Real Estate Owner and Operator Audit Checklist
	Client: [Client Name]
	Period end: [MM/DD/YYYY]

	Prepared by: [Initials] Date: [MM/DD/YYYY]
	Reviewed by: [Initials] Date: [MM/DD/YYYY]

	W/P reference: [Ref]
	Engagement: [Audit / Review / Compilation]



For entities that own, develop or lease out real estate. Risks concentrate in capitalization of costs, impairment, rent revenue and lease accounting, purchase price allocation on acquisitions, debt covenants and related-party property management.
1. Planning and understanding the entity
	Requirement
	Yes / No / N/A
	W/P ref
	Prepared / reviewed (initials, date)
	Comments

	1.1. Properties are listed by entity, with acquisition date, cost, debt and status (operating, under development, held for sale, held for investment)
	
	
	
	

	1.2. Ownership structure is mapped, including limited partnerships, LLC members, joint ventures and affiliated management companies; consolidation and variable interest entity analysis is documented (ASC 810)
	
	
	
	

	1.3. Loan agreements, guarantees and covenants (debt service coverage, loan to value, occupancy) are read and compliance is recomputed (ASC 470)
	
	
	
	

	1.4. Related-party property management, leasing, construction and development fee agreements are identified (ASC 850)
	
	
	
	

	1.5. Fraud risk assessment addresses capitalization of expenses, related-party transactions and manipulated occupancy or rent roll data (AU-C 240)
	
	
	
	



2. Rental revenue and receivables (ASC 842 as lessor)
	Requirement
	Yes / No / N/A
	W/P ref
	Prepared / reviewed (initials, date)
	Comments

	2.1. Rent roll at year end is agreed to the general ledger revenue and to lease files for a sample of tenants; tenant ledger balances agree to the rent roll
	
	
	
	

	2.2. Lease classification (operating, sales-type, direct financing) is documented; straight-line rent, free rent periods and tenant improvement allowances are recomputed for a sample of leases
	
	
	
	

	2.3. Collectibility is assessed lease by lease; where collection of lease payments is not probable at commencement, lease income is limited to the lesser of straight-line income and payments collected, and a later change in the assessment is recorded as a current-period adjustment to lease income (ASC 842-30-25-12 and 25-13)
	
	
	
	

	2.4. Lease modifications and concessions are evaluated, including the lessor election related to COVID-era concessions only if still relevant to the periods audited
	
	
	
	

	2.5. Recoveries (CAM, taxes, insurance) are recomputed against actual costs and reconciled with tenants; year-end true-up receivables or payables are recorded
	
	
	
	

	2.6. Percentage rent is recognized only when the sales threshold is met; tenant sales reports are tested
	
	
	
	

	2.7. Security deposits are agreed to the lease file and are held in restricted cash or bank accounts where state law requires
	
	
	
	

	2.8. Prepaid rent is recorded as a liability and not as revenue; revenue cutoff is tested at year end
	
	
	
	



3. Property acquisitions, development and capitalization
	Requirement
	Yes / No / N/A
	W/P ref
	Prepared / reviewed (initials, date)
	Comments

	3.1. Each acquisition is evaluated as an asset acquisition or a business combination, including the concentration screen (ASC 805-10-55); transaction costs are capitalized for asset acquisitions
	
	
	
	

	3.2. Purchase price allocation to land, buildings, improvements, in-place leases, above and below market leases and assumed debt is reviewed, including any valuation specialist used (AU-C 500)
	
	
	
	

	3.3. Costs capitalized to development projects are tested to invoices, draw requests and payroll; costs incurred after the property is substantially complete and ready for use are expensed (ASC 970-360)
	
	
	
	

	3.4. Interest and property taxes during construction are capitalized for qualifying assets and recomputed using actual borrowings (ASC 835-20)
	
	
	
	

	3.5. Capital expenditures are separated from repairs and maintenance for a sample of invoices; the capitalization policy is applied consistently
	
	
	
	

	3.6. Depreciation lives for buildings, improvements and tenant improvements are reasonable and tenant improvements are amortized over the shorter of life or lease term
	
	
	
	

	3.7. Accounts payable and retainage on construction are tested for completeness at year end (AU-C 330)
	
	
	
	



4. Impairment, held for sale and dispositions
	Requirement
	Yes / No / N/A
	W/P ref
	Prepared / reviewed (initials, date)
	Comments

	4.1. Impairment indicators are evaluated for each property: vacancy, declining rent, tenant bankruptcy, market change, expected hold period change (ASC 360-10-35-21)
	
	
	
	

	4.2. Where indicators exist, undiscounted cash flows are compared with carrying amount and fair value is measured when needed; management’s assumptions are tested (AU-C 540)
	
	
	
	

	4.3. Properties meeting held-for-sale criteria are measured at the lower of carrying amount or fair value less costs to sell and depreciation stops (ASC 360-10-45-9)
	
	
	
	

	4.4. Gains and losses on sales are recomputed; seller financing and continuing involvement are assessed (ASC 610-20)
	
	
	
	



5. Equity method, partners’ capital and debt
	Requirement
	Yes / No / N/A
	W/P ref
	Prepared / reviewed (initials, date)
	Comments

	5.1. Investments in unconsolidated entities are tested under the equity method: share of income, distributions and basis differences (ASC 323)
	
	
	
	

	5.2. Distributions to owners are agreed to the operating agreement and bank records; capital contributions and capital accounts roll forward
	
	
	
	

	5.3. Mortgage and construction debt are confirmed with lenders, including interest rate caps and swaps; derivative accounting and hedge documentation are evaluated (ASC 815)
	
	
	
	

	5.4. Debt issuance costs are presented as a reduction of the debt and amortized to interest expense over the term (ASC 835-30)
	
	
	
	

	5.5. Debt classification is evaluated for covenant violations and near-term maturities, including refinancing assessed under ASC 470-10-45 and ASC 205-40
	
	
	
	

	5.6. Guarantees by the entity or its owners of affiliate debt are disclosed (ASC 460)
	
	
	
	



6. Presentation and disclosure
	Requirement
	Yes / No / N/A
	W/P ref
	Prepared / reviewed (initials, date)
	Comments

	6.1. Lessor disclosures (lease income by type, maturity of undiscounted lease payments, risk management of residual value) are prepared (ASC 842-30-50)
	
	
	
	

	6.2. Related-party transactions, including fees to affiliated managers and developers, are disclosed (ASC 850)
	
	
	
	

	6.3. Real estate tax, insurance and environmental contingencies are evaluated and disclosed as needed (ASC 450, ASC 410-30)
	
	
	
	

	6.4. Supplementary schedules (for example schedule of real estate and accumulated depreciation if required by lender or investors) agree to the audited records (AU-C 725)
	
	
	
	



Conclusion and sign-off
Rental revenue, real estate assets, debt and related disclosures [are / are not] fairly stated, except for: ______
Exceptions and follow-up items: ______________________________________________
	Role
	Name / initials
	Date (MM/DD/YYYY)

	Prepared by
	
	

	Reviewed by (manager)
	
	

	Engagement partner or firm owner
	
	



Free template from CORAA (coraa.ai/us/templates). Draft for professional judgment: adapt it to the engagement and your firm’s methodology, have legal counsel review where needed, and check it against current AICPA, FASB and other applicable requirements before use.
