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Business Entity Signing Authority: 
Who Has The Power?
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• In order to be entitled to treasure (a.k.a premium) you 

must determine insurability which includes figuring out 

who can sign.  Fla. Stat. §627.7711

• This requires review of documents, some of which can 

be found online

• Watch out for traps, pitfalls and tricks associated with 

recent changes in signing authority

The Rules of the Game
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1981
Entity took title

1990
Entity formed
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Gathering the Appropriate Manuscripts
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• An LLC can be member managed or manager 

managed

• Unless otherwise provided in the Articles or 

Operating Agreement, any one member in a 

member managed LLC and any one manager 

in a manager managed LLC has the power to 

bind the LLC

Fla Stat. §§ 605.0407, 605.0474

Just Who’s Running this Show?



What’s an 
Authorized 
Member?



Statement of 
Authority
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Statement of Authority
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• May limit authority to certain properties or certain 

dollar value transactions

• Expires after 5 years

• Expires upon dissolution or termination of the LLC

• Is not intended to give members authority

Statement of Authority Limitations
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• A president of a Florida LLC has no presumed 

authority to do anything

• His authority must come from the Articles, 

Operating Agreement, Statement of Authority or a 

Resolution

• If there is such proof it should be recorded with 

the LLC affidavit

What about the president?
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Drafting Documents Correctly

The foregoing instrument was acknowledged before me this______ day of______, 20___by John Hancock, as 

President for Buried Treasure, LLC a Florida limited liability company, who is (  ) personally known or (  ) has 

provided ____________________ as identification.

Buried Treasure, LLC, a Florida limited liability company

Buried Treasure, LLC, a Florida limited liability company

John Hancock, its President



© 2015 Fidelity National Title Group - Florida Agency Operations

Merger, Conversion & Name Change

Jones, LLC a Florida 
limited liability company

Indiana, LLC a Florida 
limited liability companyJones, LLC
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• Jones, LLC, a Florida limited liability company as 

successor by merger to Indiana, LLC a Florida limited 

liability company

Merger, Conversion & Name Change
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Merger, Conversion & Name Change

Indiana, LP a Florida 
limited partnership

Jones, LLC a Florida 
limited liability 
companyJones, LLC
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• Jones, LLC, a Florida limited liability company as 

successor by conversion to Indiana, LP a Florida limited 

partnership

Merger, Conversion & Name Change
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Merger, Conversion & Name Change

Indiana, LLC a Florida 
limited liability company

Jones, LLC
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• If there is a Certificate of Dissolution filed on Sunbiz all of 

the surviving managers or members must sign

• If there is no Certificate of Dissolution any member or 

manager who had authority to sign on behalf of the LLC 

can sign

• A dissolved limited liability company affidavit should be 

completed and recorded

• A deed to a dissolved limited liability company should not 

be insured

Dissolved Limited Liability Companies
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Corporate Signing Authority

• The corporation has delegated its authority 
to manage to a limited liability company, 
this is a sale of all the corporate assets or 
the president is the purchaser

• The president is locatable, willing to 
sign, this is not a transfer of all the 
corporate property or assets and the 
grantee is not the president

• A corporate resolution is provided authorizing 
Buried Treasure, LLC to sign on behalf of Vamar, Inc.

• Obtain proof that the corporation is in good 
standing in the laws of that state of origination

• Obtain proof that the limited liability company was 
in existence

• Obtain a limited liability company's articles and 
operating agreement

• Obtain and record a limited liability company 
affidavit from the signatory

• Obtain and record a deed from the corporation, by 
the limited liability company

• Obtain proof that the corporation is in good 
standing in the laws of that state of 
origination

• Obtain and record a deed from the president

• Grantor clause:

Vamar, Inc., a Florida Corporation

• Signature block:

Vamar, Inc., a Florida Corporation

by Buried Treasure, LLC, a Florida limited 

liability company, its authorized representative

by Mel Fisher, its Managing Member

• Grantor clause:

Vamar, Inc., a Florida Corporation

• Signature block:

