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EXECUTIVE SUMMARY

The St. LouisCont y Audi tor 6s Of fi c &t LousDepascmemefubliaWorka.udi t o
According to the2018 Adopted Budget Boothe Department products and servioessist of eight primary

service divisions:Planning & Programming; Design; Construction; Operations; Fleet/Garage Operations; Cods
Enforcement; Facilities Management; and Administratdtrh e Count y Au d rmedan audit Of f |
review of policy angrocedures specific to County owned public buildings and leasements.For the

purpose of thisadit, observations antview of data specifically pertain to the operations internal to The
Department of Public WorksThis Departmeninaintairs 81 Countybwned or leased facilities (including radio
towers) in Clayton and tbhughout St. Louis Countgnd they perform a variety of personnel, budget, supply
acquisition and safety training functions which enables the depairtm effectively, safely and professionally
function.

The objectives of the review were to evaluate internal controls, evaluate operations andeepog

compared to established standards, ordinances, policies and procedures. We evaluatedthab@asses

place to ensure that resources are used efficiently. The scope of this audit included audit testing, review and
evaluation of controls in the following areas:

Intranet website contenincluding staff directory

Currentorganizational chart

Internet website

Documentatiorio support expenditures/savings with real property leases

Documentation tsupport revenue collectiagenerated from parking leases and parking fees
Documentation of all Gunty properties managed by the Department of Public Works

Use of MUNIS Accounts
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The scope ovork for the audit included the following:

1 The audit staff visted various Countywned public buildings occupied by various departments
including but not limied to Department of Health, Department of Human Services, Public Safety
(Precincts)Pet Adoption Center, Depart ment of Revel
Department of Transportation.

1 The audit staff visited and observed parking faciktia St Louis County ownednd leased facilities.


http://www.stlouisco.com/portals/8/docs/document%20library/budget/2018/adopted/2018_Adopted_Budget.pdf

1 The aidit staff interviewed various county employees regarding operatiohsling theActing
Director, Deputy Director, Dision ManagersDivision Director, and Project Managers

1 The audit staff requsted specific data from variousoGnty employees regarding policy aoicedures
pertaining to owned buildings, lease agreements of commercial property occupied by county
agencies/departments and relevant subleases of the same.

1 The audit staff reviewe@ounty lease agreements managed by the Department of Public ¥¥akks
obtained a list of all parking leasgreements. Additionally, theidit staff tested lease agreements for
parking and commercial real estate for consistency and adherence to standandiladive to policy
and procedures.

Audit Risk

Factors impacting Audit Risk include the time frame, sensitivity of the work performed, size of the
program in terms of dollar amount and number of citizens seadedjuacy of the®p ar t ment 6 s
and processes to detect inconsistesicsignificant errors or fraud,nd audi t or 6 s Theec c e ¢
County Aud found thedfalowidd risks.c e

1. Between budget years 2017 and 2018 the Department experienced a change in leadership &nd currer
has an acting Director

2. During the Budget years of 206017 the Deartment of Public Works operated/maintair@8 million
square feet in 81 buildings/facilities that are owned or leased.

3. During 20152017 various departments of St. Louis CouBtvernment transitioned to new locaiso
and entered into new leasasSt. Louis County and its regional partners.

4. According to archived documentatiomeview of the St. Louis Countgéses was last completed and
issued in late 2001.

5. Virtually, the Dgpartmen of Public Works serves every citizen of the County to some degree directly or
indirectly.

Administrative Controls
We reviewed administrative controls on several processes.

Operational Controls

We reviewed operational controls over processes that support the approval of payments, and
disbursement of funds for expenses incurred by funded agencies. We reviewed operational controls
over processes that support the approval of payment and disbursdrugmas in payment of expenses
incurred by thédepartment of Public Works

Policy Review
We requested and reviewed the contents of these policies, procedures and manuals.

- Ethics Policy,

- Conflict of Interest Policy,
- Accounting Manual,

- Privacy Policy,

- Computer Security Policy,
- Record Retention Policy.

