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Ashford Hospitality Trust’s core objective is to maximize long-term total shareholder 
returns. Our Board, management team, and affiliates are aligned with this goal 
given our high insider ownership of 17%, which exceeds the peer average by 
approximately five times. This alignment motivates us and continues to be one 
of our many key differentiators. We pride ourselves on thinking and acting like 
owners when it comes to implementing strategies. Since our initial public offering 
in 2003, our efforts have consistently focused on ways to create shareholder 
value. Many of our approaches have been economically transformational as we 
attempt to optimize the strategic and financial impact of our transaction, capital 
markets, asset management, and governance initiatives. While we have a long-
term strategic vision, we do not lose sight of short-term results.  We believe that 
we can improve upon our performance relative to our peers and are taking steps 
to enhance our results. 

Our business approach relies on disciplined investment activity, proactive asset 
management, and timely capital markets execution. Regarding investments, we 
are focused on acquiring predominantly upper upscale, full-service hotels across 
the U.S.  However, our existing ownership of several upscale select-service hotels 
also adds balance to our portfolio given higher operating margins and geographic 
diversity. We believe our investment strategy is appealing given a deep transaction 
pipeline, attractive initial yields, and potential value-add opportunities. Our asset 
management initiatives are widespread, and they are intended to enhance our 
operating performance, drive ancillary revenue and preserve operating margins. 
Lastly, we have proven our financial expertise over multiple cycles. Our approach 
focuses on how to best capitalize on lodging and financial market opportunities.

We are externally advised by Ashford Inc., and we believe that this relationship 
provides unique benefits.  Our affiliate companies within Ashford Inc. are high-
quality service providers that can drive better operational performance and add 
value to our hotel portfolio. Moreover, our alignment with Ashford Inc. can result 
in significant competitive advantages.  We believe that the Enhanced Return 
Funding Program (“ERFP”) with Ashford Inc. is one such example.  The highlights of 
this program are clear, simple and impactful. Ashford Inc. committed to provide up 
to $50 million to Ashford Trust on a programmatic basis, equating to approximately 
10% of each new investment’s acquisition price. 

Using the ERFP, in January 2019, we acquired the 310-room Embassy Suites New 
York Manhattan Times Square for $195 million. This newly constructed, 41-story 
hotel, ideally located near Bryant Park and Times Square, benefits from being 
the only Embassy Suites in the Manhattan market. As part of this transaction, we 
received a $19.5 million ERFP commitment from Ashford Inc. 

Additionally, in February 2019, we purchased the Hilton Santa Cruz/Scotts Valley for 
$50 million. This hotel has an attractive location near the expanding tech market 
in San Jose and is just minutes from Santa Cruz, one of Northern California’s most 
desirable beach communities. This property is the only full-service, Hilton-branded 
asset in the Santa Cruz market.   Not only did this acquisition benefit from $5 
million of ERFP, but $10.5 million of the purchase price was funded by the issuance 
of operating partnership units at an attractive price of $7.00 per share. 

We intend for the ERFP to turn good deals into great deals.  Although we still have 
capacity remaining under the ERFP, we will not grow just for growth’s sake.  We 
expect our investments to enhance total shareholder returns. Given the current 
challenging operating environment, we will continue to be prudent with our 
capital.

Disciplined capital recycling is an important component of our strategy. We believe 
selling hotels should not simply achieve a stated portfolio objective but should also 
encompass a broader economic strategy. Our property sales seek to enhance value 
as well as rotate capital to achieve better yields, enter stronger markets or improve 
our balance sheet. As a result, we engage in both opportunistic and measured 
sales efforts. Several factors that guide our hotel sale decisions include: RevPAR 
growth, future capital expenditures, loan impact, net proceeds redeployment 
opportunities, and overall results on EBITDA.  

Towards this end, in August 2019, we sold the 251-room Marriott Plaza San 
Antonio for $34.0 million. The sales price, inclusive of the buyer’s estimated capex, 
represented a trailing twelve-month cap rate of 4.9% on net operating income 
and a 17.1x Hotel EBITDA multiple as of June 30, 2019. After the loan payoff and 
transaction costs, the net proceeds from this sale were approximately $6.0 million. 
We also completed the sales of the 156-room Courtyard Savannah Downtown and 
the 128-room Hilton Garden Inn Wisconsin Dells for a total of $37.8 million. The 
combined sales price, inclusive of the buyers’ estimated capex, equated to a trailing 
twelve-month cap rate of 5.3% on net operating income and a 16.2x Hotel EBITDA 
multiple as of June 30, 2019. Proceeds from the sales were used to pay down debt.  
In December 2019, we sold the 102-room SpringHill Suites Jacksonville for $11.2 
million. The sales price, inclusive of the buyer’s estimated capex of $2.5 million, 
resulted in a trailing twelve-month cap rate of 5.9% on net operating income and 
a 14.3x Hotel EBITDA multiple as of October 31, 2019. Each of these transactions 
demonstrates our successful focus on unlocking embedded value in our portfolio.  
Note that these sales’ EBITDA multiples are significantly higher than where our 
overall portfolio is publicly valued, in spite of our remaining portfolio having 
higher RevPAR than each of these sold hotels. We believe these transactions are 
indicative of a greater intrinsic value of our assets.

Another transaction exemplifying a creative approach to maximizing the value 
of our assets is evident at the Hilton St. Petersburg Bayfront.  In October 2019, 
we announced the sale at above appraised value of a 1.65-acre parking lot to a 
developer who will build a 35-story condominium tower and parking garage. Net 
proceeds from the first payment tranche resulted in $8.0 million of debt paydown.  
Upon completion, we will benefit from additional proceeds along with upgraded 
covered parking for the same 205 spaces we previously owned. 

With respect to our asset management initiatives, we remain diligent in 
exploring ways to increase operational profitability, create value through 
capital improvements, and enhance our competitive position.  As the industry 
experiences cost pressures due to the tight labor market and a challenging RevPAR 
environment, we believe we have a competitive advantage in mitigating margin 
impact given our affiliate Remington Hotels manages approximately 59% of our 
EBITDA. Remington Hotels is a skilled operator with cyclical experience. In five 
out of the past six years, we have outperformed our peers in EBITDA growth.  At 
year-end 2019, our portfolio’s RevPAR penetration index was the highest in recent 
history. We believe our capital expenditures in 2019, combined with previous years’ 
refreshes, contributed to these market gains. 

During 2019, we continued to invest in our portfolio to maintain competitiveness. 
In total, we invested approximately $159 million in capital expenditures during the 
year at primarily 16 properties. This included significant renovations at the Marriott 
DFW, Renaissance Nashville, Hyatt Coral Gables, and Ritz-Carlton Atlanta.  We 
continuously identify opportunities to create value throughout the portfolio. For 
several years, our capital investment as a percentage of revenue has significantly 
exceeded our peer average.  Going forward, we believe that our assets will benefit 
from these guestroom, meeting space, and public area refreshes that will better 
position the hotels in their respective markets. Moreover, we anticipate lower 
capital expenditures in the near term.  

The depth and diversity of our portfolio give us the opportunity to evaluate brand 
or management conversions to enhance value. In October 2019, we entered into 
a new franchise agreement with Marriott International to convert our Crowne 
Plaza La Concha Key West to an Autograph Collection property by July 2022. The 
agreement includes a $13.7 million property improvement plan.  We anticipate the 
conversion will create a distinctive style for the hotel that is commensurate with the 
upper upscale Autograph product. With its prime location in Old Town Key West, 
the upbranding of this landmark hotel should elevate the property into a desirable 
niche in the very attractive, high-barrier-to-entry, high-RevPAR Key West market.  
In October 2019, we also announced a new franchise agreement for the 252-room 
Hilton Alexandria Old Town whereby the hotel transitioned from being Hilton-
managed to being managed by Remington Hotels. We believe there is a valuation 
premium for franchised hotels, and this management conversion did not trigger a 
property improvement plan. 

In addition to our focus on maximizing asset value, we also proactively take steps to 
drive ancillary income, control costs, and preserve operating margins. This includes 
market analysis to leverage opportunities in restaurant and banquet prices, 
directing eCommerce spending to various digital programs to increase visibility, 
and advertising to the leisure and group segments, as well as utilizing programs 
to introduce more efficient methods of performing work duties to reduce payroll 
hours.

Our capital markets initiatives center on our goal to maximize long-term 
shareholder value and improve our balance sheet. We also seek to preserve cash for 
financial flexibility to address working capital needs, provide a hedge in uncertain 
financial times, or pursue accretive investment opportunities. During 2019, we 
completed several refinancings of our non-recourse, property-level debt that 
extended our maturities, reduced our cost of capital, strengthened our balance 
sheet, and improved our liquidity. We capitalized on favorable debt pricing and 
refinanced four mortgage loans, representing five hotels, for approximately $302 
million that resulted in approximately $59 million of excess proceeds as well as 
45 basis points of weighted average spread reduction compared to the prior loan 
terms. Our refinancing efforts successfully extended our maturity schedule to an 
average of 4.8 years assuming full extension of loan terms.  We believe that our 
skill in managing capital markets activity throughout lodging cycles is one of our 
many competitive advantages.

We also continue to pursue transactions that we believe will enhance returns 
for our shareholders. In October, we executed a stock purchase agreement with 
Ashford Inc. under which Ashford Inc. purchased 393,077 shares of its common 
stock for $30 per share, resulting in total proceeds of approximately $11.8 million 
to Ashford Trust.  We also distributed 205,086 shares of Ashford Inc. common stock 
to our common shareholders and unitholders through a pro-rata, taxable dividend.  
The proceeds from this sale provided us additional financial flexibility, while the 
distribution of the remaining shares demonstrated our commitment to unlocking 
meaningful value for our common shareholders. 