Vamar, Inc., a Florida Corporation

by Adm. Richard E Byrd, its president

Not So Easy 
TransactionEasy Transaction
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• A corporation must have been in existence in the state of its 

origination at the time it took title to property

• Proof of existence of the corporation is not required to be 

recorded unless the corporation was formed in a foreign 

country

• Proof of existence of the corporation is not required to be 

recorded for corporations formed in other states

• A corporation formed outside the state of Florida does not 

have to obtain an authorization to do business in Florida in 

order to hold real estate

Corporate Proof of Existence
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A recorded corporate resolution is only required 

when:

• the corporation is delegating their authority to 

another person or another entity to sign on its behalf

• the transaction is a sale, lease or exchange of 

substantially all of the corporation’s property and 

assets

• the conveyance is to an officer, director or agent who 

is also a signatory on the deed or mortgage

Corporate Resolutions



© 2015 Fidelity National Title Group - Florida Agency Operations

If the president, vice president (not an assistant VP) or 

CEO signs a deed under seal no witnesses or 

resolution granting authority are necessary.

The Power of the Seal
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DISSOLVED CORPORATIONS: WHO SIGNS?

Florida corporation dissolved 

before July 1, 1990

a majority of the surviving directors 

as trustees

Florida corporation dissolved 

after July 1, 1990

whomever had authority prior to 

dissolution can still sign

Dissolved out-of-state or out of 

country corporation

depends on the law of the state or 

country

Dissolved Corporations
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Agents must record:
• The deed or mortgage

• Proof of existence (unless the entity has a certificate to transact 

business in Florida)

• Articles/Charter/Bylaws

• Resolution if instrument signed by other than president, vice 

president of CEO

• Certified translation if documents are in a language other than 

English

Foreign (Out of Country) Corporations
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A general partnership can take title in one of 

three ways:

• In the name of the partnership

• In the name of the partners and the name of the 

partnership

• In the name of the partners as partners without 

mention of the partnership name

General Partnerships
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• Agents must obtain:
• partnership agreement (if applicable)

• general partnership affidavit

• statement of partnership authority (if applicable)

• Agents must record:
• deed or mortgage

• general partnership affidavit

• statement of partnership authority (if applicable)

General Partnerships
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• Limited Liability Partnerships ≈ General Partnerships

• Limited Liability Limited Partnerships ≈ Limited 

Partnerships

Limited Liability Partnerships and Limited 
Liability Limited Partnerships
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Agents must record:
• The deed or mortgage from the limited partnership

• A limited partnership affidavit

Limited Partnerships
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• LLCs 
• May grant or hold a power of attorney

• Manager or member may delegate their duties

• Corporations
• May grant or hold a power of attorney

• Corporate officer may not delegate their powers without a 

resolution

• Partnerships
• May grant or hold a power of attorney

• *unless prohibited by the partnership agreement

Powers of Attorney
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• Buried Treasure, LLC, a Florida limited liability 
company

• Managed by Jones, LLC, a Florida limited liability 
company successor by merger to Indiana, LLC, a 
Florida limited liability company

• Managed by Vamar Inc., a Florida corporation
• Which gave a power of attorney to Pensacola 

Lighthouse Partnership, a Florida general partnership
• Whose general partner is Brassiere Brigade, LP, a 

Florida limited partnership
• Whose general partner is…
• Dolly Parton

Putting It All Together
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Grantor clause: Buried Treasure, LLC, a Florida 

limited liability company

Drafting Documents Correctly
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Buried Treasure, LLC, a Florida limited liability company

by Jones, LLC, a Florida limited liability company, its 

managing member

by Vamar Inc., a Florida corporation, its managing 

member

by Pensacola Lighthouse Partnership, a Florida 

general partnership, its attorney-in-fact

by Brassiere Brigade, LP, a Florida limited 

partnership, its general partner

by Dolly Parton, its general partner

Drafting Documents Correctly -
Signature Block
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Agents will need to review:
• Proof of existence of each entity

• Articles of organization, operating agreement and 

any other additional online information for the 

limited liability companies

• Limited liability company affidavit from each LLC

• Resolution from the corporation if applicable

• The power of attorney

• The partnership agreements (if applicable)

• Partnership affidavits

Putting It All Together –
Document Review


