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Abrokerwofficer of LRA PROPERTY MANAGEMENT INC., formerly

|

Department of Real Fatate
320 Wast Fourth Street, #350

Los Angeles, California 90013

(213) $76-6982 - g jgg ‘i)

21 576-69 . .

) ° OGT 24 il
DEPARTMENT OF REAL ESTATE -
By

BEFORE THE DEPARTMENT OF REAL ESTATE
STATE OF CALIFORNIA

L

In the Matter of the Accusation of )
) DRE No. H-31831 LA

LRA PRGPP.R‘I‘Y MANBGEMENT INC., formerly ) OAH No. L-~2005050160)

SRS e, Tnc, )
dba LR&A, Ina,, LR&A Investments, LRA, )
LRA, Ing., LRAPM 'and LRA Property
Management- and

STIPULATION AND
AGREEMENT

indiva.dually and as desigmi.ad
broker~ofifiicer of LRA Propsriy
Managenent Ince., formerly Auamsmts

PN 5 Agsociates, Inc.,,

Ragpondents,

It is hereby stipulated by and between LRA PROPERTDY

P& Associates,

MANAGEMENT INC., formerly <

Inc,, dba LR&A, Inc., LRAPM, LR&A Invéstments, LRA Property

Management (sometimes referred to herein as “Respondent LR&EAY) ;

and el individually and ag designated
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gn & Assoclatés (sometimes referred to herein

vy, both represented by Frank M. Buda,

as "Respondent R
Beg,, and the Complainant, acting by and through Martha J.

Rosett, Counsel for the Department of Real Estate, as. follows
for the Purpose of settling and diapOﬂiné of the Acousation
filed on April 19, 2005 in this matter:

1. All issuee which were to be contested and all
evidence which was to be preseéented by Complainant and
Respondents at a formal hearing on the Accusation, which
hearing was bto be held in accordance with the provisiong of the
Administrative Procedure Act {APA), shall instead and in place
théreof be gubmltted solely on the basis of the provisions of

this Stipulation and Agreement.,

4. Regpondents have received, read and understand
the Statement to Regpondent, the Discovery Provipions of the

APA and the Accusation filed by the Dapﬁrtmant of Real HEatate

in this proceeding.
3. On April 28} 2005, Reppondents flled Notices of

Defense purguant to Section 11506 of the GQovernment Cods for
the pufgos@_of requesting a hearing on the allegations in the
Accugation. In orxder to effectuate this settlement, |
Respondents hereby freely and vo;untarily wi thdraw sa@d Notlces
of Defenge., Respondents acknowledge that they underatand that
by withdrawing gaid Notlces of Defense, they will thereby waive
their rightsg to require the Commissioner to prcﬁe the
allegations 1n the Accusgation at a contested hearing held in

acnordance with the provisions ¢of the APA and that they will
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waive other rights afforded to them in comnection with the
hearing such as the right to present evidence in defense of tﬁe
allegations in the Acgusﬁtion and the right to cross-examine
witnesses, .

4. Respondents, pursvant to the limitations get
forth below; although not admitting or denying Ehe tfuth of the
allegatiéna, will not contest the factual, allaegations centained
in tha Accusation filed in this provceeding and the Rea) Estate
Commipsioner shall not be required to provide further evidance
of such allegations.

5. It is understood by the partlies that the Real
Estate Commissioner may adopt the Stipulation and Agrsement as
hig Deaiaion in this matter, théfehy imposing the penalty and
ganctions on Ragpondernts’ veal estata licenses énd license
rights as set forth in the helow “Order’. In the event that
the Commigsloner in hig digoretion does not aﬁoﬁé the
Stipulation and Agreement; it shall be void and of no ef feut,
and Respondents shall rvetain tha right to a hearing and
proceeding on the Accusation under all the provisions of the
APA and shall net be bound by any stipulation ox walver made
herein, ‘

6. The Qrder or any subsecquent Order’of the Real
Estate Commiggioner made purguant to this Stipulation and
Agreement ghall not constitute an estoppel, merger or bar to
any further administrative proceedings by the Department éf