As for our 2019 financial and operating highlights, at year-end, our portfolio 
consisted of 117 hotels containing 24,916 net rooms spread across 30 states.  Our 
2019 financial performance benefitted from our geographically diverse portfolio, 
consisting of high-quality, well-positioned assets across the U.S. We believe that this 
geographic profile provides some very distinct advantages with respect to operating 
performance as comparable RevPAR for our hotels increased 1.4% to $128.26, 
driven by a 1.7% increase in rate and a 0.3% decrease in occupancy. We are also 
pleased to report a 1.3 percentage point increase in our RevPAR penetration index, 
which we believe is evidence of strong hotel operations and the benefits of the 
recent capital expenditures at our hotels. Adjusted EBITDA for 2019 totaled $425.0 
million, and AFFO per share was $1.22. This performance emphasizes the quality of 
our portfolio as well as the strength of our asset management capabilities.

We also strive for best practices related to public company governance. Collectively, 
the Board continues to provide valuable input and sound judgment as we move 
forward to execute our strategy, and enhance long-term value for Ashford Trust 
shareholders.

During 2019, we returned approximately $31 million to common shareholders 
in cash dividends, equating to $0.30 per common share on an annualized basis, 
generating one of the highest yields among our hotel REIT peers.    

As we look ahead to 2020, the adverse effects of the novel strain of coronavirus 
(Covid-19) are currently impacting the lodging industry and our performance.  
While we are working to mitigate the consequences, the full impact may not be 
known for some time.  

We remain committed to generating solid operating performance, completing 
opportunistic transactions, and proactively managing our balance sheet. We 
appreciate your continued trust and support and look forward to continuing to 
work diligently to increase shareholder value.

Sincerely,

Douglas A. Kessler
President & Chief Executive Officer
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Ashford Hospitality Trust’s core objective is to maximize long-term total shareholder 
returns. Our Board, management team, and affiliates are aligned with this goal 
given our high insider ownership of 17%, which exceeds the peer average by 
approximately five times. This alignment motivates us and continues to be one 
of our many key differentiators. We pride ourselves on thinking and acting like 
owners when it comes to implementing strategies. Since our initial public offering 
in 2003, our efforts have consistently focused on ways to create shareholder 
value. Many of our approaches have been economically transformational as we 
attempt to optimize the strategic and financial impact of our transaction, capital 
markets, asset management, and governance initiatives. While we have a long-
term strategic vision, we do not lose sight of short-term results.  We believe that 
we can improve upon our performance relative to our peers and are taking steps 
to enhance our results. 

Our business approach relies on disciplined investment activity, proactive asset 
management, and timely capital markets execution. Regarding investments, we 
are focused on acquiring predominantly upper upscale, full-service hotels across 
the U.S.  However, our existing ownership of several upscale select-service hotels 
also adds balance to our portfolio given higher operating margins and geographic 
diversity. We believe our investment strategy is appealing given a deep transaction 
pipeline, attractive initial yields, and potential value-add opportunities. Our asset 
management initiatives are widespread, and they are intended to enhance our 
operating performance, drive ancillary revenue and preserve operating margins. 
Lastly, we have proven our financial expertise over multiple cycles. Our approach 
focuses on how to best capitalize on lodging and financial market opportunities.

We are externally advised by Ashford Inc., and we believe that this relationship 
provides unique benefits.  Our affiliate companies within Ashford Inc. are high-
quality service providers that can drive better operational performance and add 
value to our hotel portfolio. Moreover, our alignment with Ashford Inc. can result 
in significant competitive advantages.  We believe that the Enhanced Return 
Funding Program (“ERFP”) with Ashford Inc. is one such example.  The highlights of 
this program are clear, simple and impactful. Ashford Inc. committed to provide up 
to $50 million to Ashford Trust on a programmatic basis, equating to approximately 
10% of each new investment’s acquisition price. 

Using the ERFP, in January 2019, we acquired the 310-room Embassy Suites New 
York Manhattan Times Square for $195 million. This newly constructed, 41-story 
hotel, ideally located near Bryant Park and Times Square, benefits from being 
the only Embassy Suites in the Manhattan market. As part of this transaction, we 
received a $19.5 million ERFP commitment from Ashford Inc. 

Additionally, in February 2019, we purchased the Hilton Santa Cruz/Scotts Valley for 
$50 million. This hotel has an attractive location near the expanding tech market 
in San Jose and is just minutes from Santa Cruz, one of Northern California’s most 
desirable beach communities. This property is the only full-service, Hilton-branded 
asset in the Santa Cruz market.   Not only did this acquisition benefit from $5 
million of ERFP, but $10.5 million of the purchase price was funded by the issuance 
of operating partnership units at an attractive price of $7.00 per share. 

We intend for the ERFP to turn good deals into great deals.  Although we still have 
capacity remaining under the ERFP, we will not grow just for growth’s sake.  We 
expect our investments to enhance total shareholder returns. Given the current 
challenging operating environment, we will continue to be prudent with our 
capital.

Disciplined capital recycling is an important component of our strategy. We believe 
selling hotels should not simply achieve a stated portfolio objective but should also 
encompass a broader economic strategy. Our property sales seek to enhance value 
as well as rotate capital to achieve better yields, enter stronger markets or improve 
our balance sheet. As a result, we engage in both opportunistic and measured 
sales efforts. Several factors that guide our hotel sale decisions include: RevPAR 
growth, future capital expenditures, loan impact, net proceeds redeployment 
opportunities, and overall results on EBITDA.  

Towards this end, in August 2019, we sold the 251-room Marriott Plaza San 
Antonio for $34.0 million. The sales price, inclusive of the buyer’s estimated capex, 
represented a trailing twelve-month cap rate of 4.9% on net operating income 
and a 17.1x Hotel EBITDA multiple as of June 30, 2019. After the loan payoff and 
transaction costs, the net proceeds from this sale were approximately $6.0 million. 
We also completed the sales of the 156-room Courtyard Savannah Downtown and 
the 128-room Hilton Garden Inn Wisconsin Dells for a total of $37.8 million. The 
combined sales price, inclusive of the buyers’ estimated capex, equated to a trailing 
twelve-month cap rate of 5.3% on net operating income and a 16.2x Hotel EBITDA 
multiple as of June 30, 2019. Proceeds from the sales were used to pay down debt.  
In December 2019, we sold the 102-room SpringHill Suites Jacksonville for $11.2 
million. The sales price, inclusive of the buyer’s estimated capex of $2.5 million, 
resulted in a trailing twelve-month cap rate of 5.9% on net operating income and 
a 14.3x Hotel EBITDA multiple as of October 31, 2019. Each of these transactions 
demonstrates our successful focus on unlocking embedded value in our portfolio.  
Note that these sales’ EBITDA multiples are significantly higher than where our 
overall portfolio is publicly valued, in spite of our remaining portfolio having 
higher RevPAR than each of these sold hotels. We believe these transactions are 
indicative of a greater intrinsic value of our assets.

Another transaction exemplifying a creative approach to maximizing the value 
of our assets is evident at the Hilton St. Petersburg Bayfront.  In October 2019, 
we announced the sale at above appraised value of a 1.65-acre parking lot to a 
developer who will build a 35-story condominium tower and parking garage. Net 
proceeds from the first payment tranche resulted in $8.0 million of debt paydown.  
Upon completion, we will benefit from additional proceeds along with upgraded 
covered parking for the same 205 spaces we previously owned. 

With respect to our asset management initiatives, we remain diligent in 
exploring ways to increase operational profitability, create value through 
capital improvements, and enhance our competitive position.  As the industry 
experiences cost pressures due to the tight labor market and a challenging RevPAR 
environment, we believe we have a competitive advantage in mitigating margin 
impact given our affiliate Remington Hotels manages approximately 59% of our 
EBITDA. Remington Hotels is a skilled operator with cyclical experience. In five 
out of the past six years, we have outperformed our peers in EBITDA growth.  At 
year-end 2019, our portfolio’s RevPAR penetration index was the highest in recent 
history. We believe our capital expenditures in 2019, combined with previous years’ 
refreshes, contributed to these market gains. 

During 2019, we continued to invest in our portfolio to maintain competitiveness. 
In total, we invested approximately $159 million in capital expenditures during the 
year at primarily 16 properties. This included significant renovations at the Marriott 
DFW, Renaissance Nashville, Hyatt Coral Gables, and Ritz-Carlton Atlanta.  We 
continuously identify opportunities to create value throughout the portfolio. For 
several years, our capital investment as a percentage of revenue has significantly 
exceeded our peer average.  Going forward, we believe that our assets will benefit 
from these guestroom, meeting space, and public area refreshes that will better 
position the hotels in their respective markets. Moreover, we anticipate lower 
capital expenditures in the near term.  

The depth and diversity of our portfolio give us the opportunity to evaluate brand 
or management conversions to enhance value. In October 2019, we entered into 
a new franchise agreement with Marriott International to convert our Crowne 
Plaza La Concha Key West to an Autograph Collection property by July 2022. The 
agreement includes a $13.7 million property improvement plan.  We anticipate the 
conversion will create a distinctive style for the hotel that is commensurate with the 
upper upscale Autograph product. With its prime location in Old Town Key West, 
the upbranding of this landmark hotel should elevate the property into a desirable 
niche in the very attractive, high-barrier-to-entry, high-RevPAR Key West market.  
In October 2019, we also announced a new franchise agreement for the 252-room 
Hilton Alexandria Old Town whereby the hotel transitioned from being Hilton-
managed to being managed by Remington Hotels. We believe there is a valuation 
premium for franchised hotels, and this management conversion did not trigger a 
property improvement plan. 

