OPERATING AGREEMENT
The Parties Hereto Agree To The Folloowing

ARTICLE I
AGREEMENT FORMATION


1.1. FORMATION. The Parties herein have formed this Operaation Agreement ("OA") according to the laws of the state of Georgia effective as of _______/_____/______ by the Parties. 
1.2. SFR RENOVATION. Property to be transfered legally described as [_________  Legal, parcel ID and county, as per Georgia deed records], transferred from [Current Owner's Name(s)] to [Name of the Operating Agreement Entity, ___________"] by way of a duly executed [Warranty Deed or Quitclaim Deed] in accordance with the real estate laws of the State of Georgia. This transfer shall be recorded with the Clerk of Superior Court in [Insert County Name] County, Georgia, ensuring clear title vests in the Operating Agreement Entity. Simultaneously with or immediately following such transfer, the Operating Agreement Entity shall secure a "fix and flip" loan, to be evidenced by a promissory note and secured by a deed to secure debt (mortgage) against the Property, also to be recorded in the aforementioned county records, for the express purpose of funding the acquisition, renovation, and subsequent sale of the Property as a core operation of this Agreement. All costs associated with said transfer, loan origination, and recording shall be borne by the Operating Agreement, as defined herein.Of this agreement is to confirm that the legal owner/aurthorized Party of property hereto. Immediately prior to the transfer to the (“OA”) Assignor will provide good and marketable title to the Agreement. This tranfer vests in the (OA) full right, title, interest and legal title in and to the Property, including all of Assignor’s right, title, interest, estate, claims, and demands as seller in, to, and under the Agreement and the Escrow Agreement and Assignor’s right to receive the Assigned Payments, in each instance free and clear of all claims, liens, security interests, and encumbrances of any kind or character, except the rights under this Agreement and possible lender Escrow Agreement, and the same shall be and remain free of all claims, liens, security interests, and encumbrances arising through any act or omission of Assignor or any person claiming by, through, or under Assignor. Assignor has made appropriate notations in its books and records with respect to the transfer of the Assigned Property to this Agreement.

1.3. ASSIGNOR HEREBY REPRESENTS AND WARRANTS. As of the date hereof, that: (a) Assignor tranferring the property irrevocably constitutes and confirms that to include by not limited to any present or future family member, heir, officer or agent assocaited, related to the Assignor, or the successors or assigns of the Assignor, as its lawful attorney/heir with full power of substitution and resubstitution, and in the name of Assignor or otherwise, to exercise all rights and remedies as are conferred on Assignor by the Agreement and to demand, receive, collect, and sue in any court for payments due under the Agreement, or any part thereof; to withdraw or settle any claims, suits, or proceedings pertaining to or arising out of the Agreement or Escrow Agreement upon any terms, all without notice to or assent of Assignor; and, further, to take possession of and to endorse in the name of Assignor any instrument for the payment of money received on account of the payments due under this (OA). The foregoing transfer by the Assignor cannot be revoked by death, incompetence, bankruptcy, insolvency, reorganization, or otherwise, and shall not terminate until all amounts payable under the Agreement have been paid and satisfied in full. Assignor is a legally, duly organized, validly existing representative of/to/for the property and is in good standing under and by the laws of property ownership in the State of Georgia.

1.3a Assignor (ISAOA) certifies that they have full legal power, authority, and legal right to enter into and perform to the terms of this (“OA”) and the obligations herein, and with respect to the Transferring Property. The execution, delivery, and performance to this Agreement duly obtained; and the foregoing do not contravene any law, governmental rule, regulation, order, or ordinance of any governmental entity having jurisdiction or the organic documents of Assignor and do not and will not result in any breach of or constitute a default under any indenture, mortgage, lease, security deed, contract, agreement, or instrument to which Assignor is a party or by which it or its property is bound. This Agreement between Assignor and JV (OA) parner is a legal, valid, and binding obligations of Assignor, enforceable against Assignor in accordance with the terms, except as such enforceability may be limited by applicable bankruptcy, insolvency, reorganization, moratorium, or similar laws affecting the enforcement of creditors rights generally and the application of equitable principles law or in equity.