We performed compliance testing by reviewing a sample of expenditures and supporting documentation. We
reviewed a cross section of expenditures that represented payments for esgermesed versusxpenses
incurred by agencies, payment of expensesrredand revenue collected by tBepartment oPublic Works



CONCLUSIONS

Good internal controls were found in the following areas

1 Overall staffing, management, and operatifumetionedwell under the direction of an Acting Director
and experienced management and supervisory staff. For exam@etitigeDirector,Division
Manager for Facilitiesand Manageof the MET Center offered and provided timely delivery of
requestdinformation to the Audit Staff. The individuataveextensive knowledge of the Department
of Public Works which translates tan assebdf our County Government Organization

91 Dataand documentatioregarding leases of properties managed by Public Workes available
electronically andJr wereprovided with transparency atimely manner

1 Access to properties managed by Public Works was secure, accessildafeafor the general public,
Countyemployeesnd businesses that it may serve

1 The number of mperties managed by Public Works is v@stescribed in the current 2018 and recent
historical recommended Budgets. Tegiew ofdepartmentalesources allocated based on tratad
pointsuggested similarities to other counties. The Audit team cortchindé resourcesre allocated in
a reasonable manner and provnsistent internal controls.

KEY FINDINGS

The Audit Team has offered the following recommendations in the following areas:

1 Employ a strategy that enforcesnsistent contragdrinciples in allCountyleasecontractananaged
under Public Wdrks. Due to the volume of lease contracts managed by Public Worldepaigment
hasan opportunity to provide contracting leadership in this alte@ay be in the best interest of the
County to work with the Executive, Legislative and Judicial divisions of St. Louis County Government
to develop this strategy and implement the related policy.

o For examplethelease contract template forrgang atthe Shaw Garage was tested for
consistency as it relates to lengtmaunt and other factors relatit@ parking availability. The
results of the test were commendablée Audit team was not provided with a similar lease
contract template for other coty buildings and facilitiesnanaged by public worksA review
of various lease agreements, extensions, amendnoedisancesnd other intricate deta
observed irthe evaluation ofommercialeases and the transfer of county owned properties
potentidly indicate inconsistencgnd, more troubling, selectivity the implementation of
policy and procedure.

1 Improve efficiencyto accesnformation regardingolicies,dealingsandall proceduresegarding
owned public buildingand leasedor subleasedl commercial property.

o Internet and Intranet access to information regarding policies for leases was reviewed and teste
during the audiperiod. \ariousmethods wereraployed to access information ashe
aforementionedncluding but not limited to:

A Media Reports
A Sunshine Request
A Intranet
A Internet
A Physical Data Requesst
1 Develop a standard announcementto communicaegy ar di ng an aefpeation.y or a

0 Visits to various leased or owneahty property managed by Public Works dat identify
when the department lethe current property dheentire property either became unoccupied or
was vacated (see photo exhihits



OPINION

FAIR

The audit resultgdicate the overall operatioreeds improvement. The data and documents revipaiatito
issues that will require improvement of polioyplementation, anttansparenchetweeragencies, county
departmentsoffice of the county executivand legislative oversight relating to the authority to authpbye
ordinancethe execution oéll contracts.

*The rating(s) cover only audited areas and do not reflect an opinion on the overall operation of the entity. Withirexhatheont
rating scale indicates the following:

Excellent: The audit results indicate this entity is very walinaged. The report contains no findings. In addition, if applicable, p
recommendations have been implemented.

Good: The audit results indicate this entity is well managed. The report contains few findings, and the entity has indicatesdl m
recommendations have already been, or will be, implemented. In addition, if applicable, many of the prior recommendations
been implemented.

Fair: The audit results indicate this entity needs to improve operations in several areas. The reporsewvstainindings, or one o
more findings that require management's immediate attention, and/or the entity has indicated several recommendatibes will
implemented. In addition, if applicable, several prior recommendations have not been implemented.

Poor: The audit results indicate this entity needs to significantly improve operations. The report contains numerous findings
require management's immediate attention, and/or the entity has indicated most recommendations will not be implemented.
addition, if applicable, most prior recommendations have not been implemented

rior

pst o
have

not

hat
In




TABLE OF CONTENTS

Vil.

