.  It is expressly understood and agreed that the manner of holding title to the Company’s property (or any part thereof) is solely for the convenience of the Company and all of that property shall be treated as Company property.

Article 11
AMENDMENTS; GENERAL PROVISIONS

11.1
Assurances.  Each Member and Manager shall execute all certificates and other documents and shall do all such filing, recording, publishing, and other acts appropriate to comply with the requirements of law for the formation and operation of the Company and to comply with any laws, rules, and regulations relating to the acquisition, operation, or holding of the property of the Company.


11.2
Power of Attorney.  Each of the Members signatory hereto irrevocably constitutes and appoints  _________________ as his or her true and lawful attorney-in-fact in his or her name, place and stead to make, execute, acknowledge and file (a) a Certificate of Formation under the laws of the State of Washington; (b) any other instrument which may be required by the Company under the laws of the State of Washington or which the Manager may deem advisable to file; (c) any and all amendments or modifications of the instruments described in any preceding subdivisions (a) and (b), subject to applicable law; and (d) all documents which may be required to effectuate the dissolution and termination of the Company, it being expressly understood and intended by each of the Members that the foregoing power of attorney is coupled with an interest.


11.3
Notifications.  Any notice, demand, consent, election, offer, approval, request, or other communication (collectively a “notice”) required or permitted under this Agreement must be in writing and either delivered personally; sent by certified or registered mail, postage prepaid, return receipt requested; or sent via facsimile or electronic mail.  Any notice to be given hereunder by the Company shall be given by the Manager.  A notice must be addressed to any Member at the Member’s last known address on the records of the Company.  A notice to the Company must be addressed to the Company’s principal office.  A notice delivered personally will be deemed given only when acknowledged in writing by the person to whom it is delivered.  A notice that is sent by mail will be deemed given three (3) business days after it is mailed.  If sent by facsimile or other electronic means, such notice shall be deemed effective when the facsimile machine or other electronic means prints or acknowledges that the transmission was successfully executed.  Any party may designate, by notice to all of the others, substitute addresses or addressees for notices; thereafter, notices are to be directed to those substitute addresses or addressees.


11.4
Specific Performance.  The parties recognize that irreparable injury will result from a breach of any provision of this Agreement and that money damages will be inadequate to remedy the injury fully.  Accordingly, in the event of a breach or threatened breach of one or more of the provisions of this Agreement, any party who may be injured (in addition to any other remedies which may be available to that party) shall be entitled to one or more preliminary or permanent orders (i) restraining and enjoining any act that would constitute a breach or (ii) compelling the performance of any obligation that, if not performed, would constitute a breach.


11.5
Amendment.  This Agreement may be amended by a Super Majority of the Members, provided however that no amendment that materially reduces the distributions which may be made to a Member (or changes the Profit or Loss allocation to such Member) may be made without such Member's consent.  No provision of this Agreement requiring that any action be taken only upon approval of a unanimous vote of the Members may be modified, amended or repealed unless such modification, amendment or repeal is approved by a unanimous vote of the Members.


11.5
Complete Agreement.  This Agreement constitutes the complete and exclusive statement of the agreement among the Members.  It supersedes all prior written and oral statements, including any prior representation, statement, condition, or warranty.


11.6
Applicable Law.  All questions concerning the construction, validity, and interpretation of this Agreement and the performance of the obligations imposed by this Agreement shall be governed by the internal law, not the law of conflicts, of the State of Washington.


11.7
Section Titles.  The headings herein are inserted as a matter of convenience only and do not define, limit, or describe the scope of this Agreement or the intent of the provisions hereof.


11.8
Binding Provisions.  This Agreement is binding upon, and inures to the benefit of, the parties hereto and their respective heirs, executors, administrators, personal and legal representatives, successors, and permitted assigns.


11.9
Resolution of Disputes.  



11.9.1
Mediation/Arbitration.  A committee shall be elected by the Members consisting of 3 (three) Members, one of which may be the Assistant Manager but not the elected Manager, serving a 2 (two) year term, to hear and resolve any disputes that may arise between members including those disputes related to usage and occupancy.  In the event of the non-reconciliation of this or any other dispute arising under or relating to this Agreement, the parties hereby agree to mediate any such dispute in Seattle, Washington, before a mediator from Judicial Dispute Resolution, LLC, Judicial Arbitration and Mediation Services, or any other mediator agreed to by the parties.  If the dispute is not resolved within 60 days from the request for mediation, such dispute shall be submitted to arbitration under the Commercial Arbitration Rules before an arbitrator appointed by the American Arbitration Association in Seattle, Washington.



11.9.2
Jurisdiction and Venue.  Any mediation, arbitration or lawsuit involving any dispute or matter arising under this Agreement may only be brought before the appropriate tribunal or court in Seattle, Washington.  All Members hereby consent to the exercise of personal jurisdiction by any such tribunal or court with respect to any such proceeding.


11.10
Terms.  Common nouns and pronouns shall be deemed to refer to the masculine, feminine, neuter, singular, and plural, as the identity of the Person may in the context require.