1.4. SFR FLIP & FLIP. Renovating herein of this four-bedroom, two-bath house, half basement in Georgia will involve a comprehensive scope of work, that includes but is not limited to cosmetic upgrades to potential structural and system overhauls, all while adhering to state and local building codes. While we don’t believe any of our agreed work will require permits etc., Note, if so any key requirements to obtaining said necessary permits will be acquired from the specific city building department for any changes impacting plumbing, electrical, HVAC, or structural components with all engineered detailed plans (e.g., International Residential Code, National Electrical Code). Note beyond the permits, this renovation will likely involve but is not limited to demolition of outdated finishes, followed by rough-ins for updated kitchen, bedrooms, bathrooms, livingroom, flooring, basement walls waterproffing, basement walls drywalling, basement flooring cleaning and upgrading, total house plumbing fixtures upgrades, light electrical wiring, and potentially new HVAC systems or ductwork, particularly in the bathrooms and kitchen. The installation of new flooring, cabinetry, countertops, light fixtures, appliances, interior paint, exterior improvements like siding, or landscaping aimed at enhancing the home's marketability and value for a quick sale.
ARTICLE II
Profits, Losses and Distributions

2.1. PROFITS/LOSSES. For financial accounting and tax purposes, the (OA)’s net profits or net losses will be determined on an property renovation cost, lona interested paid, time work is complete per said interest days, and the amount the property sells for. The profits and losses will be allocated to the Parties in proportion to each Parties capital interest in the (OA) as set forth in accordance with Treasury Regulation 1.704-1. 3.2. 

2.2. DISTRIBUTIONS. The Parties will determine and distribute available funds as they see fit. “Available funds” refers to the net cash available after expenses and liabilities are paid. Upon liquidation of the Property or liquidation of a Member's interest, distributions will be made in accordance with the positive capital account balances or pursuant to Treasury Regulation 1.704-l(b)(2)(ii)(b) (2). To the extent a (OA) project has a negative capital account balance, there will be a qualified income offset, as set forth in Treasury Regulation 1.704-l(b)(2)(ii)(d).

2.3 PROPERTY VALUE. The estimated land and home payoff for ______________________________________ is 

· Estimated at $468,000.00, the current market as is value is;
· Estimated at $670,000.00 to $685,000.00,
· We plan of getting Fis and Flip funding of $100,000.00 to $127,000.00 to do repairs, upgrades, and landscaping to achieve a higher market values, and as sch we believe with the annouced investment we will bring the market value to. 
· ARV after renovation we be an estimate $885,000.00 to $890,000.00.
· The budget fo rthese repairs will not exceed what is allowed for the cost to achieve our target market. 

2.4. LOAN UPATES. The Parties to this (OA) must supply information regarding the company or its activities to any Partner upon his or her request or their authorized representative will have access to and may inspect and copy all books, records and materials in the Manager's Partners possession regarding the Fit and Flip loan activities. Access and inspection of information will be at the request of the requesting Partner expense.

2.5. EXCULPATION. Any act or omission of the Managers partner of said loan, that may cause or result in loss or damage to the project or the partnership in this (OA), if done in good faith to promote the best interests of the will be assest to determine the good faith thereof, and if done in good faith it will not cuase a liability for the manager.

2.6. INDEMNIFICATION. The Parties will indemnify any person who was or is a party defendant or is threatened to be made a party defendant, in a pending or completed action, suit or proceeding, whether civil, criminal, administrative, or investigative (other than an action by or in the right of this (OA) by reason of the fact that the person is or was a Owner, Manager, Partner or agent of the Property or this (OA) or was serving at the request of the hereof for instant expenses (including attorney's fees), judgments, fines, and amounts paid in settlement actually and reasonably incurred in connection with such action, suit or proceeding if the party/s determine that the person acted in good faith and in a manner he or she reasonably believed to be in or not opposed to the best interest of this (OA) and with respect to any criminal action proceeding, has no reasonable cause to believe his or her conduct was unlawful. The termination of any action, suit, or proceeding by judgment, order, settlement, conviction, or upon a plea of "no lo Contendere" or its equivalent, does not in itself create a presumption that the person did or did not act in good faith and in a manner which he or she reasonably believed to be in the best interest of the Agreement, and, with respect to any criminal action or proceeding, had reasonable cause to believe that his or her conduct was lawful.

ARTICLE III
Compensation

3.1. MANAGEMENT AGREEMENT FEE. Any Manager rendering services to the Company is entitled to compensation proportionate with the value of those services. 5.2. REIMBURSEMENT. The Company must reimburse the Managers or Members for all direct out-of-pocket expenses incurred by them in managing the Company.

3.2. DISSOLUTION. The parties may dissolve the company at any time. The party may NOT dissolve the company for a loss of a partners interests. Upon dissolution the (OA) must pay its debts first before distributing cash, assets, and/or initial capital to the partners or
the Members interests. The dissolution may only be ordered by the Member(s), not by the
owner of the partners interests.
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