MANAGEMENT ADVISORY REPORT

Public Building and Facility Observations

Recommendati ons anATTAOHMENT giie 0 s
Building andLease Assessment

Onsite Photos of Owned and Leased Properties
TestedAgreements and Contracts authorized by Ordinance
ExhibitsT consisting of PhotographSummary Report of County
Leases (March 2018Qrdinance, Special Warranty Deed, Contract
and Lease Assignment, and Asse
121 South Meramec Avenue)

ATTACHMENT Auditeeds RESPONSE



Department of Public Works

Management AdvisoryReport
File Number 005200

Public Building and FacilityDbservations

Various St. Louis County leased and owned properties managed by St. Louis County Department of
Public Works were visited and observations made during the auditing period. The decentralized
structure of the Countgovernment allowed the audit team to visit and interview various County
departments at multiple locations that were occupied and unoccupied. Also, the same structure disclos
some issues of concern which are discussed in this audit report. Theseaksitkbe during the audit
review period and included offices of the Assessor, County Police, General County agencies,
Government Satellite Centers and Judicial System operations.

Crestwood Square at 9059 Watson Road was inspected. This leased spacpisoead by t he
Office. It is located in an older shopping center. The space is appropriate in size and lease rate for the
activity being conducted. Part of the space is used year round for office work, another part for odd yea
assessment appealsd Board of Equalization hearings and the third part is storage space. There was
nothing extravagant about the space and it seemed to be an excellent rental premises for the County.
Notably, the space used for appeals and hearings had no current betivifyonducted when the

Audit Teamvisited and the heat was set low to save energy and money. This small action illustrates
positive concern for tax dollaesd the Assessand his staff desernaedit. Ten to fifteen people were
working in the office at the time of the inspection. The initial lease term is six years with the option to
renew for four additional terms of one year each. The lease was entered into on March 4, 2011 at an
annual ratef $90,000.00 including moderate increases each year with an annual rate of $102,800.00 i
Year 6.

North Oaks Plaza was visited twice during a two week period. On the first visit, the property was
unoccupied. Part of the building had been recently-buiit(26B). Buildout was underway in the other

part of the space (26A). During interviews, the audit team was told by staff of the St. Louis Economic
Development Partnership the entire space had previously been occupied by North Oaks Workforce
Developmentbut that entity rdocated to Northwest Crossings on an unknown date. Public Works
vehicles were parked at the space on both visits and workers were inside the space. A project manage
with St. Louis Economic Development Partnership was working outralaeshift office in 26A. It

was determined that Family Workforce Center of America moved into the updated space and St. Louis
County Police Department planned to occupy the remainder of the space with a canine unit and
supervisory offices. A community migg room was to be finished in the space last. The lease at North
Oaks Plaza has been in force since 2004 and it runs year to year with an automatic renewal clause no
exceed 19 renewal terms of one year each. The current total monthly rent is $86,B@8d-out

expenses were being incurred by the County for the remodeling job at this facility as well as lease
payments while the space was unoccupied. Variousesige agreements have been entered by the
County and lessees since lease inception.

TheHuman Services suite at 9666 Olive Boulevard (Suite 510), an older;floaitpffice building in
the suburb of Olivette, was unoccupied when visited and the doors were locked. It was determined the
space had been unoccupied for one month. The 1ootvdde is unknown. Total 2018 lease payments



for this space are $73,180.00 and the lease terminates May 31, 2018. The lease for Suite 510 was for
10,977 rentable square feet. Lease payments have been incurred by the County for this unoccupied
space.

Northwes Crossings (NW Crossings) ground levet {tbors of Building 700 and Building 800), at the
former Northwest Plaza shopping center was occupied by multiple County agencies when visited.
Included are the Board of Election, County Municipal Court, Revedaghier station, Missouri Job
Centeri St. Louis County Workforce Development, Neighborhood Services, Family Court, Juvenile
Office, Human Services, Building Permits, Better Family Life, TANF, Family Workforce Center of
America and Urban League. Severgéacies were relocated to NW Crossings after the lease was
finalized and the County continued to pay rent on spaces left unoccupied by said agencies including
Village Square when the Municipal Court moved in October 2017. A large portion of the space was
open, providing an airy, pleasant work environment and maybe additional room for other departments
work stations.

It has been reported the twenty year lease arrangement for NW Crossings is the longest ever in Coun
history and it was negotiated bylaost-term political appointee of the County Executive office, who
served as the Executiveds campaign manager pr
testified he did not hold a Missouri real estate license. The lease term is January htit@Etember

31, 2036. The effective date was August 30, 2016. Specklebelly, LLC, the landlord, will be paid base
rent and operating expense of $151,522.02 monthly and $1,818,264.30 per annum for rentable square
feet of 140,082. The lease allows annuat@ases of 3.95% each year from 01/01/2018 to 12/31/2026;
2.90% each year from 01/01/2027 to 12/31/2031 and no annual increases thereafter. The annual
increases are calculated on the basis optaeious yearly rent payments. Public Works indicated

Boreas LLC was the successor to Specklebelly, LLC, but this has not been confirmed.