Rea) Bstate with respect to any matters which were not
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gpacifically alleged to be causges for accusation In this

proceeding.,
7. This Stipulation and Respondents' decision not to

contest the Accusation are made for the purpose of reaching an
agreed disposition of thig proceeding, and are expressly
limited to this proceading and sny other proceeding or case in
which the Department of Real Estate, or another licensing
ageney of this gtate, another state or if the federal
government is involved and otherwise ﬁhallvhot be admissible in
aﬁy other oriminal or civil proceedings.

g, Reapénﬁants understand that by agreeing to this
Stipulation and Agreement, Respondents agree to be jJointly and
gseverally liable for payment, pursuant to Section 10148 of the
Business and Prdfassions Code, of the vost of the audit which.
led to this dizciplinary. action. The amount ef_ﬂaia cosl is
$6,657 .50,

9. Regpondents have received, read and understaﬁd
the "Notice Concerning Costs of Auditeg”. Respondents further
understand that by agreeing to this Stipulation and Agreemenﬁ,
the findings et forth below in the Determination of Issues.
hecome final, and that the Commissioner may charge Reapondents
for the costs of any subsequent audit conducted pursuant to
gSection 10148 of the Bﬁainess and Profegslons Code to determine

if thae wviolationg have been corrected. The maximum cogt of

gald aundit will not exceed $6,657,50.'

/1

{1
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. DETERMINATION OF IoSums

By keaaon of the foregoing stipulations and waivers
and polely for the purpese of settlement of the pending
Accusation without a hearing, it is stipulated and agreed that

the following Determination of Issues shall be made:
1. The conduct, aokte or omisgsions of Regpondent LRA

PROFPERTY MANAGEMENT INC,, a8 sget forth in the Accusation,

congkitute cause to suépend or revoke the real éstate licenses
and 1icansa rights of Reepondent LRA PROPERTY MANAGEMENT INC,
under tha provisions of Business and Profedsions Code (“Code”)
Sections 10177(d) for violatlion of Code Section 10145 in |
conjunction with Title .10, Chapteyr 6 of ﬁhé célifornia Code of

Regulations. ("Regulationg"), Regulationé 2832.1, 2831 and

2831.2. .
2, Tha conduct, acts or omigsions ¢of Respondent

as set forth ;n the Accumabion,

constitute cause to guspend or revoke the real estate licenns

and license rights of Respondent wundér tha
provigions of Code Sectiong 10177(d) for violation of Code

Sections 10148 and 10159.2 in conjunction wlth Regulations

2832.1,. 2831, and 2831.2.

/!
17/
{1/
/41
1
1
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QRDER
WHEREFORE, THE FOLLOWING, ORDER ls hereby made:

All licensesn sand licenging righta of Respondant LRA

PROPERTY MANAGEMENT ING. and Respondent

& under the Real Estate Law are publicly reproved,

Pt T TR
pursuant to Buginess and Professions Code Bection 495, subject

ko the following limitations, conditlons and restrictions:
Pursuant to fection 10148 of the Business and

{ shall

Professions Coda, Respondant iiiesiiamacon
be jointly and severally liable with Respondent LRA PROFPERTY

MANAGEMENT INC. for payment of the Commigpioner’s reagonable
cogt for: a) the audit which led to this disciplinary action
and, b) a gubsequent audit to detarmine 1f Respondents have
corrected the trust fund violatlons found iﬁ ;he Determination
of Issues, In ealculating the amount of the Commissloner’s
reasonahlé oost, the Commissioner may use the estimated average
hourly salary for all persons performing audltg of real eétate
brokers, énd gphall inciude an allocation for travel ceosts,
jincluding mileage to and from the auditor’s place of work and
par diem. Respondent shall pay such cost within 60 days of
receiving an inveice from the Commissioner detailing the
activities performed during the audit and the émount of timﬂ‘
gpent performing those activities, The Commissioner may
sugpend Respondents' licenmes pending a hearing hald.in
acoordance with Section 11500, et sgeqg., of the Government Code,
if payment ig not timely made ap provided for herein, or as

provided for in a subsequent agreement between the Respondents

-6 -
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{la copy of lte signature page, asr actually signed by Respondents,

and the Commissioner. The guspension shall remain in effect
until payment is made in full or until Respondents entexr into
an agreement satisfactory to the Commissioner to provide for
payment, or until a decision providing otherwise is adopted

following a hearing held pursuant to this coﬁdition.

