You can use this document as a start.  Instead of having an attorney prepare one for you, just fill this one out and ask an attorney to review it.  You may save some money doing that.

SAMPLE Operating Agreement for One Member LLC 
OPERATING AGREEMENT FOR

COMPANY NAME, LLC
A STATE Single Member? / Manager? Limited Liability Company

THIS OPERATING AGREEMENT is made and entered into as of DATE by and among Company Name, LLC, a STATE Limited Liability Company (the "Company") and the one person executing this Operating Agreement as the sole member of the Company ("Member") and hereby states as follows:
W I T N E S S E T H:

1. Whereas, the Member desires to enter into this operating agreement ("Operating Agreement" or "Agreement") for the purposes of governing the Company, to and for the purpose of investing in real estate ("Business").

2. Whereas, the Member had operated the Business heretofore as a sole proprietorship and intends through this Operating Agreement and the Exhibits attached to transfer all assets of such predecessor sole proprietorship to the Company.

3. Whereas, the sole Member intends to operate the Business and provide for operation of the Company.
NOW, THEREFORE, in consideration of the mutual premises below, and other good and valuable consideration receipt and sufficiency of which is hereby acknowledged, it is agreed as follows:

A. Organization.

1. Formation.
The Company has been organized as a STATE Limited Liability Company under and pursuant to the STATE Limited Liability Company Act (the "Act") by the filing of Articles of Organization ("Articles") with the Secretary of State of the State of STATE as required by the Act.

2. Name.

The name of the Company shall be the "Company Name LLC". The Company may also conduct its business under one or more assumed names.

3. Duration.

The Company shall continue in existence perpetually; or until the Company shall be sooner dissolved and its affairs wound up in accordance with the Act or this Operating Agreement.

4. Registered Office and Resident Agent.

The Registered Office and Resident Agent of the Company shall be as designated in the initial Articles or any amendment thereof JOE INVESTOR, c/o ADDRESS, CITY, STATE, ZIP.

The Registered Office and/or Resident Agent may be changed from time to time. Any such change shall be made in accordance with the Act, or the terms of this Agreement if different. 
5. Tax Status for Company.

The Company shall be taxed as a sole proprietorship for tax purposes unless and until at least one additional Member is added in which event the Company shall thereafter be treated as a partnership for tax purposes.
B. Books, Records and Accounting.
1. Books and Records.

The Company shall maintain complete and accurate books and records of the Company's business and affairs as required by the Act and such books and records shall be kept at the Company's Registered Office and shall in all respects be independent of the books, records and transactions of the sole Member.

2. Fiscal Year; Accounting.

The Company's fiscal year shall be the calendar year.

3. Member's Capital Accounts.

A Capital Account for the sole each Member shall be maintained by the Company. The Member's Capital Account shall reflect the Member's capital contributions and increases for any net income or gain of the Company. The Member's Capital Account shall also reflect decreases for distributions made to the Member and the Member's share of any losses and deductions of the Company.

C. Capital Contributions.

By the execution of this Operating Agreement, the initial Member hereby agrees to make a Capital Contributions of $4,000 for the capital interests of the Company. Future Capital Contributions may be made in the sole discretion of the sole Member.

D. Allocations and Distributions.

Except as may be required by the Code as amended net profits, net losses, and other items of income, gain, loss, deduction and credit of the Company shall be reported by the sole Members on said Member's income tax return. The sole Member may make distributions from time to time after the sole Member determines that the Company has sufficient funds available.

E. General Powers of Sole Member.

The sole Member has authority to:

1. Conduct the ordinary and usual decisions concerning the business and affairs of the Company.

2. To do all things necessary or convenient to carry out the business and affairs of the Company.

3. Purchase, lease or otherwise acquire any real, personal, tangible or intangible property.

4. Sell, convey, mortgage, grant a security interest in, pledge, lease, license, exchange or otherwise dispose of or encumber any real, personal, tangible or intangible property.

5. Open one or more depository accounts and make deposits into and checks and withdrawals against such accounts and to designate and authorize any additional signatory on such accounts.

6. Open a safe deposit box in the name of the Company and designate and authorize persons to have access thereto.

7. Borrow money, incur liabilities, and other obligations, establish lines of credits, mortgages, and other credit and financing facilities relating to the Business.

8. Obtain insurance covering the Business and affairs of the Company and its property.

9. Commence prosecute or defend any proceeding in the Company's name or relating to the Business.

10. Enter into any arrangements or agreements, and execute any contracts, documents and instruments relating to the Business.