In addition to our focus on maximizing asset value, we also proactively take steps to 
drive ancillary income, control costs, and preserve operating margins. This includes 
market analysis to leverage opportunities in restaurant and banquet prices, 
directing eCommerce spending to various digital programs to increase visibility, 
and advertising to the leisure and group segments, as well as utilizing programs 
to introduce more efficient methods of performing work duties to reduce payroll 
hours.

Our capital markets initiatives center on our goal to maximize long-term 
shareholder value and improve our balance sheet. We also seek to preserve cash for 
financial flexibility to address working capital needs, provide a hedge in uncertain 
financial times, or pursue accretive investment opportunities. During 2019, we 
completed several refinancings of our non-recourse, property-level debt that 
extended our maturities, reduced our cost of capital, strengthened our balance 
sheet, and improved our liquidity. We capitalized on favorable debt pricing and 
refinanced four mortgage loans, representing five hotels, for approximately $302 
million that resulted in approximately $59 million of excess proceeds as well as 
45 basis points of weighted average spread reduction compared to the prior loan 
terms. Our refinancing efforts successfully extended our maturity schedule to an 
average of 4.8 years assuming full extension of loan terms.  We believe that our 
skill in managing capital markets activity throughout lodging cycles is one of our 
many competitive advantages.

We also continue to pursue transactions that we believe will enhance returns 
for our shareholders. In October, we executed a stock purchase agreement with 
Ashford Inc. under which Ashford Inc. purchased 393,077 shares of its common 
stock for $30 per share, resulting in total proceeds of approximately $11.8 million 
to Ashford Trust.  We also distributed 205,086 shares of Ashford Inc. common stock 
to our common shareholders and unitholders through a pro-rata, taxable dividend.  
The proceeds from this sale provided us additional financial flexibility, while the 
distribution of the remaining shares demonstrated our commitment to unlocking 
meaningful value for our common shareholders. 

As for our 2019 financial and operating highlights, at year-end, our portfolio 
consisted of 117 hotels containing 24,916 net rooms spread across 30 states.  Our 
2019 financial performance benefitted from our geographically diverse portfolio, 
consisting of high-quality, well-positioned assets across the U.S. We believe that this 
geographic profile provides some very distinct advantages with respect to operating 
performance as comparable RevPAR for our hotels increased 1.4% to $128.26, 
driven by a 1.7% increase in rate and a 0.3% decrease in occupancy. We are also 
pleased to report a 1.3 percentage point increase in our RevPAR penetration index, 
which we believe is evidence of strong hotel operations and the benefits of the 
recent capital expenditures at our hotels. Adjusted EBITDA for 2019 totaled $425.0 
million, and AFFO per share was $1.22. This performance emphasizes the quality of 
our portfolio as well as the strength of our asset management capabilities.

We also strive for best practices related to public company governance. Collectively, 
the Board continues to provide valuable input and sound judgment as we move 
forward to execute our strategy, and enhance long-term value for Ashford Trust 
shareholders.

During 2019, we returned approximately $31 million to common shareholders 
in cash dividends, equating to $0.30 per common share on an annualized basis, 
generating one of the highest yields among our hotel REIT peers.    

As we look ahead to 2020, the adverse effects of the novel strain of coronavirus 
(Covid-19) are currently impacting the lodging industry and our performance.  
While we are working to mitigate the consequences, the full impact may not be 
known for some time.  

We remain committed to generating solid operating performance, completing 
opportunistic transactions, and proactively managing our balance sheet. We 
appreciate your continued trust and support and look forward to continuing to 
work diligently to increase shareholder value.

Sincerely,

Douglas A. Kessler
President & Chief Executive Officer
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Independent Auditors
BDO USA, LLP
Dallas, Texas

 

Corporate InformationOfficers and Directors

Forward-Looking Statements
This report contains forward-looking statements within the meaning of the federal securities
laws. Ashford Hospitality Trust, Inc. (the “Company” or “we” or “our”) cautions investors that
any forward-looking statements presented herein, or which management may make orally or
in writing from time to time, are based on management’s beliefs and assumptions at that time.
Throughout this report, words such as “anticipate,” “believe,” “expect,” “intend,” “may,”
“might,” “plan,” “estimate,” “project,” “should,” “will,” “result,” and other similar expressions,
which do not relate solely to historical matters, are intended to identify forward-looking
statements. Such statements are subject to risks, uncertainties, and assumptions and are not
guarantees of future performance, which may be affected by known and unknown risks, trends,
uncertainties, and factors beyond our control. Should one or more of these risks or uncertainties
materialize, or should underlying assumptions prove incorrect, actual results may vary materially
from those anticipated, estimated, or projected. We caution investors that while forward-looking
statements reflect our good faith beliefs at the time they are made, such statements
are not guarantees of future performance and are impacted by actual events that occur after
such statements are made. We expressly disclaim any responsibility to update forward-looking
statements, whether as a result of new information, future events, or otherwise. Accordingly,
investors should use caution in relying on past forward-looking statements, which are based on
results and trends at the time they are made, to anticipate future results or trends.
Some of the risks and uncertainties that may cause our actual results, performance, or
achievements to differ materially from those expressed or implied by forward-looking statements
include, among others, those discussed in our Annual Report on Form 10-K under the heading
“Risk Factors.” These risks and uncertainties continue to be relevant to our performance and
financial condition. Moreover, we operate in a very competitive and rapidly changing environment
where new risk factors emerge from time to time. It is not possible for management to predict all
such risk factors, nor can it assess the impact of all such risk factors on our business or the extent
to which any factor, or combination of factors, may cause actual results to differ materially from
those contained in any forward-looking statements. Given these risks and uncertainties, investors
should not place undue reliance on forward-looking statements as a prediction of actual results.

 

 

Legal Counsel

Annual Report on Form  
10-K/Investor Contact
A copy of the Ashford Hospitality Trust Annual 
Report on Form 10-K for fiscal 2019, was filed 
with the Securities and Exchange Commission 
on March 12, 2020 and is included with this 
report. Additional copies of the report and 
copies of the exhibits referenced therein are 
available from the Company. Requests for 
these items and other investor contacts should 
be directed to Joseph Calabrese of Financial 
Relations Board at (212) 827-3772.

Cadwalader, Wickersham & Taft, LLP
New York, New York

Annual Meeting
The annual meeting of shareholders will be 
held on May 14, 2020, at 9:30 a.m. CT at 

OFFICERS

Douglas A. Kessler
Chief Executive Officer
& President

Deric S. Eubanks
Chief Financial Officer and Treasurer

Mark L. Nunneley
Chief Accounting Officer

J. Robison Hays III
Chief Strategy Officer

Jeremy J. Welter
Chief Operating Officer

Robert G. Haiman
Executive Vice President,
General Counsel & Secretary

BOARD OF DIRECTORS

Monty J. Bennett
Chairman of the Board

Benjamin J. Ansell, M.D.
Founder, Director and Chairman of
the Board UCLA Executive
Health Program

Amish Gupta
Chief Operating Officer / Partner
RETC, LP

Kamal Jafarnia
General Counsel and CCO
Artivest

Frederick J. Kleisner
Hotelier, CEO (Ret.)Wyndham Int’l.

Alan L. Tallis
Principal
Alan L. Tallis & Associates

Sheri L. Pantermuehl
Chief Financial Officer
Alan Ritchey, Inc

CHAIRMAN EMERITUS

Archie Bennett, Jr.

Ashford Hospitality Trust, Inc.,
14185 Dallas Parkway, Suite 1200,
Dallas, Texas 75254. Shareholders of
record as of the close of business on 
March 16, 2020 will be entitled to 
vote at this meeting.

Gallery

Crowne Plaza Key West 
Key West, Florida

Marriott Sugar Land 
Houston, Texas

One Ocean 
Atlantic Beach, Florida

La Posada de Santa Fe 
Santa Fe, New Mexico
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Corporate InformationOfficers and Directors

Forward-Looking Statements
This report contains forward-looking statements within the meaning of the federal securities
laws. Ashford Hospitality Trust, Inc. (the “Company” or “we” or “our”) cautions investors that
any forward-looking statements presented herein, or which management may make orally or
in writing from time to time, are based on management’s beliefs and assumptions at that time.
Throughout this report, words such as “anticipate,” “believe,” “expect,” “intend,” “may,”
“might,” “plan,” “estimate,” “project,” “should,” “will,” “result,” and other similar expressions,
which do not relate solely to historical matters, are intended to identify forward-looking
statements. Such statements are subject to risks, uncertainties, and assumptions and are not
guarantees of future performance, which may be affected by known and unknown risks, trends,
uncertainties, and factors beyond our control. Should one or more of these risks or uncertainties
materialize, or should underlying assumptions prove incorrect, actual results may vary materially
from those anticipated, estimated, or projected. We caution investors that while forward-looking
statements reflect our good faith beliefs at the time they are made, such statements
are not guarantees of future performance and are impacted by actual events that occur after
such statements are made. We expressly disclaim any responsibility to update forward-looking
statements, whether as a result of new information, future events, or otherwise. Accordingly,
investors should use caution in relying on past forward-looking statements, which are based on
results and trends at the time they are made, to anticipate future results or trends.
Some of the risks and uncertainties that may cause our actual results, performance, or
achievements to differ materially from those expressed or implied by forward-looking statements
include, among others, those discussed in our Annual Report on Form 10-K under the heading
“Risk Factors.” These risks and uncertainties continue to be relevant to our performance and
financial condition. Moreover, we operate in a very competitive and rapidly changing environment
where new risk factors emerge from time to time. It is not possible for management to predict all
such risk factors, nor can it assess the impact of all such risk factors on our business or the extent
to which any factor, or combination of factors, may cause actual results to differ materially from
those contained in any forward-looking statements. Given these risks and uncertainties, investors
should not place undue reliance on forward-looking statements as a prediction of actual results.
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PART I

Item 1. Business

GENERAL



BUSINESS STRATEGIES

Direct Hotel Investments

Other Transactions

BUSINESS SEGMENTS

FINANCING STRATEGY



DISTRIBUTION POLICY



COMPETITION

EMPLOYEES

ENVIRONMENTAL MATTERS



INSURANCE

FRANCHISE LICENSES



SEASONALITY

ACCESS TO REPORTS AND OTHER INFORMATION

Item 1A. Risk Factors

RISKS RELATED TO OUR BUSINESS

A financial crisis, economic slowdown, or epidemic or other economically disruptive events may harm the operating 
performance of the hotel industry generally. If such events occur, we may be harmed by declines in occupancy, average daily 
room rates and/or other operating revenues.