DATED : 4}/ W/_OS '

We have read the Stipulation and Agreemenb,_haﬁe
discussed it with our counsel, and its terms are understood by
us and are agreeable and acceptable to us. We understand that
we aﬁa walving rights gilven to us by the California
Aadministrative Procedure Act (including but not limited to
Sectiong 11506, 11508, 11509 and 11813 of ph@ Government Code),
and we willingly. intelligently and voluntarily walve those
rights, including the right of requiring the Commissioner to
prove the allegatioha in the Accusation at a hearing at which
we would have the right to ¢ross-examine witnessas againgt (37
and to proment evidence in defense and mitigation of the
charges,

Regpondents may signify acceptance and approval of the,

terms and conditions of thig Stipulation and Agreement by faxing

to the Department at the following fax number (213) 576-6917,

Respondents agree, acknowledge and understand that by
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électrcniaally aenéing to the Department a fax copy'of thelr
actual signatures ag they appear on the Stipulation, thab receipt
of the féxed copy by tha Deﬁartmgnt ghall he as hinding on '
Regpondenty ag 1f the Department had rﬂaéivad the original signed

Stipulation and Agreement.

218l

DATED

ot &

Résponﬁent

ity

DATED s

dapignated brokaer-offlcer, on
behalf of Respondent LRA PROPERTY
MANAGEMENT 1INC,

DATED : 9 /3 'f{}j ?'/W A MM

Frank M. Buda, Esq.
Coungel for Respondent

* % &

The foregolng-Stipulation and Agreement ls hereby

adopted a8 my Declsion in thig matter and shall become

iﬁfactiva at 12 o'clock noon on November 23, 2005,

1T IH SO ORDERED YRR > ZQ( ;
JEFF DAVI

ﬁjj;;;:zzij Commi. galoner
( . 1
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. o APR19 2008 D
MARTHA &' ROSEIT, Counsel (SBN 142072)  SewaRTMENT OF REAL ESTATE

Department of Real Estate .
syﬁﬁéﬁaaﬂibu_ﬁl&ﬂaaahw

320 West Fourth St., #350
Loa Angeles, CA 90013

(213} B76-6982
(213) 576-6907

4

BEFORE THE DEPARTMENT OF REAL ESTATE

STATE OF CALTFORNIA

L L * *®

In the Matter of the Accumatlon of ) No. H-31831 LA
)

LRA PROPERTY_MENAGEMENT INC., farmerly )

Dba LR&A, Inc., LREA Investments, LRA, )
LRA, Inc,, LRAPM and LRA Property . ) A g C USARION
Managamantﬁﬂan& _ ,

mndividually and ag dasignated
broker-officer of LRA Property
Maxisgement Inc., formerly Inewmeesye
Relvomgee & Assoclates, Inc,,

Respondents,

it st sl Wl Wt Vit Syl Bt g

The Complainant, Marisa Suarez, a Deputy Real Estate
Commniggioner, for cause of Accusation LRA PROPERTY MANAGEMENT

NEE, & RS&OC’iatasi Inc’f and

IHC. ; formerly wNSHNNG
e, individually and as designated

broker~officer of LRA PROPERTY MANAGEMENT INC., faxmarly*!ﬂ.g..pﬁ

R & Associates, Inc., is informed and alleges asg
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follows:

]

1,
The Complainant, Maria Suvarez, & Deputy Real Hstate -

Commimgioner of the State of California, makes this Accugation in

her official capacity.

2.

Regpondent LRA PROPERTY MANAGEMENT INC., formexrly
e & Assoclates, Inc., dba LR&A, In¢,, LR&A

Invegtments, LRA, LRA Inc.; LRAPM and LRA Prapérty Management
{hafeinaﬁter "LRA"), is presently licensed and at all times
relevant herein was licensed under the Real BEatate Law, Part 1 of]
Division 4 of the California Business and Professions Code
(hereinafter “Code”) as a corporate real estate broker.
Regpondent. has been licensed by the Department of Real Estate of
the State of Ca&ifornih {hereinafter “Department”) a8 a corporate
real estate bréker gince on or about October 5, 1984, Respondent
LRA is authorized to act by and through Respondent THEmSE.