I n addition to rent, the County contracted to
charged by any governmental or other taxing authority which accrue &ndheses for each calendar
year (or portion thereof) during the Term, an
and other charges payable by reason of any failure of Tenant to make timely payment of taxes as
requi red un.dheCounthwaised ang dghteittnay have to protest the appraised value of
the Premises or to appeal the same. Additiona
the first partial and first full calendar year, such amount representm@Te t érata sipare of the total
annual insurance premiums which accrue on all commercially reasonable insurance Landlord carries
with respect to the Center during the Term, with annual increases each calendar year over the amoun:
payable forthe previmu cal endar year through the bal ance
schedule is the same as that of the annual increases noted above. Finally, the County contracted
financi al responsibility, for fATemmihhrotaReffthai r
underslab electrical and plumbing services, the suppression, life safety, fire extinguishers, windows ar
doors, sprinkler systems, mechanical, HVAC, plumbing and electrical systems serving the premises,
among other items and sem@&not fully set forth in this report but identified in the lease.

The contract is considered a ATriple Neto | ea
financial responsibility. The lease was executed by the County Executive and dppydiie Chief of
Operations, although the Chief of Operations testified he had not read the lease prior to signing. Lease
signatures did not conform to paragraph 8 of

| eases/ renewal oréctive gravided ® the Auditbribycthie Pubkc Warksdepartment.
The directive was reduced to writing recently and the Auditor presumes the written directive simply
memorialized nofwritten previous procedures. Specifically, regarding the NW Crossings thase

Director of Public Works did not sign the lease. The reasons behind this were made public during
testimony before the County Council Ethics Committee on March 6, 2018.



Based on Ethics Committee testimony, the overall square footage costis similarast o f A c |l a
office space elsewhere, despite the fact the location is the municipality of St. Ann, where any other cla
A space is not easy to locate, if at all.

An email provided by Public Works is intuitive regarding NW CrossinisS o , b aesnewdrenb n  t
invoices it is costing $1M more! Not includin

The County signed a separate lease for space off fi@o8 of 500 NorthwesPlaza, part of NW
Crossings. The Department of Human Services and County Information Technology services are
currently occupying this space. The lease term is twenty years with an initial base rental rate of
$18,965.93 monthly for 15,193 square feet.

Village Square was inspected. Surprisingly, the front doors were unlocked on the inspection date. Lig!
were on and the space was unoccupied and disorderly, with wires, phones, trash and office equipmen
scattered about the premises. The space was largdldrieipal Court and other agencies moved to
Northwest Crossings. The WIC agency was still located at Village Square. Public Works advised

Agovernment al rul eso prevented WIC from reloc
provided to the Auditorb u bl i ¢ Wor ks, it 1s possible for a
moveo by providing an i mpact analysis to the

days prior to the change. No evidence was submitted to indicate wbetlarthis was done, however,
there was probably ample time to complete and file the one page Impact Analysis Template available
through the Missouri Department of Health and Senior Services in time to relocate with other agencies
to Northwest Crossings some other appropriate site. There is ample space at NW Crossings for WIC.

The original lease was entered December 23, 1997, with a second amendment made on March 4, 20C
adopting the terms of the originaledabwatheleasen d
remains in full force and effect.o). The firs
second amended lease, which added square footage, was for 24,257 square feet at a base rental rate
$14.46 per square foot. There wesescalation of the base rate for the term of the lease per the first
amended | ease. The County agreed to pay fAéan
buildout f or Landl ordés i mprovements toicWarlksinpr en
an amount not to exceed $300,000.00e.0).