The hotel industry is highly competitive and the hotels in which we invest are subject to competition from other hotels for 
guests.

Because we depend upon our advisor and its affiliates to conduct our operations, any adverse changes in the financial 
condition of our advisor or its affiliates or our relationship with them could hinder our operating performance.

We depend on our advisor’s key personnel with long-standing business relationships. The loss of our advisor’s key personnel 
could threaten our ability to operate our business successfully.

The aggregate amount of fees and expense reimbursements paid to our advisor, (as provided in our advisory agreement) 
will exceed the average of internalized expenses of our industry peers as a percentage of total market capitalization. As a part 
of these fees, we must pay a minimum advisory fee to our advisor regardless of our performance.

Our joint venture investments could be adversely affected by our lack of sole decision-making authority, our reliance on a 
co-venturer’s financial condition and disputes between us and our co-venturers.



Our business strategy depends on our continued growth. We may fail to integrate recent and additional investments into 
our operations or otherwise manage our future growth, which may adversely affect our operating results.

We may be unable to identify additional investments that meet our investment criteria or to acquire the properties we have 
under contract.

Hotel franchise or license requirements or the loss of a franchise could adversely affect us.



Our investments are concentrated in particular segments of a single industry.

Our reliance on Remington Hotels, a subsidiary of Ashford Inc., and on third party hotel managers to operate our hotels 
and for a substantial majority of our cash flow may adversely affect us.

i.e.

Our management agreements could adversely affect our sale or financing of hotel properties.

If we cannot obtain additional capital, our growth will be limited.



We may not realize the anticipated benefits of the Enhanced Return Funding Program.

We compete with other hotels for guests and face competition for acquisitions and sales of hotel properties and of desirable 
debt investments.



We face risks related to changes in the domestic and global political and economic environment, including capital and credit 
markets.

We are increasingly dependent on information technology, and potential cyber-attacks, security problems or other disruption 
and expanding social media vehicles present new risks.

Changes in laws, regulations, or policies may adversely affect our business.

Our business could be adversely impacted if there are deficiencies in our disclosure controls and procedures or internal 
control over financial reporting.

We may experience losses caused by severe weather conditions, natural disasters or the physical effects of climate change.



RISKS RELATED TO OUR DEBT FINANCING

We have a significant amount of debt, and our organizational documents have no limitation on the amount of additional 
indebtedness that we may incur in the future.

Increases in interest rates could increase our debt payments.

If we default on our secured debt in the future, the lenders may foreclose on our hotels.



We may enter into other transactions which could further exacerbate the risks to our financial condition. The use of debt 
to finance future acquisitions could restrict operations, inhibit our ability to grow our business and revenues, and negatively 
affect our business and financial results.

Covenants, “cash trap” provisions or other terms in our mortgage loans, as well as any future credit facility, could limit our 
flexibility and adversely affect our financial condition or our qualification as a REIT.

There is refinancing risk associated with our debt.



Our hedging strategies may not be successful in mitigating our risks associated with interest rates and could reduce the 
overall returns on an investment in our company. 

We may be adversely affected by changes in LIBOR reporting practices, the method in which LIBOR is determined or the 
use of alternative reference rates.

RISKS RELATED TO HOTEL INVESTMENTS

We are subject to general risks associated with operating hotels.



The outbreak of the novel coronavirus (COVID-19) has significantly impacted our occupancy rates and RevPar.

Declines in or disruptions to the travel industry could adversely affect our business and financial performance.



Some of our hotels are subject to ground leases; if we are found to be in breach of a ground lease or are unable to renew 
a ground lease, our business could be materially and adversely affected.

We may have to make significant capital expenditures to maintain our hotel properties, and any development activities we 
undertake may be more costly than we anticipate.

 



The hotel business is seasonal, which affects our results of operations from quarter to quarter.

The cyclical nature of the lodging industry may cause fluctuations in our operating performance, which could have a 
material adverse effect on us. 

Many real estate costs are fixed, even if revenue from our hotels decreases.

Our operating expenses may increase in the future which could cause us to raise our room rates, which may deplete room 
occupancy, or cause us to realize lower net operating income as a result of increased expenses that are not offset by increased 
room rates, in either case decreasing our cash flow and our operating results. 

The increasing use of Internet travel intermediaries by consumers may adversely affect our profitability.

We may be adversely affected by increased use of business-related technology, which may reduce the need for business-
related travel. 



Our hotels may be subject to unknown or contingent liabilities which could cause us to incur substantial costs.

Future terrorist attacks or changes in terror alert levels could materially and adversely affect us.

We are subject to risks associated with the employment of hotel personnel, particularly with hotels that employ unionized 
labor.



RISKS RELATED TO CONFLICTS OF INTEREST

Our agreements with our external advisor, as well as our mutual exclusivity agreement and management agreements with 
Remington Hotels and Premier, subsidiaries of Ashford Inc., were not negotiated on an arm’s-length basis, and we may pursue 
less vigorous enforcement of their terms because of conflicts of interest with certain of our executive officers and directors and 
key employees of our advisor.

The termination fee payable to our advisor significantly increases the cost to us of terminating our advisory agreement, 
thereby effectively limiting our ability to terminate our advisor without cause and could make a change of control transaction 
less likely or the terms thereof less attractive to us and to our stockholders. 

Our advisor manages other entities and may direct attractive investment opportunities away from us. If we change our 
investment guidelines, our advisor is not restricted from advising clients with similar investment guidelines.



Our advisor and its key employees, who are Braemar’s, Ashford Inc.’s and our executive officers, face competing demands 
relating to their time and this may adversely affect our operations.

Our business could be negatively affected as a result of actions by activist stockholders.

Conflicts of interest could result in our management acting other than in our stockholders’ best interest.



Ashford Inc.’s ability to exercise significant influence over the determination of the competitive set for any hotels managed 
by Remington Hotels could artificially enhance the perception of the performance of a hotel, making it more difficult to use 
managers other than Remington Hotels for future properties.

Under the terms of our hotel management mutual exclusivity agreement with Remington Hotels, Remington Hotels may 
be able to pursue lodging investment opportunities that compete with us.



Our fiduciary duties as the general partner of our operating partnership could create conflicts of interest, which may impede 
business decisions that could benefit our stockholders.

Our conflicts of interest policy may not adequately address all of the conflicts of interest that may arise with respect to our 
activities.

RISKS RELATED TO DERIVATIVE TRANSACTIONS 

We have engaged in and may continue to engage in derivative transactions, which can limit our gains and expose us to 
losses.



We are subject to the risk of default or insolvency by the hospitality entities underlying our investments.

The derivatives provisions of the Dodd-Frank Act and related rules could have an adverse effect on our ability to use 
derivative instruments to reduce the negative effect of interest rate fluctuations on our results of operations and liquidity, credit 
default risks and other risks associated with our business.



RISKS RELATED TO INVESTMENTS IN SECURITIES, MORTGAGES AND MEZZANINE LOANS

Our earnings are dependent, in part, upon the performance of our investment portfolio.

Debt investments that are not United States government insured involve risk of loss.

We may invest in non-recourse loans, which will limit our recovery to the value of the mortgaged property.

Investment yields affect our decision whether to originate or purchase investments and the price offered for such investments.

Volatility of values of mortgaged properties may adversely affect our mortgage loans.

Mezzanine loans involve greater risks of loss than senior loans secured by income-producing properties.



The assets associated with certain of our derivative transactions do not constitute qualified REIT assets and the related 
income will not constitute qualified REIT income. Significant fluctuations in the value of such assets or the related income 
could jeopardize our REIT status or result in additional tax liabilities.

Our prior investment performance is not indicative of future results.

Our investment portfolio will contain investments concentrated in a single industry and will not be fully diversified.

The values of our investments are affected by the U.S. credit and financial markets and, as such, may fluctuate.

We may invest in securities for which there is no liquid market, and we may be unable to dispose of such securities at the 
time or in the manner that may be most favorable to us, which may adversely affect our business.

RISKS RELATED TO THE REAL ESTATE INDUSTRY

Illiquidity of real estate investments could significantly impede our ability to respond to adverse changes in the performance 
of our hotel properties and harm our financial condition.



Increases in property taxes would increase our operating costs, reduce our income and adversely affect our ability to make 
distributions to our stockholders. 

The costs of compliance with or liabilities under environmental laws may harm our operating results.

Our properties and the properties underlying our mortgage loans may contain or develop harmful mold, which could lead 
to liability for adverse health effects and costs of remediating the problem.