11. Engage consultants and agents, define their respective duties and establish their compensation or remuneration. This right shall include the right to designate a person to operate the Company and conduct the Business in the event of the illness, disability or demise of the sole Member. If such person is appointed, such person shall be referred to as the "Manager" and shall have any rights, powers and obligations granted or created herein to the sole Member excepts as the sole Member shall otherwise restrict or limit in a document appointing said Manager.
- WIFE Investor to be “Manager” if Joe Investor gets sick, dies, or is absent.  WIFE Investor shall be authorized as an additional signatory on all accounts.  If both Joe Investor & WIFE Investor die, then their children shall be the sole beneficiaries of this LLC and its assets.
As an express limitation on the nature of the Business and  the powers granted the Manager herein the Company is intended to hold real estate for investment purposes only, and no activities inconsistent with such limited purposes shall be undertaken.
F. Standard of Care; Liability.

The sole member shall discharge such Member's duties in good faith, with the care an ordinarily prudent person in a like position would exercise under similar circumstances, and in a manner such member reasonably believes to be in the best interests of the Company. The sole Member shall not be liable for any monetary damages to the Company, or in any other manner, for any breach of such duties except:

1. If the sole Member receives a financial benefit to which the sole Member is not entitled.

2. Takes an action, or refuses to act, in violation of this Operating Agreement or the Act or which is a knowing violation of the law.

3. Acts in a manner which is grossly negligent of which constitutes willful misconduct.

G. Exculpation of Liability: Indemnification.

Unless otherwise provided by law or expressly assumed, the sole Member shall not be liable for the acts, debts or liabilities of the Company.

H. Other Activities.

The sole Member may engage in other business ventures of every nature, including, without limitation by specification, the ownership of another business similar to that operated by the Company. The Company shall not have any right or interest in any such independent ventures or to the income and profits derived therefrom.

I. Death, Disability, Dissolution.

1. Death of Sole Member.

Upon the death of the sole Member, if the Member has not theretofore appointed a Manager who is then willing to act, then the personal representative of the estate of the sole Member may act as Manager hereunder or appoint a person to so serve until the Member's Interests and Capital Account of the deceased sole Member have been transferred or distributed.

2. Disability of Sole Member.

Upon the disability of the sole Member, if the Member has not theretofore appointed a Manager who is then willing to act, then the guardian, committee, or conservator of the disabled sole Member may act as Manager hereunder or appoint a person to so serve until the Member's Interests and Capital Account of the disabled sole Member have been transferred or distributed.

3. Dissolution.

The Company shall dissolve and its affairs shall be wound up on the first to occur of:

a. At a time, or upon the occurrence of an event, specified in the Articles of Organization, Certificate of Formation, or this Operating Agreement.

b. By the written consent of the sole Member. 
However, no third party dealing with the LLC shall be adversely affected by such action unless it receives notice, or should have reasonable been aware of such action.

J. Miscellaneous Provisions.

1. Terms.

Nouns and pronouns will be deemed to refer to the masculine, feminine, neuter, singular and plural, as the identity of the person or persons, firm or corporation may in the context require. The term "Code" shall refer to the Internal Revenue Code of 1986, as amended.

2. Article Headings.

The Article headings and numbers contained in this Operating Agreement have been inserted only as a matter of convenience and for reference, and in no way shall be construed to define, limit or describe the scope or intent of any provision of this Operating

Agreement.

3. Entire Agreement.

This Operating Agreement constitutes the entire agreement among the sole Member and the Company and contains all of the agreements among said parties with respect to the subject matter hereof. This Operating Agreement supersedes any and all other agreements, either oral or written, between said parties with respect to the subject matter hereof.

4. Severability.

The invalidity or unenforceability of any particular provision of this Operating Agreement shall not affect the other provisions hereof, and this Operating Agreement shall be construed in all respects as if such invalid or unenforceable provisions were omitted.
5. Amendment.

This Operating Agreement may be amended or revoked at any time by a written document executed by the sole Member.

6. Binding Effect.

Subject to the provisions of this Operating Agreement relating to transferability, this Operating Agreement will be binding upon and shall inure to the benefit of the parties, and their respective distributees, heirs, successors and assigns.

7. Governing Law.

This Operating Agreement is being executed and delivered in the State of STATE and shall be governed by, construed and enforced in accordance with the laws of the State of STATE.

IN WITNESS WHEREOF, the parties hereto make and execute this Operating Agreement on the dates set below their names, to be effective on the date first above written.
IN WITNESS WHEREOF, the sole Member has hereunto set such Member's hand and seal as of the day and year first above written.

Dated:  
COMPANY SEAL:

Company, LLC
By:____________________ ________________________

Joe Investor, Member
__________________________  

Date Signed