11.11
Separability of Provisions.  Each provision of this Agreement shall be considered separable; and if, for any reason, any provision or provisions herein are determined to be invalid and contrary to any existing or future law, such invalidity shall not impair the operation of or affect those portions of this Agreement which are valid.


11.12
Counterparts.  This Agreement may be executed simultaneously in two or more counterparts, each of which shall be deemed an original and all of which, when taken together, constitute one and the same document.  The signature of any party to any counterpart shall be deemed a signature to, and may be appended to, any other counterpart.


11.13
Consents.  Unless otherwise explicitly provided for herein, any and all consents, agreements or approvals provided for or permitted by this Agreement shall be in writing and a signed copy thereof shall be filed and kept with the books of the Company.


11.14
Legends.  If certificates for any Units or Units are issued, each such certificate shall bear such legends as may be required by applicable federal and state laws, or as may be deemed necessary or appropriate by the Manager to reflect restrictions upon transfer contemplated herein.

LIMITED LIABILITY COMPANY AGREEMENT

OF

_____________________ LLC
SIGNATURE PAGE

IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the date and year first above written.

____________________, LLC

By_______________________________


     _________________,  Manager


___________________________________

______________________, Member

___________________________________

______________________, Member

___________________________________

______________________, Member

___________________________________

______________________, Member

LIMITED LIABILITY COMPANY AGREEMENT

OF __________________, LLC
EXHIBIT A

CERTIFICATE OF FORMATION


This Certificate of Formation of _____________ LLC is to be filed with the Washington Secretary of State pursuant to RCW 25.15.070.


1.
The name of the limited liability company is _________________.

2.
The name and geographic address of the initial registered agent of the limited liability company are as follows:



___________________



___________________



___________________


3.
The address of the principal place of business of the limited liability company is as follows:



___________________



___________________



___________________


4.
The latest date on which the limited liability company is to dissolve is upon written consent of all Members.

5.
Management of the limited liability company is vested in one or more Managers.


6.
The name and address of the person executing this Certificate is as follows:


The Organizer signing on behalf of the Company is authorized solely to form the Company and has no other authority to act on behalf of the Company except as provided by resolution of the Members.

IN WITNESS WHEREOF, I have signed this Certificate of Formation this _____ day of _____________, 2011.


Authorized Organizer

LIMITED LIABILITY COMPANY AGREEMENT

OF _____________, LLC
EXHIBIT B

MEMBERS

	Member/Address
	Initial Capital Contribution
	Percentage Interest
	Units

	
	$_________
	__%
	______

	
	$_________
	__%
	______

	
TOTAL CAPITAL
	$_________
	%
	


Beckie, I’ll need to modify this section - Brent

EXHIBIT C

CAPITAL OF THE COMPANY

Asset                                                                     Total Value
Real Property (described below)                    $



TOTAL CAPITAL



$

Legal description of the California Real Estate:
CONSENT TO SERVE AS REGISTERED AGENT


PTSGE Corp. hereby consents to serve as Registered Agent for ______________, LLC.  We understand that as registered agent for the company, it will be our responsibility to receive service of process in the name of the company, to forward all mail to the company, and to immediately notify the office of the Secretary of State in the event of our resignation or of any changes in the registered office of the company for which we are agent.


Dated:  ________________, 2011.








___________________

Registered Office:

___________________

___________________

___________________

LIMITED LIABILITY COMPANY AGREEMENT

OF

____________________, LLC

ANNEX I


“Act” means the Washington Limited Liability Company Act, as amended from time to time.


“Adjusted Capital Account Deficit” means, with respect to any Member, the deficit balance, if any, in the Member’s Capital Account as of the end of the relevant taxable year, after giving effect to the following adjustments:


(i)
The Capital Account shall be credited with the amounts which the Member is deemed obligated to restore pursuant to Sections 1.704‑2(g)(1) and (i)(5) of the Regulations (i.e., the Member’s share of Minimum Gain and Member Minimum Gain); and


(ii)
The Capital Account shall be debited with the items described in Sections 1.704‑1(b)(2)(ii)(d)(4), (5) and (6) of the Regulations.


“Agreement” means this Agreement, as amended from time to time.

“Capital Account” means the account to be maintained by the Company for each Member in accordance with the following provisions:


(i)
A Member’s Capital Account shall be credited with the Member’s Capital Contributions, the amount of any Company liabilities assumed by the Member (other than liabilities secured by Company property distributed to the Member), the Member’s allocable share of Profit, and any item in the nature of income or gain specially allocated to the Member pursuant to the provisions of Article 4 (other than Section 4.4.2); and


(ii)
A Member’s Capital Account shall be debited with the amount of money and the fair market value of any Company property distributed to the Member (net of liabilities secured by such distributed property that such Member is considered to assume or take subject to under Section 752 of the Code), the amount of the Member’s individual liabilities that are assumed by the Company (other than liabilities that reduce the amount of any Capital Contribution made by such Member), the Member’s allocable share of Loss, and any item in the nature of expenses or losses specially allocated to the Member pursuant to the provisions of Article 4 (other than Section 4.4.2).