Compliance with the Americans with Disabilities Act and fire, safety, and other regulations may require us or our borrowers 
to incur substantial costs.

We may obtain only limited warranties when we purchase a property and would have only limited recourse if our due 
diligence did not identify any issues that lower the value of our property, which could adversely affect our financial condition 
and ability to make distributions to our stockholders. 

We may experience uninsured or underinsured losses.



RISKS RELATED TO OUR STATUS AS A REIT

If we do not qualify as a REIT, we will be subject to tax as a regular corporation and could face substantial tax liability.

Even if we qualify and remain qualified as a REIT, we may face other tax liabilities that reduce our cash flow.

Failure to make required distributions would subject us to U.S. federal corporate income tax. 



Our TRS lessee structure increases our overall tax liability. 

If our leases with our TRS lessees are not respected as true leases for U.S. federal income tax purposes, we would fail to 
qualify as a REIT.

Our ownership of TRSs is limited and our transactions with our TRSs will cause us to be subject to a 100% penalty tax on 
certain income or deductions if those transactions are not conducted on arm’s-length terms. 

If our hotel managers, including Ashford Hospitality Services, LLC and its subsidiaries (including Remington Hotels) do 
not qualify as “eligible independent contractors,” we would fail to qualify as a REIT.



Dividends payable by REITs do not qualify for the reduced tax rates available for some dividends. 

If our operating partnership failed to qualify as a partnership for U.S. federal income tax purposes, we would cease to 
qualify as a REIT and would be subject to higher taxes and have less cash available for distribution to our stockholders and 
suffer other adverse consequences.



Complying with REIT requirements may cause us to forego otherwise attractive opportunities.

Complying with REIT requirements may limit our ability to hedge effectively.

Complying with REIT requirements may force us to liquidate otherwise attractive investments.

Complying with REIT requirements may force us to borrow to make distributions to our stockholders.



We may in the future choose to pay taxable dividends in our shares of our common stock instead of cash, in which case 
stockholders may be required to pay income taxes in excess of the cash dividends they receive.

The prohibited transactions tax may limit our ability to dispose of our properties.

The ability of our board of directors to revoke our REIT qualification without stockholder approval may cause adverse 
consequences to our stockholders.

We may be subject to adverse legislative or regulatory tax changes that could reduce the market price of our securities.

If Braemar failed to qualify as a REIT for 2013, it would significantly affect our ability to maintain our REIT status.



Your investment in our securities has various federal, state, and local income tax risks that could affect the value of your 
investment.

Our failure to qualify as a REIT would potentially give rise to a claim for damages from Braemar.

Declines in the values of our investments may make it more difficult for us to maintain our qualification as a REIT or 
exemption from the Investment Company Act.

RISKS RELATED TO OUR CORPORATE STRUCTURE

Our charter, the partnership agreement of our operating partnership and Maryland law contain provisions that may delay 
or prevent a change of control transaction.

Our board of directors may create and issue a class or series of common stock or preferred stock without stockholder 
approval. 

Certain provisions in the partnership agreement of our operating partnership may delay or prevent unsolicited acquisitions 
of us.



Because provisions contained in Maryland law and our charter may have an anti-takeover effect, investors may be prevented 
from receiving a “control premium” for their shares.

Certain other provisions of Maryland law, if they became applicable to us, could inhibit changes in control.



We depend on our operating partnership and its subsidiaries for cash flow and are effectively structurally subordinated in 
right of payment to the obligations of our operating partnership and its subsidiaries, which could adversely affect our ability 
to make distributions to our stockholders. 

Offerings of debt securities, which would be senior to our common stock and any preferred stock upon liquidation, or equity 
securities, which would dilute our existing stockholders’ holdings and could be senior to our common stock for the purposes 
of dividend distributions, may adversely affect the market price of our common stock and any preferred stock.

Securities eligible for future sale may have adverse effects on the market price of our securities.

An increase in market interest rates may have an adverse effect on the market price of our securities.



Our board of directors can take many actions without stockholder approval. 

The ability of our board of directors to change our major policies without the consent of stockholders may not be in our 
stockholders’ interest.

Our rights and the rights of our stockholders to take action against our directors and officers are limited. 



Future issuances of securities, including our common stock and preferred stock, could reduce existing investors’ relative 
voting power and percentage of ownership and may dilute our share value.

Item 1B. Unresolved Staff Comments



Item 2. Properties

OFFICES. 

HOTEL PROPERTIES. 

Hotel Property Location Service Type
Total

Rooms
%

Owned
Owned
Rooms

Year Ended December 31, 2019
Occupancy ADR RevPAR

Fee Simple Properties



Hotel Property Location Service Type
Total

Rooms
%

Owned
Owned
Rooms

Year Ended December 31, 2019
Occupancy ADR RevPAR



Hotel Property Location Service Type
Total

Rooms
%

Owned
Owned
Rooms

Year Ended December 31, 2019
Occupancy ADR RevPAR

Ground Lease Properties

Item 3. Legal Proceedings

Litigation Palm Beach Florida Hotel and Office Building Limited Partnership, et al. v. Nantucket Enterprises, Inc. 

Pedro Membrives and Michele Spero, individually and on behalf of others similarly situated v. HHC TRS FP 
Portfolio LLC, Remington Lodging & Hospitality, LLC, Remington Holdings LLC, Remington Long Island Employers, LLC, et 



al., Index No. 607828/2015 (Sup. Ct. Nassau Cty.)

Item 4. Mine Safety Disclosures

PART II

Item 5. Market for Registrant’s Common Equity, Related Stockholder Matters and Issuer Purchases of Equity Securities

(a) Market Price of and Dividends on Registrant’s Common Equity and Related Stockholder Matters

Market Price and Dividend Information

 



Characterization of Distributions

2019 2018 2017
Amount % Amount % Amount %



Equity Compensation Plan Information

Number of Securities to
be Issued Upon

Exercise of Outstanding
Options, Warrants and

Rights

Weighted-Average
Exercise Price Of

Outstanding
Options, Warrants,

And Rights

Number of
 Securities 
Remaining 

Available for 
Future Issuance

Performance Graph



COMPARISON OF 5 YEAR CUMULATIVE TOTAL RETURN
Among Ashford Hospitality Trust, Inc., the S&P Index and the FTSE NAREIT Lodging & Resorts Index

Purchases of Equity Securities by the Issuer

Period

Total
Number of

Shares
Purchased

Average
Price Paid
Per Share

Total Number of
Shares Purchased as

Part of Publicly
Announced Plan (1)

Maximum Dollar
Value of Shares That

May Yet Be Purchased
Under the Plan



Item 6. Selected Financial Data

Year Ended December 31,
2019 2018 2017 2016 2015

(in thousands, except per share amounts)
Statements of Operations Data:

December 31,
2019 2018 2017 2016 2015

(in thousands)
Balance Sheets Data:

Year Ended December 31,
2019 2018 2017 2016 2015

(in thousands, except per share amounts)
Other Data:



Item 7. Management’s Discussion and Analysis of Financial Condition and Results of Operations

This section of this Form 10-K generally discusses 2019 and 2018 items and year-to-year comparisons between 2019 and 2018. 
Discussions of 2017 items and year-to-year comparisons between 2018 and 2017 that are not included in this Form 10-K can be 
found in “Management’s Discussion and Analysis of Financial Condition and Results of Operations” in Part II, Item 7 of the 
Company’s Annual Report on Form 10-K for the year ended December 31, 2018.

EXECUTIVE OVERVIEW

General

RECENT DEVELOPMENTS

COVID-19 Impact



Other Developments



RESULTS OF OPERATIONS

Key Indicators of Operating Performance

Occupancy

ADR

RevPAR



Principal Factors Affecting Our Results of Operations

Demand

Supply

Revenue

Hotel Operating Expenses



Year Ended December 31,
Favorable (Unfavorable)

Change
2019 2018 2017 2019 to 2018 2018 to 2017



Comparison of Year Ended December 31, 2019 with Year Ended December 31, 2018

Hotel Properties Location Type Date

Year Ended December 31,
2019 2018

Year Ended December 31,
2019 2018

Net Income (Loss) Attributable to the Company. 

Revenue. 



Hotel Operating Expenses. 

Property Taxes, Insurance, and Other. 

Depreciation and Amortization. 

Impairment Charges. 

Transaction Costs. 

Advisory Service Fee. 

Corporate, General and Administrative. 

Gain (Loss) on Sale of Assets and Hotel Properties. 



Equity in Earnings (Loss) of Unconsolidated Entities. 

Interest Income.

Other Income (Expense). 

Interest Expense and Amortization of Loan Costs. 

Write-off of Premiums, Loan Costs and Exit Fees. 

Unrealized Gain (Loss) on Marketable Securities.

Unrealized Gain (Loss) on Derivatives. 

Income Tax (Expense) Benefit. 

(Income) Loss from Consolidated Entities Attributable to Noncontrolling Interests. 

Net (Income) Loss Attributable to Redeemable Noncontrolling Interests in Operating Partnership. 

LIQUIDITY AND CAPITAL RESOURCES





Secured Credit Facility

Sources and Uses of Cash

Net Cash Flows Provided by (Used in) Operating Activities. 

Net Cash Flows Provided by (Used in) Investing Activities. 

Net Cash Flows Provided by (Used in) Financing Activities. 



Dividend Policy.