W a5 the designated officer and broker

respongible, pursuant ta the provisions of Code Section 10159,2
for the mupervision and control of the activities conducted on

behalf of LRA by LRA‘s officers and employees,

{hereinafter

Respend@nt
RO ), 15 presently licensed and at all times relevaut

herein was licensed undsr the Code &8 a real estate brokar.

»t
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Reapondent has been llcensed since on or before M8

At all times relevant herein, Redpondent PN wae the
broker-officer of LRA designated pursuant to Code Bection 10159,3
te be responaible,fmr.the supervigion and control of the . '
aaqiviti&a conducted on behalf of LRB by its offlcers and
employess as necessary to secure full compliance with the Real
Eagmta'naw.

4,

At all times waterial herein, Rﬂﬂponéant LRA and
Regpondent nﬂlllﬁliﬁb ware engaged in the businegs of, acted in
the capawnity of, advertised or améumad to act aé & real esbate
broker in the State of California within the meaning of Code
Sections 10131(b) for another or others in expectation of
compansaticn.. Said activity included leasing, renting ox
ofifaring to lease or raqt,'and sollecting rents on behalf of
ownaerg of real prapar?y and!performing'property managgment
activities in relation to those rental units.

S ’ v
All further refersnces to “Respondente” inelude

g and also include the employeas,

Respondents LRA and S
agents and real estate licenpgees emploved by or associated with

Respondent LRA and Respondent N, who at all timesg

mataxial'herain were engaged in the furtherance of the buginess
or operations of mald parties and who were acting within the
course and scope of thelr authority, agency or employment. .

6.

During the period between August 1, 2001 through

-3 -
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.July 31, 2002, in comnaction with the aforesald property
management activities, Reﬁpoqdehba accepted or regeived fundg,
inaluding funda in truzt (hereinafter “trust funds”) from or on
behalf of actual and prospactive tenants,and owners of
regidential propertiss and made deposits and/or disbursements of
such funds. From time to time herein mentioned, said trust funds)

ware deposgilted into trust accounts maintained by Respondents,

identified as follows: .
. 1. Rocount No' n entitled, “LRA Inc. Trust”
(hereinafter referred to as “Trust Account #14), Verdugo

‘Banking Co., 400 N. Brand Blvd., Glendale, CA 91203. This
aacaunt'w&s_idanpifigé hy Respondents as the main account
for the deposit and disbursement of rents received on behalf '
of the property ownerm. Respondent e wag the gole
dignatory on this acoount. ' |

2. account No. (NN entitled, “LRa Glenfed
Trust’ (hereinafter refeorred to ag “Trust Account #27),
Verduge Banking Co., 400 M. Brand Blvd., Glendale, CA %1203,
This account was used for the depopit and dishursgement of
rents recelved on behalf of the property owners. Respondent
% was the sole signatory on the account.

3. account No. SSNENEMP ‘'LRA, Inc.. ITF Greene

Properties," (herelnafter referred to as "Trust Account #3),

Verdugo Banking Co., 400 N. Brand Blvd., Glendale, CA 91203.
This account was used for the deposit and disbursement of
rents received on behalf of the property owners. Respondent

% was the sole. signatory on the account.
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Various Trical Properties,' (hereinafter referred to as

. hasocintes Inc,, DBA LRA, Inc¢. ITF Various Green

../

4. Account No.§
Asgoclates :lins::.',. Manager LRA, Incorporated In Trust for

“Prust Account #4), Pacific Western Bank (formerly Marathon
Nat:l.onafl Bank), 11150 (?J,ympie Blvd.‘, Los Angales, CA 90067.
This account wasg used for the deposit and disbursement of

rents received on behalfi of the property CWNErs. Raaponcient

ol wos the sole aignatoxy on the account.

5. Account No.~ '

Assoclates Inc, Manager LRA, Incorporsated in Trust for

&

Various Plotkin (heweinafter referred to as "Trust Aggount,

#5), Pacific Western Bank (formerly Marathon Mational Bank),

11150 Olympic Rlvd., Los Angelem, CA 90067, This account
wag used for the deposit and disbursement of rents received

on behalf of the property owners. Respondent NGEEWEEY wars

the gole mignatory on the ageount.
6. account No. (SN paul Plotkin, Manager Lna

INC.; In Trust For Various Paul Plotkin Acgount,®
(hereinafter refarred to as “Trust Account #6), Pacific
Wegstern Bank (formerly Marathon National Bank), 11180
Olympic Blvd., Los Angeles, CA 20067, This account, a money
market acaount:, wae used £ox the benefit of Paul Plotkin
only, to depos:it and disburee rents received on hie behalf
and to earn interest as well. Respondent M was Lhe