As above indicated, the lease expired 2/28/2018. Ordinance Number 26,994 was adopted February 1.
2018 authorizing the County Executive to execute a lease agreement for 1700 square feet in the Villag
Square Center for one year, terminating 12/31/2018, at a rate of $1,906.83 per month plus costs of
insurance, real estate taxes and common area maintenance to accommodate the WIC facility. To date
lease has been found in County records for Contract®1@dch is the lease amendment for WIC at
21A Village Square. Per the Facility Guidel:@
Renewal s0 may not have been followed. The gui
contacted appramately six months prior to expiration of the lease. A Summary Report of County
Leases March 2018, revised 4/25/2018, indicates t
expires February 28, 2019. Per Munis, the County continues to pay ff,808.88 per month to

JPMCCi 2006 for owner Village Square Partners. This monthly payment covers all of the unoccupied
space at Village Square and the current 1800 square feet of space occupied by WIC. This appears to
profound waste of tax dollavghich would certainly be of concern to County taxpayers. It is

guestionable to the Auditor whether or not there is authority for the County to be paying $42,298.88 fo
only 1800 square feet when the lease has expired and the Auditor also question®thg uth

participate in a month to month lease arrangement. The lease amendment which is in process is vagu
No | ease has been executed and Public Wor ks i
|l andl ordds signature@utisndg efgadtlyebiaodi ng, befo



When the WIC office was inspected, the Auditor was surprised the office serves the largest number of
clients in St. Louis County as the space is not large, privacy is an issue, and another WIC office is
located nearby in North County.

Couwnty Police Precinct 1 Substation 1 at 3801 Vaile Road was viewed. The location and occupied spa
are appropriate to the operation at the location. The lease was made and entered on November 13, 2(
with a lease term to commence November 13, 2014 andhieNovember 12, 2015 with the right to
renew the lease for four automatic one year terms. The premises consist of approximately 750 square
feet. The first yearb6s rent was $10,544.64 to
and fourwas moderately increased to $10,861.08 per year. The terms of the lease were reasonable.

The Shaw Park Parking Garage at 232 South Central Avenue was viewed. The garage was nearly full
and occupied. The County leases space to the public at a rate@d @0 month. The public may also
park on an hourly basis. A cashier staffs the exit level cashier cage to collect parking fees from hourly
parkers. A sign at the garage entrance sets forth information about how to obtain a monthly parking
space. The Couptmonitors monthly lease payments and deactivates electronic parking cards-for non
payment.

Monthly parking leases were randomly reviewed. They are uniform and are consistent. Public Works
stated the garage does not make money but its operationalreostsered by the rent and daily fees.

All things considered, the Shaw Park Parking Garage appears to beranwfeltility and it is serving a
public need at this time.



Building and Lease Assessment

The data below arestimates and subject to variables. This data is current based on actual field visits to each
location described below. The dollar amounts represent actual payments made to specific leases as identifie
by the MUNIS Accounting System. The occupancy istesed on actual field visits and interviews with

various county officials from the St. Louis Economic Development Partnership and Department of Public
Works.

Excellent| Theresults indicate this entitg very well managed. The observations determméndings.
Good The results indicate this &ty is well managed. The observaticcentainfew findings
Fair Theresults indicate this entity needs to improve openatin several areas. The observaticmstainone or
more findings that require magement's attention.

Poor The audit results indicate this entity needs to significantyrove operations. The observations confaidings
that require maagement's immediate attention,

Owned Property:

MET Centeris located at 6347 Plymouth and is approximately 30% unoccupied and legally owin&NDy
CLEARANCE REDEVELOPMENT AUTHORITY OF ST LOUIS COUNTY

121 S. Merameds 100% unoccupied since 2013egally owned by the ST LOUIS ECONOMIC
DEVELOPMENT PARTNERSHIP- PORT AUTHORITY.

501 S. Brentwoods 100% unoccupied since 2019agally ownedby the ST LOUIS COUNTY ECONOMIC
DEVELOPMENT PARTNERSHIR PORT AUTHORITY.

| Leased Property:
North Oaks is located at 26 A and B North Oaks Pladzower Level
1 During field visits in March 2018 the building wA$0%unoccupied
0 Lease Payments for 26 A and B began in 2/04 and end 1/31/2024.

o Total Lease Payments per mon#26,698.06year- $284,376.72.
1 During field visits in April the building was approximalEije0CeupIe.

9666 Olive Blvdis located on the'™Floor (Suite 510) of an office Building at 9666 Olive Blvd
91 During field visits in March 2018 the space was reported to be occupied bgplaetment of Human
Servicesbut wadiloGeHPIEH
0 Lease Payments began4ii/13 and ended on 5/30/18.
0 Lease Payments for 1/20B717 were $14,487.36 and from 4/2017 through 3/2018 were
$18,052.00.
o Total Payments for 2018 are $73,180.00.
12 Sunnen Driveis a commercial property located at 12 Sunnen Drive.

f During field visit i n March 2018 i 700 Natlswest et er
Plaza Driveand were formerly occupied by t&&. Louis County Election BoardNo official move out
date was indicated on the relocation sign noted onrttraree door to offices.