INFLATION

SEASONALITY

OFF-BALANCE SHEET ARRANGEMENTS

CONTRACTUAL OBLIGATIONS AND COMMITMENTS

Payments Due by Period
< 1 Year 1-3 Years 3-5 Years > 5 Years Total

Contractual obligations excluding extension options:

CRITICAL ACCOUNTING POLICIES

Impairment of Investments in Hotel Properties



Income Taxes

RECENTLY ADOPTED ACCOUNTING STANDARDS

Leases 

Codification Improvements to Topic 
842, Leases Leases Targeted Improvements

Leases Narrow-Scope 
Improvements for Lessors 



RECENTLY ISSUED ACCOUNTING STANDARDS

Financial Instruments - Credit Losses (Topic 326): Measurement of Credit 
Losses on Financial Instruments

Codification Improvements to Topic 
326, Financial Instruments – Credit Losses

Leases Financial Instruments – Credit 
Losses (Topic 326), Derivatives and Hedging (Topic 815) and Leases (Topic 842): Effective Dates 

Codification Improvements to Topic 326, Financial Instruments – Credit Losses

Investments – Equity Securities (Topic 321), Investments—Equity Method 
and Joint Ventures (Topic 323), and Derivatives and Hedging (Topic 815) – Clarifying the Interactions between Topic 321, Topic 
323, and Topic 815 (a consensus of the Emerging Issues Task Force)

Topic 323, Investments—Equity Method and Joint Ventures

NON-GAAP FINANCIAL MEASURES



Year Ended December 31,
2019 2018 2017

Net income (loss)

EBITDA

EBITDAre

Adjusted EBITDAre





Year Ended December 31,
2019 2018 2017



Item 7A.  Quantitative and Qualitative Disclosures About Market Risk



Item 8. Financial Statements and Supplementary Data



Report of Independent Registered Public Accounting Firm

Opinion on the Consolidated Financial Statements 

,

Internal Control - Integrated Framework (2013)

Adoption of New Accounting Standard

Leases.

Basis for Opinion



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
CONSOLIDATED BALANCE SHEETS

(in thousands, except share and per share amounts)

December 31,
2019 2018

Assets

Liabilities and Equity

See Notes to Consolidated Financial Statements.



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
CONSOLIDATED STATEMENTS OF OPERATIONS

(in thousands, except per share amounts)

Year Ended December 31,
2019 2018 2017

Revenue

Expenses

Operating income (loss)

Income (loss) before income taxes

Net income (loss)

Net income (loss) attributable to the Company

Net income (loss) attributable to common stockholders
Income (loss) per share – basic and diluted:
Basic:

Diluted:

See Notes to Consolidated Financial Statements.



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
CONSOLIDATED STATEMENTS OF COMPREHENSIVE INCOME (LOSS)

(in thousands)

Year Ended December 31,
2019 2018 2017

Net income (loss)
Other comprehensive income (loss), net of tax:

Total comprehensive income (loss)

Comprehensive income (loss) attributable to the Company

See Notes to Consolidated Financial Statements.
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ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
CONSOLIDATED STATEMENTS OF CASH FLOWS

(in thousands)

Year Ended December 31,
2019 2018 2017

Cash Flows from Operating Activities

Cash Flows from Investing Activities

Cash Flows from Financing Activities



Year Ended December 31,
2019 2018 2017

Supplemental Cash Flow Information

Supplemental Disclosure of Investing and Financing Activities

Supplemental Disclosure of Cash, Cash Equivalents and Restricted Cash

See Notes to Consolidated Financial Statements.



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

For the Years Ended December 31, 2019, 2018 and 2017 

1. Organization and Description of Business

2. Significant Accounting Policies

Basis of Presentation



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Hotel Property Location Type Date

Use of Estimates

Cash and Cash Equivalents

Restricted Cash

Marketable Securities

Accounts Receivable

Inventories

Investments in Hotel Properties, net



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Impairment of Investments in Hotel Properties

Hotel Dispositions

Assets Held for Sale

Investments in Unconsolidated Entities

Notes Receivable, net

Impairment of Notes Receivable

Leases



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Intangible Assets and Liabilities

Deferred Costs, net

Derivative Instruments and Hedging

Due to/from Related Parties

Due to/from Ashford Inc.

Due to/from Third-Party Hotel Managers

Unfavorable Management Contract Liabilities



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Noncontrolling Interests

Revenue Recognition

Revenue Recognition

Other Hotel Expenses

Advertising Costs



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Equity-Based Compensation Compensation—
Stock Compensation (Topic 718): Improvements to Nonemployee Share-Based Payment Accounting 

Depreciation and Amortization

Income Taxes

.

Income (Loss) Per Share

Recently Adopted Accounting Standards Leases 



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Codification Improvements to Topic 842, Leases Leases Targeted 
Improvements

Leases Narrow-Scope 
Improvements for Lessors 

Recently Issued Accounting Standards Financial Instruments - Credit Losses 
(Topic 326): Measurement of Credit Losses on Financial Instruments

Codification Improvements to Topic 326, Financial Instruments – Credit Losses

Leases
Financial Instruments – Credit Losses (Topic 326), Derivatives and Hedging (Topic 815) and Leases (Topic 842): 

Effective Dates Codification Improvements to Topic 326, 
Financial Instruments – Credit Losses

Investments – Equity Securities (Topic 321), Investments—Equity Method 
and Joint Ventures (Topic 323), and Derivatives and Hedging (Topic 815) – Clarifying the Interactions between Topic 321, Topic 
323, and Topic 815 (a consensus of the Emerging Issues Task Force)

Topic 323, Investments—Equity Method and Joint Ventures

3. Revenue



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Year Ended December 31, 2019
Primary Geographical Market Number of Hotels Rooms Food and Beverage Other Hotel Other Total

Year Ended December 31, 2018
Primary Geographical Market Number of Hotels Rooms Food and Beverage Other Hotel Other Total



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Year ended December 31, 2017
Primary Geographical Market Number of Hotels Rooms Food and Beverage Other Hotel Other Total

4. Investments in Hotel Properties, net

December 31,
2019 2018

Acquisitions

Embassy Suites New York Manhattan Times Square



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Year Ended
December 31, 2019

Hilton Santa Cruz/Scotts Valley



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Year Ended
December 31, 2019

5. Hotel Dispositions, Land Sale, Impairment Charges and Insurance Recoveries

Hotel Dispositions



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Year Ended December 31,
2019 2018 2017

Land Sale

Total

Impairment Charges and Insurance Recoveries



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

6. Leases



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

December 31, 2019
Assets

Liabilities

Classification
Year Ended

December 31, 2019

Year Ended
December 31, 2019

Supplemental Cash Flows Information

Weighted Average Remaining Lease Term

Weighted Average Discount Rate

Operating Leases



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Enhanced Return Funding Program

7. Investment in Unconsolidated Entities

Ashford Inc.



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Ashford Inc.
Condensed Consolidated Balance Sheet

December 31, 2018

Ashford Inc.
Condensed Consolidated Statements of Operations

Year Ended December 31,
2019 2018 2017

OpenKey



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

December 31, 2019 December 31, 2018

Year Ended December 31,
Line Item 2019 2018 2017

AQUA U.S. Fund



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

8. Indebtedness, net

December 31, 2019 December 31, 2018

Indebtedness Collateral Maturity Interest Rate
Debt

Balance
Book Value
of Collateral

Debt
Balance

Book Value
of Collateral



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

.

.

.



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Mortgage Loan Principal Amount (in thousands) Interest Rate Secured Hotel Properties



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Year Ended December 31,
Line Item 2019 2018 2017



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

9. Notes Receivable, net and Other

Notes Receivable, net

Interest Rate December 31, 2019
Construction Financing Note (1)

Certificate of Occupancy Note (3)



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Other

Imputed
Interest Rate December 31, 2019

10. Derivative Instruments and Hedging

Interest Rate Derivatives

Year Ended December 31,
2019 2018 2017

Interest rate caps:

Interest rate floors:



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

December 31, 2019 December 31, 2018
Interest rate caps:

Interest rate floors: (2)

Credit Default Swap Derivatives

Futures Contracts

11. Fair Value Measurements

Fair Value Hierarchy



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Assets and Liabilities Measured at Fair Value on a Recurring Basis

Quoted Market
Prices (Level 1)

Significant
Other

Observable
Inputs (Level 2)

Significant
Unobservable

Inputs (Level 3)

Counter-party 
and Cash 
Collateral 
Netting (1) Total

December 31, 2019:
Assets

Liabilities

December 31, 2018:
Assets

Liabilities



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Effect of Fair Value Measured Assets and Liabilities on Consolidated Statements of Operations

Gain (Loss) Recognized in Income
Year Ended December 31,

2019 2018 2017
Assets

(4) (4) (4)

Liabilities

Total combined

(1) (1) (1)

(2) (4) (2) (4) (2) (4)

(2) (2)

(3) (3) (3)

(2) (2) (2)



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

12. Summary of Fair Value of Financial Instruments

December 31, 2019 December 31, 2018
Carrying Value Estimated Fair Value Carrying Value Estimated Fair Value

Financial assets and liabilities measured at fair value:

Financial assets not measured at fair value:

Financial liabilities not measured at fair value:

Cash, cash equivalents, and restricted cash

Accounts receivable, net, accounts payable and accrued expenses, dividends and distributions payable, due to/from related 
parties, net, due to Ashford Inc., net and due to/from third-party hotel managers. 

Notes receivable, net.
.

Marketable securities.

Indebtedness. 

Derivative assets, net and derivative liabilities, net.