gole sgignatory on the account,

- B -
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itm examinations of Respondent LRA‘s books and records,

pertaining to the real eatate activities described in Paragraphs

4 and 6 above, covering a period from approximately August 1,

Properties, * (hereinafter raﬁéx‘re;& to-ag “Trust Account #7),
Pirst Reglonal Bank., 655 Centyxal Ave, #1500, Glendale, Ca
91203, ‘This accm.mi: wag uged Lor the deposit and |
digbursement of rents received on behalf of the Graen
property owners only, Reépondent k. s the sole

gignatory on the account.

8. Acgount No.- "ILRA, Inc. Disbursement
Acot, " (hereinafter referred to as "Disbursement Account®),

‘Verdugo Banking Co., 400 N. Brand Blvd., Glendale, CA 91203.
This acoount was used for the day to day activities of LRsa
Inc. and to deposft and disburse rents. received on behalf off
the property owners. All properties in this account are
elther fully and/or partially. owned by Rﬂﬂpﬂhd@nt

. 1is ownership is elther as individval, with

other individuals, or ag a general partner in a Limlted
Liability Partnership. SYFNEE vas the sole gignatory on

the account.
- 9. aAccount No. SN "Lra, Inc.,® (hereinafter

raf@rr:ad to as "Operating Account"), Verdugo Banking Co.,
400 N. Brand Blvd., Glendale, CA 91203. | This account was
used for the general operation of LR&A Inc. Respondent
“waa the gole aignatory on the account,
", :
On or about January 31, 2003, the Dapafrtment completed
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2001 through July 31, 2002. The primary purpode of the
@xaminations was to determine Raapoﬁdent'a compliance with the.
Real Estate DLaw. The examination, Audit No. LA 020086, revealed
violations of the Code and of Title 10, Chapter 6, California
Code of Ragulaticnﬁ (“hegulaticna“), as get forth below, and asm
morea specifically et garth in the audit report and sttached
exhibilts. '

8.

In the course of activities degcribed in Paragrapha 4
and 6 abova, and during the axaminatlon period described in
Paragraph 7, Respondents acted in viclation of the Code and the
Ragulations in that:

a} Examination of Trust Account #1 revealed that on &g
of May 31, 2002, thare was a shortage of $81,176.77 and ag
of July 31, 2002, there wag a ghortage of '$50,319,16, mhemﬁ
shortages reflected that trust funds for multzple
beneficiaries wers not handled properly, in violation of
Code Section 10145 and Regulation 2832.1.

b) As of July 31, 2002, Respondents’ contral records
for Trugt Account #1 were not accurate in terms of the date
of roecelipt of the trust funds collacted (renbs)f and the
'depﬁﬂlt dates gtated in the mouthly bank statement Ffor Trugt)
;ncéintﬂhzédid not mateh the dates in the collection report
sheet. Fallure to mailntain accurate control records of the
trust funds eollected and deposited in the broker's truat

atcount was Iin violation of Code Saction 10145 and

Regulation 2831,
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@) Two bank acaopnta,'tha "higbursenent Account, ' and
the "Operabing Account,” were not identifled as Lruat
poccounts, even though_trugt funds in the form of rents were
depositéd into them. In addition, monthly rents collected
were held beyond three business dayp; These are violations
of Code Section 10145 anleegulahian 2832:

d)' Separatée records of the truat funds c¢ollected and
deposited into &ruat Account #1 were mot accurate in that
the date of receipt of the truat funds collected did not
mateh dates gtated in the collection report sheets and
ﬁonthly bank statement. This wag in violation of Qode-
Section L0145 and Regulation 2831.1,

© e) A monthly written reconclliation of the columnar
records to the separate records was not maintainedi in
violation of Code Section 10145 and Regulation 2631.2,

£} Respondent iililises mixed the éorpcr&tion*é Funds
wiﬁh the trust funde in the corporation's “nisbursément
Account" {listed in Paragraph 6 (8) above), ané transferred
trust funds for the property manager salary from Trust
Account #1 to the 'Cperating Account" (listed in Paragraph
6(95 above). This commingling iz in violation of Code
Saction 10176(e),