0 Lease Payments began on 6/1/14 and ended on 5/31/17.
0 Lease Paymen
21 Village Squareis a commercial property located at 21 Village Square.

1 During the fieldvisit in March 2018 this property wd$0% unoccupiednd relocated services provided
by various county departments moved @ Northwest Plaza Drivu
e O O EANANCRIOBNBIMEES A sma!l portion of this location is

occupied by the County providing services for the WIC Program due to geographical requirements
enforced by state/federal authorities.




0 Lease Payments began 3/1/08 and end on 12/31/2018.
o Total Payments made per montdR,298.88 for 2017 / ye EOINOBO6
o Total Payment which has been made to date and obligated to be paid through the end of 2018 |

6

700 Northwest Plaza Drivels a commercial property and part of the Northwest Plaza Center is located on the
lower level of the Plaza.
1 During field visits in March 2018 it was occupied by various County departments goel tieat
occupied was not determinbdt was not 100% occugal County Departments and N@ounty
tenants from North Oaks and Village Square have been identified to have relocated or plan to relocate
this location.
1 The total term of the Lease is frgbil7to 12/31/203620 years
0 Lease Payments of $151,522.@8jan 1/1/17 and ended 12/31/17.
A Total Payments for 2017 were $1,818264.36.
0 Lease Payments of $157,507.15 began on 1/2018.
1 Total Payments to date are $787,535.75 and expectedith&@0,085.8in FY
2018.
500 Northwest Plaza Driveis a commercial propsrand part of the Northwest Plaza Center is located in the
Office Tower of Northwest Plaza.
1 Itis described to be occupied by the Department of Human Services and County IT. The Department
Human Services may have fully relocated from 9666 Olive Bivtanuary or February of 2018.
1 The total term of the Lease is frghil7to 12/31/203620 years
0 Lease Payments of $18,965.93 began 1/1/17 and ended 12/31/17.
A Total Payments for 2017 were $227,591.16.
0 Lease Payments of $19, 715.08 began on 1/2018.

A Total Payments to date are $98,575.40 and expected¥®36e580.96n FY 2018.




Recommendations

1) We recommenthe Department dPublic Workscollaborate and developith the St. Louis County Council
to recommend @aroceduresubject toCouncil approvafor thesale and otheutilization of allSt. Louis
County owned assets

a) We recommend Public Workelp develop antegin using apre-printed(or PDF) fill -in-the-blank,
uniform lease template for all future commercial property leddesCount yd6s commer Ci
leasedor premises leased to the County were inconsistentandmon f or m, per fTHei s
County, as lessee, should be the scrivener aldsament and thereby maintain control.

Auditeebs Response

2) We recommend Public Works enactransparent and accountable policy to discontinue making lease
payments for unoccupied spadte Countyhas executedew leases beforddleases have terminate
These actions creatiee appearance of doulgp@yments and may be interpreted as wasteful spending
putting the county at increased risk for fraud.

Auditeebs Response

3) We recommend that Public Works strictly follats ofacility guideline® for commecial lease
requestsenewaland carefully monitor lease termination dafBise County failed to request a new lease for
an agency which was within a larger space, after the occupants of the larger $peatdeand the lease

laterterminated. Facilityuidelines statei f ér enewi ng, the [ andlord i s ¢
prior to expiration of the lease 0

Audi teebs Response

4) We recommend that Public Worksepare a sprealeet or other document detailingkaly commercial
leasefactors such @lease rates, rate incregsgsmmencement and termination dates of leaseseesfor
thebenefit of theCounty Cougil and update the same regulastyas to provide a quick, accurate and
concise reporto the Councitoncerning Countyelases.

Audi teeds Response:

*We conducted this performance audit in accordance with generally accepted government auditing standards. Those
standards require that we plan and perform the audit to obtain sufficient, appropriate, appropriate evidermede a
reasonable basis for our findings and conclusions based on our audit objectives. We believe that the evidence obtained
provides a reasonable basis for our findings and conclusions based on our audit objectives.



PHOTOS OF OWNED AND LEASEBUILDING
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