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

13. Income (Loss) Per Share

Year Ended December 31,
2019 2018 2017

Income (loss) allocated to common stockholders – basic and diluted:

Distributed and undistributed income (loss) allocated to common stockholders - basic
and diluted

Weighted average common shares outstanding:

Basic income (loss) per share:

Diluted income (loss) per share:



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Year Ended December 31,
2019 2018 2017

14. Redeemable Noncontrolling Interests in Operating Partnership



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Year Ended December 31,
Type Line Item 2019 2018 2017

December 31, 2019 December 31, 2018

Year Ended December 31,
2019 2018 2017

Year Ended December 31,
2019 2018 2017



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

15. Equity

Common Stock and Preferred Stock Repurchases

At-the-Market Equity Offering Program

Year Ended December 31,
2019 2018 2017

Preferred Stock

8.55% Series A Cumulative Preferred Stock. 

8.45% Series D Cumulative Preferred Stock. 

 Series F Cumulative Preferred Stock. 



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

 Series G Cumulative Preferred Stock. 

7.50% Series H Cumulative Preferred Stock. 

 Series I Cumulative Preferred Stock.



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Dividends

Year Ended December 31,
2019 2018 2017

Noncontrolling Interests in Consolidated Entities

December 31,
2019 2018

Year Ended December 31,
Line Item 2019 2018 2017

16. Stock-Based Compensation

Restricted Stock Units



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Year Ended December 31,
Line Item 2019 2018 2017

Year Ended December 31,
2019 2018 2017

Units

Weighted
Average
Price at
Grant Units

Weighted
Average
Price at
Grant Units

Weighted
Average
Price at
Grant

Performance Stock Units

Year Ended December 31,
Line Item 2019 2018 2017



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Year Ended December 31,
2019 2018 2017

Units

Weighted
Average Price

at Grant Units

Weighted
Average Price

at Grant Units

Weighted
Average Price

at Grant

17. Related Party Transactions

Remington Lodging (prior to Ashford Inc. acquisitions)

Year Ended December 31,
2019 2018 2017



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Ashford Inc.

Advisory Agreement

Year Ended December 31,
2019 2018 2017

Advisory services fee



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Ashford Securities

Enhanced Return Funding Program



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Project Management Agreement

Hotel Management Agreement



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Summary of Transactions

Year Ended December 31, 2019

Company Product or Service Total
Investments in Hotel 

Properties, net (1) Indebtedness, net (2)
Other Hotel

Revenue
Other Hotel

Expenses
Management

Fees

Year Ended December 31, 2019

Company Product or Service Total

Property Taxes,
Insurance and

Other
Advisory

Services Fee

Corporate,
General and

Administrative

Gain (Loss) on Sale
of Assets and Hotel

Properties

Write-off of
Premiums, Loan

Costs and Exit Fees

Year Ended December 31, 2018

Company Product or Service Total
Investments in Hotel 

Properties, net (1) Indebtedness, net (2)
Other

Revenue
Other Hotel

Expenses
Corporate, General
and Administrative

Year Ended December 31, 2017

Company Product or Service Total
Investments in Hotel 

Properties, net (1) Indebtedness, net (2)
Other

Revenue
Other Hotel

Expenses
Corporate, General
and Administrative



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Due to Ashford Inc.
Company Product or Service December 31, 2019 December 31, 2018

18. Commitments and Contingencies

Restricted Cash

Franchise Fees

Year Ended December 31,
Line Item 2019 2018 2017

Management Fees



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Leases

Capital Commitments

Litigation Palm Beach Florida Hotel and Office Building Limited Partnership, et al. v. Nantucket Enterprises, Inc. 

Pedro Membrives and Michele Spero, individually and on behalf of others similarly situated v. HHC TRS FP 
Portfolio LLC, Remington Lodging & Hospitality, LLC, Remington Holdings LLC, Remington Long Island Employers, LLC, et 
al., Index No. 607828/2015 (Sup. Ct. Nassau Cty.)



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Income Taxes

Potential Pension Liabilities

19. Income Taxes



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

Year Ended December 31,
2019 2018 2017

Year Ended December 31,
2019 2018 2017



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

December 31,
2019 2018

Year Ended December 31,
2019 2018 2017



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

20. Deferred Costs, net

December 31,
2019 2018

21. Intangible Assets, net and Intangible Liabilities, net

Intangible Assets, net Intangible Liabilities, net
December 31, December 31,

2019 2018 2019 2018



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

22. Concentration of Risk

23. Segment Reporting



ASHFORD HOSPITALITY TRUST, INC. AND SUBSIDIARIES
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS (continued)

24. Selected Quarterly Financial Data (Unaudited)

First
Quarter

Second
Quarter

Third
Quarter

Fourth
Quarter

Full
Year

2019

2018

25. Subsequent Events



Item 9. Changes in and Disagreements with Accountants on Accounting and Financial Disclosure

Item 9A. Controls and Procedures

EVALUATION OF DISCLOSURE CONTROLS AND PROCEDURES

MANAGEMENT’S ANNUAL REPORT ON INTERNAL CONTROL OVER FINANCIAL REPORTING

CHANGES IN INTERNAL CONTROL OVER FINANCIAL REPORTING



Report of Independent Registered Public Accounting Firm

Opinion on Internal Control over Financial Reporting

Internal Control - Integrated Framework (2013)

.

Basis for Opinion

Definition and Limitations of Internal Control over Financial Reporting



Item 9B. Other Information

PART III

Item 10. Directors, Executive Officers and Corporate Governance

Item 11. Executive Compensation

Item 12. Security Ownership of Certain Beneficial Owners and Management and Related Stockholder Matters

Item 13. Certain Relationships and Related Transactions, and Director Independence

Item 14. Principal Accountant Fees and Services

PART IV

Item 15. Exhibits, Financial Statement Schedules

(a), (c) Financial Statement Schedules



(b) Exhibits

Exhibit Description



Exhibit Description



Exhibit Description



Exhibit Description



Exhibit Description

Submitted electronically with this report.
Submitted electronically with this report.
Submitted electronically with this report.
Submitted electronically with this report.
Submitted electronically with this report.
Submitted electronically with this report.

Item 16. Form 10-K Summary
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Corporate InformationOfficers and Directors

Forward-Looking Statements
This report contains forward-looking statements within the meaning of the federal securities
laws. Ashford Hospitality Trust, Inc. (the “Company” or “we” or “our”) cautions investors that
any forward-looking statements presented herein, or which management may make orally or
in writing from time to time, are based on management’s beliefs and assumptions at that time.
Throughout this report, words such as “anticipate,” “believe,” “expect,” “intend,” “may,”
“might,” “plan,” “estimate,” “project,” “should,” “will,” “result,” and other similar expressions,
which do not relate solely to historical matters, are intended to identify forward-looking
statements. Such statements are subject to risks, uncertainties, and assumptions and are not
guarantees of future performance, which may be affected by known and unknown risks, trends,
uncertainties, and factors beyond our control. Should one or more of these risks or uncertainties
materialize, or should underlying assumptions prove incorrect, actual results may vary materially
from those anticipated, estimated, or projected. We caution investors that while forward-looking
statements reflect our good faith beliefs at the time they are made, such statements
are not guarantees of future performance and are impacted by actual events that occur after
such statements are made. We expressly disclaim any responsibility to update forward-looking
statements, whether as a result of new information, future events, or otherwise. Accordingly,
investors should use caution in relying on past forward-looking statements, which are based on
results and trends at the time they are made, to anticipate future results or trends.
Some of the risks and uncertainties that may cause our actual results, performance, or
achievements to differ materially from those expressed or implied by forward-looking statements
include, among others, those discussed in our Annual Report on Form 10-K under the heading
“Risk Factors.” These risks and uncertainties continue to be relevant to our performance and
financial condition. Moreover, we operate in a very competitive and rapidly changing environment
where new risk factors emerge from time to time. It is not possible for management to predict all
such risk factors, nor can it assess the impact of all such risk factors on our business or the extent
to which any factor, or combination of factors, may cause actual results to differ materially from
those contained in any forward-looking statements. Given these risks and uncertainties, investors
should not place undue reliance on forward-looking statements as a prediction of actual results.

 

 

Legal Counsel

Annual Report on Form  
10-K/Investor Contact
A copy of the Ashford Hospitality Trust Annual 
Report on Form 10-K for fiscal 2019, was filed 
with the Securities and Exchange Commission 
on March 12, 2020 and is included with this 
report. Additional copies of the report and 
copies of the exhibits referenced therein are 
available from the Company. Requests for 
these items and other investor contacts should 
be directed to Joseph Calabrese of Financial 
Relations Board at (212) 827-3772.

Cadwalader, Wickersham & Taft, LLP
New York, New York

Annual Meeting
The annual meeting of shareholders will be 
held on May 14, 2020, at 9:30 a.m. CT at 
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Alan L. Tallis
Principal
Alan L. Tallis & Associates

Sheri L. Pantermuehl
Chief Financial Officer
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Gallery

Crowne Plaza Key West 
Key West, Florida

Marriott Sugar Land 
Houston, Texas

One Ocean 
Atlantic Beach, Florida

La Posada de Santa Fe 
Santa Fe, New Mexico

Hyatt Regency Coral Gables 
Coral Gables, Florida

Hyatt Regency Long Island
Hauppauge, New York

The Churchill 
Washington, District of Columbia

Westin Princeton 
Princeton, New Jersey

Ritz-Carlton Atlanta 
Atlanta, Georgia

Sheraton San Diego Mission Valley 
San Diego, California

Lakeway Resort and Spa 
Austin, Texas

Fremont Marriott Silicon Valley 
Fremont, California

Sheraton Anchorage 
Anchorage, Alaska

Hilton Costa Mesa 
Costa Mesa, California

Hilton Fort Worth 
Fort Worth, Texas

Le Pavillon 
New Orleans, Louisiana

Renaissance Palm Springs 
Palm Springs, California

Hilton Parsippany 
Parsippany, New Jersey

W Minneapolis - The Foshay 
Minneapolis, Minnesota

Hilton Santa Fe 
Santa Fe, New Mexico

Marriott Beverly Hills 
Beverly Hills, California

W Atlanta - Downtown 
Atlanta, Georgia

Hilton Alexandria Old Town 
Alexandria, Virginia

Hilton Boston Back Bay 
Boston, Massachusetts
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Ashford Hospitality Trust’s core objective is to maximize long-term total shareholder 
returns. Our Board, management team, and affiliates are aligned with this goal 
given our high insider ownership of 17%, which exceeds the peer average by 
approximately five times. This alignment motivates us and continues to be one 
of our many key differentiators. We pride ourselves on thinking and acting like 
owners when it comes to implementing strategies. Since our initial public offering 
in 2003, our efforts have consistently focused on ways to create shareholder 
value. Many of our approaches have been economically transformational as we 
attempt to optimize the strategic and financial impact of our transaction, capital 
markets, asset management, and governance initiatives. While we have a long-
term strategic vision, we do not lose sight of short-term results.  We believe that 
we can improve upon our performance relative to our peers and are taking steps 
to enhance our results. 