¢} Raspondﬂnﬁs were conducting prupérty management
activities in the branch office located ak 3§i6 Sepulveds
Blvd., Culver City, CA without having a branch office
license, in violation of Code Section 10163,

h} Respondent used one unlicenaed fictitious business
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/14

name, "LRA" while ¢onduating its real estate activities, in
violation. of Ragulagion 2731,

The fcregoiug violations constitute cauvse for thé
suepension or revocation of Respondent LRA and Respondent
PO =« rcal estate 1icaﬁaes and license rights pngier'th@
provigions of Code Bectlons 10177(d), 10176(&); 10165 and/ox

10177 (g) .
Failure to SuQaiviae

9.

The acth, conduct and omissions set forth in ?aragxaph
8 above congtitute gr.tmnd.e; Ec: digeipline Respondent WNGNGEGENEEs =
licenge and license rights asg the brok@rwoﬁfiaér desgignated to bhe
reapahaib}a for falling to spupervise @ha agtivities of Raapondént
LRA pursuant to Code Section 10477(h}, 10177(d) and/or 10177(g)
for violation of Code Sectlon 10159.2.
/It R
e
/11

i1/
e
111
11
/71
/1
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WHEREFORE, Complainant prays that a hearing be
aonﬁuctéd on the allegétiuna of this Accusation and that upon
proof thereof; a declsion be rendered imposing disciplinary

action againgt all licenszes and/or license rights of Reapondent

LRA -FROPERTY MANAGEMENT INC ‘e formerly MM
R undeaer

Asgoglates, Ine., and Respondent ¢

the Real Estate Law and for such other and further relief as may

be proper under applicable provisions of law.

Dated at Los Angeles, ¢ cnnig'
this : day of ; 2005,

/s
eal Esfate Copfiiasioner

cey

T,

Property Management
‘Bacto,

Maria. Suares

Audits

- 10 -
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		4						Structural Issues		Alternate Text with no content		Passed		All tags with Alternate, Actual or Expansion Text have content associated with them.		

		5						Structural Issues		Empty Tags		Passed		No empty tags were detected in document.		

		6						Form Annotations		Form Annotations - Valid Tagging		Not Applicable		No Form Annotations were detected in this document.		

		7						Link Annotations		Link Annotations - Valid Tagging		Not Applicable		No tagged Link annotations were detected in this document.		

		8						Links		Includes Link Annotation		Not Applicable		No Link tags were detected in this document.		

		9						List		Valid Children		Not Applicable		No List elements were detected in this document.		

		10						List Item		LI - Valid Parent		Not Applicable		No List Items were detected in this document.		

		11						List Item		LBody - Valid Parent		Not Applicable		No LBody elements were detected in this document.		

		12						List Item		Lbl - Valid Parent		Not Applicable		No Lbl elements were detected in this document.		

		13						Other Annotations		Other Annotations - Valid Tagging		Not Applicable		No Annotations (other than Links and Widgets) were detected in this document.		

		14						RP, RT and RB		RP, RT and RB - Valid Parent		Not Applicable		No RP, RB or RT elements were detected in this document.		

		15						Ruby		Valid Children		Not Applicable		No Ruby elements were detected in this document.		

		16						Table		Valid Children		Not Applicable		No Table elements were detected in this document.		

		17						Table		Regularity		Not Applicable		No tables were detected in this document.		

		18						Table Cells		TD - Valid Parent		Not Applicable		No Table Data Cell or Header Cell elements were detected in this document.		

		19						Table Rows		Parent and children are valid		Not Applicable		No Table Row elements were detected in this document.		

		20						THead, TBody and TFoot		Parent and children are valid		Not Applicable		No THead, TFoot, or TBody elements were detected in this document.		