If any Interest is transferred pursuant to the terms of this Agreement, the transferee shall succeed to the Capital Account of the transferor to the extent the Capital Account is attributable to the transferred Interest.  If the book value of Company property is adjusted as provided herein, the Capital Account of each Member shall be adjusted to reflect the aggregate adjustment in the same manner as if the Company had recognized gain or loss equal to the amount of such aggregate adjustment.  It is intended that the Capital Accounts of all Members shall be maintained in compliance with the provisions of Section 1.704‑1(b) of the Regulations, and all provisions of this Agreement relating to the maintenance of Capital Accounts shall be interpreted and applied in a manner consistent with that Regulation.


“Capital Contribution” means the total amount of cash and the fair market value of any other assets contributed (or deemed contributed under Regulation Section 1.704‑1(b)(2)(iv)(d)) to the Company by a Member, net of liabilities assumed by the Company or to which the assets are subject.

“Cash Flow” means all cash funds derived from operations of the Company (including interest received on reserves), without reduction for any noncash charges, but less cash funds used to pay current operating expenses and to pay or establish reasonable reserves for future expenses, debt payments, capital improvements, and replacements as determined by the Manager. 


“Code” means the Internal Revenue Code of 1986, as amended, or any corresponding provision of any succeeding law.


“Company” means the limited liability company formed in accordance with this Agreement.


“Covered Person”  has the meaning set forth in Section 7.3.1.


“Family Member” shall mean ​​​​​​​​​​​​​___________________________ and their lineal descendants including (1) any child who is adopted during such child’s minority and (2) the trustees of any trust established by a Member for the benefit of a Family Member or such Member’s spouse or lineal descendant, provided (a) that the trustees agree to be bound by the terms of this Agreement, and (b) upon termination of the trust, any Units held by the trustees shall be distributed to a Family Member.


“Manager” means the Person designated as such in Article 5.1.


“Majority Vote” means with respect to actions taken by Members, the affirmative vote in consent of Members holding greater than 50% of the Percentage Interests.


“Member” means each Person, except the Company, signing this Agreement and any Person who subsequently is admitted as a member of the Company.


“Member Minimum Gain” has the meaning and shall be determined as set forth in Section 1.704‑2(i) of the Regulations for “partner nonrecourse debt minimum gain.”


“Member Nonrecourse Deductions” has the meaning and shall be determined as set forth in Section 1.704‑2(i) of the Regulations for “partner nonrecourse deductions.”


“Minimum Gain” has the meaning and shall be determined as set forth in Sections 1.704‑2(b)(2) and 1.704‑2(d) of the Regulations for “partnership minimum gain.” 


“Negative Capital Account” means a Capital Account with a balance of less than zero.


“Nonrecourse Deductions” has the meaning set forth in Section 1.704‑2(b)(1) of the Regulations.


“Nonrecourse Liability” has the meaning set forth in Sections 1.704‑2(b)(3) and 1.752‑1(a)(2) of the Regulations.


“Percentage Interest” means the percent derived by dividing the number of Units held by a Member by the total number of Units held by all Members.

“Person” means and includes an individual, corporation, partnership, association, limited liability company, trust, estate, or other entity.


“Profit” and “Loss” means, for each taxable year of the Company (or other period for which Profit or Loss must be computed), the Company’s taxable income or loss determined in accordance with Section 703(a) of the Code, with the following adjustments:


(i)
All items of income, gain, loss, deduction, or credit required to be stated separately pursuant to Section 703(a)(1) of the Code shall be taken into account; and


(ii)
Any tax‑exempt income of the Company, not otherwise taken into account in computing Profit or Loss, shall be included; and


(iii)
Any expenditures of the Company described in Section 705(a)(2)(B) of the Code (or treated as such pursuant to Section 1.704‑1(b)(2)(iv)(i) of the Regulations) and not otherwise taken into account in computing Profit or Loss, shall be subtracted; and


(iv)
Gain or loss resulting from any taxable disposition of Company property shall be computed by reference to the adjusted book value of the property disposed of, notwithstanding the fact that the adjusted book value differs from the adjusted basis of the property for federal income tax purposes; and


(v)
In lieu of the depreciation, amortization, or cost recovery deductions allowable in computing taxable income or loss, there shall be taken into account the depreciation or amortization computed for book purposes; and


(vi)
Notwithstanding any other provision of this definition, any items which are specially allocated pursuant to Section 4.3 hereof shall not be taken into account.


“Regulations” means the income tax regulations, including any temporary regulations, from time to time promulgated under the Code.


“Super Majority Vote” means with respect to actions taken by Members, the affirmative vote in consent of Members holding 75% of the Percentage Interests.


“Tax Matters Member” has the meaning as set forth in Section 10.5.  


“Transfer” means any change in legal or beneficial ownership, whether voluntary or involuntary, including without limitation, sale, hypothecation, pledge, assignment, attachment, gift, bequest, devise, or agreement as to status of property (e.g., community property agreement).


“Unit” means a unit of interest in the Profits and Losses, and the distributions, of the Company.
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