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ABOUT EDWARD TRAVERS II & BXP
 Certified Fraud Specialist (CFS)

 Certified Construction Professional (CCP)

 Certified Construction Auditor (CCA)

 Certified Internal Controls Auditor (CICA)

 Nearly 40 years experience in audit and 30 years in real estate industry

 Prior to BXP, managed due diligence audit for European acquisitions (based in Paris, France)

 Manager of Internal Audit for BXP

 BXP is a publically traded REIT (call sign BXP)

 BXP is the largest REIT in the US with approximately 200 properties in Five Regions

 Boston (55), New York (26), Washington DC (46), San Francisco (38), Los Angeles (27), Seattle (2)

 Typically 10 to 15+ new properties under construction and/or development

 BXP operates in three real estate industries markets

 Office (majority)

 Retail

 Residential

 BXP is a self operated owner, developer, construction, leasing and property management company



OBJECTIVE

 Understanding Fraud, Theft and Wrong-doing and how to mitigate the occurrence

 Understand the core approach of how BXP, the largest REIT in U.S. practices a continuous 
approach of mitigating (minimizing) the opportunity of risk

 Review the importance of strong controls

 Having controls linked to procedures/steps in policies to ensure they are used on a consistent 
and frequent bases.

 Mitigating theft, fraud and wrongdoing or any costly acts that would result in financial loss 
directly or indirectly to your organization

 Who’s ensuring it all is working as planned?



QUESTION #1

How many here recognize fraud, theft, and 

abuse to be real and can occur in any 

organization at anytime?



QUESTION #2

Due to COVID-19…

How many people think fraud, theft and abuse has increased 

by number of cases, volume of (re)-occurrence (repeat theft), 

and/or value stolen?



WHAT DO WE CALL IT?

▪ Theft

The action or crime of stealing; taking; pocketing; no real planning 
involved.  “Grab and Go”

▪ Fraud

Wrongful or criminal deception intended to result in 
financial or personal gain; well planned; needs three 
components to be called Fraud; Egregious acts

▪ Wrong-doing

Illegal or dishonest behavior



THE FRAUD TRIANGLE

Three conditions required for Fraud to occur:

Typically In this Order:

Motive/Pressure “financial pressure, addition”

Opportunity “no one is watching”

Rationalization “I haven’t received a raise” / “It’s only a loan, I’ll pay it back”



THE FRAUD COST

➢ 2021 data from the Federal Trade Commission reveals total fraud losses of $5.9 billion in the US

➢ There were nearly 6 million reports of fraud made to the FTC in 2021…with 25% reporting a loss

➢ The data represents a 70% increase in fraud losses compared to 2020

➢ The median loss for construction fraud in 2021 was $200,000

➢ Fraud comes in the forms of:

❑ Falsified Payments

❑ Bid-Rigging / Bribery (totals nearly 42% of construction fraud)

❑ Substituting materials with components of lower quality

❑ Embezzlement

➢ Almost 90% of those who engage in fraud have no prior record
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❑ Manipulation of Payroll Records

❑ Billing Schemes

❑ Misappropriation of tools and materials

❑ Skimming





TYPES OF PREVENTATIVE MEASURERS TO CONSIDER

 Tools

 Policies and Procedures

 Contract/Agreement Procedures

 Contract

 Master Agreements

 Statement of Works

 Work Authorization

 Measurers/Controls

 Authorization Matrix

 Segregation of Duties

 Approach

 DNU List

 Approval Process

 3rd Party/Subcontractor Policies



WHAT TOOLS: 

POLICIES AND PROCEDURES / AGREEMENT PROCEDURES

 We all think we have the best policies and procedures

 We all think we cover all areas important

 Networking and learning from others

 Understanding creating and understanding your objectives

 Creating a Step-by-Step approach that has strong controls but doesn’t inhibit the 
goals of the organization.  Strong vs. Flexible

 Establishing a comfort level what is “material” and what is “non-material”



DEFENSIVE QUESTIONING

▪ Why is your gut feeling so important?

▪ How to limit the opportunity?

▪ What preventative controls can we mitigate?

▪ What policies and procedures make sense?

▪ “Policing” presence?

▪ How can training employees help?



BEST MITIGATING DEFENSE

POLICY



BIDDING POLICY



BIDDING PROCEDURE











AGREEMENT PROCEDURES







LET’S TALK ABOUT OTHER APPROACHES: 

DNU LIST / APPROVAL PROCESS / 3RD PARTY POLICES (SUBS)

 What’s good for your employees should be equally good for outside vendors 

acting on your organizations behalf.

 We all have “THAT” list that we don’t want to “play” with or even

talk about

 Before moving forward, did you get approval first?



MEASURERS: 
AUTHORIZATION MATRIX / SEGREGATION OF DUTIES

 Who can do what?

 Who can do what up to what threshold?

 Who can do what up to what threshold before going to someone else?





OTHER AREAS TO CONSIDER
 Payables – Invoice process; Check Processing, Wire Processing, Check Signing (threshold)

 Segregation of Duties (governance)

 Vendor Set Up

 3rd Party Insurance Requirement for indemnification

 Transparency

 Credit Card, Pcard, Employee Reimbursement processes

 Procurement – inventory of goods, office purchases, equipment, currier services, etc.

 Controls that operate through policies but don’t inhibit what we hired people to do

 What environment do you have?

 What office/family community/culture do you have?

 Is your compensation competitive

 Salary

 Bonus Plan

 Medical, Dental, vision

 Retirement Plan

 Flexible Hours

 Are you a Micro or Macro Manager



WHO’S JOB IS IT TO BE WATCHING?

 Everyone! Who’s everyone you ask?

 Executives – Own the responsibility

 Management – Executives rely on

 Employees – power in numbers, Code of Conduct / Code of Ethics

 Outside vendors – managing as we do inside

 INTERNAL AUDIT

 Independents

 Public companies required to have

 Private companies should consider

 Visibility / Presence / Awareness

 Availability / Assistance / Information

 Gate Keepers of governance

 Manage Controls



TYPES OF PREVENTATIVE MEASURERS TO CONSIDER

 Tools

 Policies and Procedures

 Contract/Agreement Procedures

 Contract

 Master Agreements

 Statement of Works

 Work Authorization

 Measurers/Controls

 Authorization Matrix

 Segregation of Duties

 Approach

 DNU List

 Approval Process

 3rd Party/Subcontractor Policies

LET’S RECAP:





Thank you.