		21						TOC		Valid Children		Not Applicable		No TOC elements were detected in this document.		

		22						TOCI		Valid Parent and Children		Not Applicable		No TOCI elements were detected in this document.		

		23						Warichu		Warichu		Not Applicable		No Warichu elements were detected in this document.		

		24						WT and WP		WT and WP - Valid Parent		Not Applicable		No WP or WT elements were detected in the document		






Accessibility Results





Section 508





  

  

    		Index

    		Checkpoint

    		Status

    		Reason

    		Comments



  




  

  

WCAG 2.0 AA (Revised Section 508 - 2017)



 		Serial		Page No.		Element Path		Checkpoint Name		Test Name		Status		Reason		Comments

		1		1		Tags->0->2		Guideline 1.1 Provide text alternatives for all non-text content		Alternative Representation for Figures		Passed		Please verify that Alt of "Filed 10/24/05 by Department of Real Estate" is appropriate for the highlighted element.		Verification result set by user.

		2		9		Tags->0->28		Guideline 1.1 Provide text alternatives for all non-text content		Alternative Representation for Figures		Passed		Please verify that Alt of "Filed 4/19/05 by Department of Real Estate" is appropriate for the highlighted element.		Verification result set by user.

		3						Guideline 1.3 Create content that can be presented in different ways		Heading Levels		Passed		All Headings are nested correctly		

		4						Guideline 1.3 Create content that can be presented in different ways		Meaningful Sequence		Passed		No Untagged annotations were detected, and no elements have been untagged in this session.		

		5				Doc		Guideline 1.4 Make it easier for users to see and hear content including separating foreground from background.		Format, layout and color		Passed		Make sure that no information is conveyed by contrast, color, format or layout, or some combination thereof while the content is not tagged to reflect all meaning conveyed by the use of contrast, color, format or layout, or some combination thereof.		Verification result set by user.

		6				Doc		Guideline 1.4 Make it easier for users to see and hear content including separating foreground from background.		Minimum Contrast		Passed		Please ensure that the visual presentation of text and images of text has a contrast ratio of at least 4.5:1, except for Large text and images of large-scale text where it should have a contrast ratio of at least 3:1, or incidental content or logos

		Verification result set by user.

		7						Guideline 2.4 Provide ways to help users navigate, find content, and determine where they are		Headings defined		Passed		Headings have been defined for this document.		

		8						Guideline 2.4 Provide ways to help users navigate, find content, and determine where they are		Outlines (Bookmarks)		Passed		Bookmarks are logical and consistent with Heading Levels.		

		9				MetaData		Guideline 2.4 Provide ways to help users navigate, find content, and determine where they are		Metadata - Title and Viewer Preferences		Passed		Please verify that a document title of H31831LA_200312_P is appropriate for this document.		Verification result set by user.

		10				MetaData		Guideline 3.1 Make text content readable and understandable.		Language specified		Passed		Please ensure that the specified language (en) is appropriate for the document.		Verification result set by user.

		11						Guideline 3.2 Make Web pages appear and operate in predictable ways		Change of context		Passed		No actions are triggered when any element receives focus		

		12						Guideline 1.1 Provide text alternatives for all non-text content		Alternative Representation for Formulas		Not Applicable		No Formula tags were detected in this document.		

		13						Guideline 1.1 Provide text alternatives for all non-text content		Alternative Representation for Links		Not Applicable		No Link annotations were detected in document.		

		14						Guideline 1.1 Provide text alternatives for all non-text content		Alternative Representation for Forms		Not Applicable		No Form Fields were detected in this document.		

		15						Guideline 1.1 Provide text alternatives for all non-text content		Alternative Representation for Other Annotations		Not Applicable		No other annotations were detected in this document.		

		16						Guideline 1.2 Provide synchronized alternatives for multimedia.		Captions 		Not Applicable		No multimedia elements were detected in this document.		

		17						Guideline 1.3 Create content that can be presented in different ways		Form Annotations - Valid Tagging		Not Applicable		No Form Annotations were detected in this document.		

		18						Guideline 1.3 Create content that can be presented in different ways		Lbl - Valid Parent		Not Applicable		No Lbl elements were detected in this document.		

		19						Guideline 1.3 Create content that can be presented in different ways		LBody - Valid Parent		Not Applicable		No LBody elements were detected in this document.		

		20						Guideline 1.3 Create content that can be presented in different ways		Link Annotations		Not Applicable		No tagged Link annotations were detected in this document.		

		21						Guideline 1.3 Create content that can be presented in different ways		Links		Not Applicable		No Link tags were detected in this document.		

		22						Guideline 1.3 Create content that can be presented in different ways		List Item		Not Applicable		No List Items were detected in this document.		

		23						Guideline 1.3 Create content that can be presented in different ways		List		Not Applicable		No List elements were detected in this document.		

		24						Guideline 1.3 Create content that can be presented in different ways		Other Annotations - Valid Tagging		Not Applicable		No Annotations (other than Links and Widgets) were detected in this document.		

		25						Guideline 1.3 Create content that can be presented in different ways		RP, RT and RB - Valid Parent		Not Applicable		No RP, RB or RT elements were detected in this document.		

		26						Guideline 1.3 Create content that can be presented in different ways		Correct Structure - Ruby		Not Applicable		No Ruby elements were detected in this document.		

		27						Guideline 1.3 Create content that can be presented in different ways		Table Cells		Not Applicable		No Table Data Cell or Header Cell elements were detected in this document.		

		28						Guideline 1.3 Create content that can be presented in different ways		THead, TBody and TFoot		Not Applicable		No THead, TFoot, or TBody elements were detected in this document.		

		29						Guideline 1.3 Create content that can be presented in different ways		Table Rows		Not Applicable		No Table Row elements were detected in this document.		

		30						Guideline 1.3 Create content that can be presented in different ways		Table		Not Applicable		No Table elements were detected in this document.		

		31						Guideline 1.3 Create content that can be presented in different ways		Correct Structure - Warichu		Not Applicable		No Warichu elements were detected in this document.		

		32						Guideline 1.3 Create content that can be presented in different ways		Correct Structure - WT and WP		Not Applicable		No WP or WT elements were detected in the document		

		33						Guideline 1.3 Create content that can be presented in different ways		ListNumbering		Not Applicable		No List elements were detected in this document.		

		34						Guideline 1.3 Create content that can be presented in different ways		Header Cells		Not Applicable		No tables were detected in this document.		

		35						Guideline 1.3 Create content that can be presented in different ways		Summary attribute		Not Applicable		No Table elements were detected in the document.		

		36						Guideline 1.3 Create content that can be presented in different ways		Scope attribute		Not Applicable		No TH elements were detected in this document.		

		37						Guideline 1.3 Create content that can be presented in different ways		Article Threads		Not Applicable		No Article threads were detected in the document		

		38						Guideline 1.3 Create content that can be presented in different ways		Tabs Key		Not Applicable		Document does not have annotations		

		39						Guideline 1.4 Make it easier for users to see and hear content including separating foreground from background.		Images of text - OCR		Not Applicable		No raster-based images were detected in this document.		

		40						Guideline 2.1 Make all functionality operable via a keyboard interface		Server-side image maps		Not Applicable		No Link annotations were detected in this document.		

		41						Guideline 2.2 Provide users enough time to read and use content		Timing Adjustable		Not Applicable		No elements that could require a timed response found in this document.		

		42						Guideline 2.3 Do not design content in a way that is known to cause seizures		Three Flashes or Below Threshold		Not Applicable		No elements that could cause flicker were detected in this document.		

		43						Guideline 3.3 Help users avoid and correct mistakes		Required fields		Not Applicable		No Form Fields were detected in this document.		

		44						Guideline 3.3 Help users avoid and correct mistakes		Form fields value validation		Not Applicable		No form fields that may require validation detected in this document.		

		45						Guideline 4.1 Maximize compatibility with current and future user agents, including assistive technologies		4.1.2 Name, Role, Value		Not Applicable		No user interface components were detected in this document.		

		46				Pages->0		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 1 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		47				Pages->1		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 2 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		48				Pages->2		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 3 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		49				Pages->3		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 4 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		50				Pages->4		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 5 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		51				Pages->5		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 6 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		52				Pages->6		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 7 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		53				Pages->7		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 8 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		54				Pages->8		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 9 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		55				Pages->9		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 10 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		56				Pages->10		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 11 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		57				Pages->11		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 12 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		58				Pages->12		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 13 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		59				Pages->13		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 14 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		60				Pages->14		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 15 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		61				Pages->15		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 16 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		62				Pages->16		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 17 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		

		63				Pages->17		Guideline 3.2 Make Web pages appear and operate in predictable ways		Header/Footer pagination artifacts		Warning		Page 18 contains content but does not define header or footer pagination artifacts. Please confirm this is correct.		
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