Our business approach relies on disciplined investment activity, proactive asset 
management, and timely capital markets execution. Regarding investments, we 
are focused on acquiring predominantly upper upscale, full-service hotels across 
the U.S.  However, our existing ownership of several upscale select-service hotels 
also adds balance to our portfolio given higher operating margins and geographic 
diversity. We believe our investment strategy is appealing given a deep transaction 
pipeline, attractive initial yields, and potential value-add opportunities. Our asset 
management initiatives are widespread, and they are intended to enhance our 
operating performance, drive ancillary revenue and preserve operating margins. 
Lastly, we have proven our financial expertise over multiple cycles. Our approach 
focuses on how to best capitalize on lodging and financial market opportunities.

We are externally advised by Ashford Inc., and we believe that this relationship 
provides unique benefits.  Our affiliate companies within Ashford Inc. are high-
quality service providers that can drive better operational performance and add 
value to our hotel portfolio. Moreover, our alignment with Ashford Inc. can result 
in significant competitive advantages.  We believe that the Enhanced Return 
Funding Program (“ERFP”) with Ashford Inc. is one such example.  The highlights of 
this program are clear, simple and impactful. Ashford Inc. committed to provide up 
to $50 million to Ashford Trust on a programmatic basis, equating to approximately 
10% of each new investment’s acquisition price. 

Using the ERFP, in January 2019, we acquired the 310-room Embassy Suites New 
York Manhattan Times Square for $195 million. This newly constructed, 41-story 
hotel, ideally located near Bryant Park and Times Square, benefits from being 
the only Embassy Suites in the Manhattan market. As part of this transaction, we 
received a $19.5 million ERFP commitment from Ashford Inc. 

Additionally, in February 2019, we purchased the Hilton Santa Cruz/Scotts Valley for 
$50 million. This hotel has an attractive location near the expanding tech market 
in San Jose and is just minutes from Santa Cruz, one of Northern California’s most 
desirable beach communities. This property is the only full-service, Hilton-branded 
asset in the Santa Cruz market.   Not only did this acquisition benefit from $5 
million of ERFP, but $10.5 million of the purchase price was funded by the issuance 
of operating partnership units at an attractive price of $7.00 per share. 

We intend for the ERFP to turn good deals into great deals.  Although we still have 
capacity remaining under the ERFP, we will not grow just for growth’s sake.  We 
expect our investments to enhance total shareholder returns. Given the current 
challenging operating environment, we will continue to be prudent with our 
capital.

Disciplined capital recycling is an important component of our strategy. We believe 
selling hotels should not simply achieve a stated portfolio objective but should also 
encompass a broader economic strategy. Our property sales seek to enhance value 
as well as rotate capital to achieve better yields, enter stronger markets or improve 
our balance sheet. As a result, we engage in both opportunistic and measured 
sales efforts. Several factors that guide our hotel sale decisions include: RevPAR 
growth, future capital expenditures, loan impact, net proceeds redeployment 
opportunities, and overall results on EBITDA.  

Towards this end, in August 2019, we sold the 251-room Marriott Plaza San 
Antonio for $34.0 million. The sales price, inclusive of the buyer’s estimated capex, 
represented a trailing twelve-month cap rate of 4.9% on net operating income 
and a 17.1x Hotel EBITDA multiple as of June 30, 2019. After the loan payoff and 
transaction costs, the net proceeds from this sale were approximately $6.0 million. 
We also completed the sales of the 156-room Courtyard Savannah Downtown and 
the 128-room Hilton Garden Inn Wisconsin Dells for a total of $37.8 million. The 
combined sales price, inclusive of the buyers’ estimated capex, equated to a trailing 
twelve-month cap rate of 5.3% on net operating income and a 16.2x Hotel EBITDA 
multiple as of June 30, 2019. Proceeds from the sales were used to pay down debt.  
In December 2019, we sold the 102-room SpringHill Suites Jacksonville for $11.2 
million. The sales price, inclusive of the buyer’s estimated capex of $2.5 million, 
resulted in a trailing twelve-month cap rate of 5.9% on net operating income and 
a 14.3x Hotel EBITDA multiple as of October 31, 2019. Each of these transactions 
demonstrates our successful focus on unlocking embedded value in our portfolio.  
Note that these sales’ EBITDA multiples are significantly higher than where our 
overall portfolio is publicly valued, in spite of our remaining portfolio having 
higher RevPAR than each of these sold hotels. We believe these transactions are 
indicative of a greater intrinsic value of our assets.

Another transaction exemplifying a creative approach to maximizing the value 
of our assets is evident at the Hilton St. Petersburg Bayfront.  In October 2019, 
we announced the sale at above appraised value of a 1.65-acre parking lot to a 
developer who will build a 35-story condominium tower and parking garage. Net 
proceeds from the first payment tranche resulted in $8.0 million of debt paydown.  
Upon completion, we will benefit from additional proceeds along with upgraded 
covered parking for the same 205 spaces we previously owned. 

With respect to our asset management initiatives, we remain diligent in 
exploring ways to increase operational profitability, create value through 
capital improvements, and enhance our competitive position.  As the industry 
experiences cost pressures due to the tight labor market and a challenging RevPAR 
environment, we believe we have a competitive advantage in mitigating margin 
impact given our affiliate Remington Hotels manages approximately 59% of our 
EBITDA. Remington Hotels is a skilled operator with cyclical experience. In five 
out of the past six years, we have outperformed our peers in EBITDA growth.  At 
year-end 2019, our portfolio’s RevPAR penetration index was the highest in recent 
history. We believe our capital expenditures in 2019, combined with previous years’ 
refreshes, contributed to these market gains. 

During 2019, we continued to invest in our portfolio to maintain competitiveness. 
In total, we invested approximately $159 million in capital expenditures during the 
year at primarily 16 properties. This included significant renovations at the Marriott 
DFW, Renaissance Nashville, Hyatt Coral Gables, and Ritz-Carlton Atlanta.  We 
continuously identify opportunities to create value throughout the portfolio. For 
several years, our capital investment as a percentage of revenue has significantly 
exceeded our peer average.  Going forward, we believe that our assets will benefit 
from these guestroom, meeting space, and public area refreshes that will better 
position the hotels in their respective markets. Moreover, we anticipate lower 
capital expenditures in the near term.  

The depth and diversity of our portfolio give us the opportunity to evaluate brand 
or management conversions to enhance value. In October 2019, we entered into 
a new franchise agreement with Marriott International to convert our Crowne 
Plaza La Concha Key West to an Autograph Collection property by July 2022. The 
agreement includes a $13.7 million property improvement plan.  We anticipate the 
conversion will create a distinctive style for the hotel that is commensurate with the 
upper upscale Autograph product. With its prime location in Old Town Key West, 
the upbranding of this landmark hotel should elevate the property into a desirable 
niche in the very attractive, high-barrier-to-entry, high-RevPAR Key West market.  
In October 2019, we also announced a new franchise agreement for the 252-room 
Hilton Alexandria Old Town whereby the hotel transitioned from being Hilton-
managed to being managed by Remington Hotels. We believe there is a valuation 
premium for franchised hotels, and this management conversion did not trigger a 
property improvement plan. 

In addition to our focus on maximizing asset value, we also proactively take steps to 
drive ancillary income, control costs, and preserve operating margins. This includes 
market analysis to leverage opportunities in restaurant and banquet prices, 
directing eCommerce spending to various digital programs to increase visibility, 
and advertising to the leisure and group segments, as well as utilizing programs 
to introduce more efficient methods of performing work duties to reduce payroll 
hours.

Our capital markets initiatives center on our goal to maximize long-term 
shareholder value and improve our balance sheet. We also seek to preserve cash for 
financial flexibility to address working capital needs, provide a hedge in uncertain 
financial times, or pursue accretive investment opportunities. During 2019, we 
completed several refinancings of our non-recourse, property-level debt that 
extended our maturities, reduced our cost of capital, strengthened our balance 
sheet, and improved our liquidity. We capitalized on favorable debt pricing and 
refinanced four mortgage loans, representing five hotels, for approximately $302 
million that resulted in approximately $59 million of excess proceeds as well as 
45 basis points of weighted average spread reduction compared to the prior loan 
terms. Our refinancing efforts successfully extended our maturity schedule to an 
average of 4.8 years assuming full extension of loan terms.  We believe that our 
skill in managing capital markets activity throughout lodging cycles is one of our 
many competitive advantages.

We also continue to pursue transactions that we believe will enhance returns 
for our shareholders. In October, we executed a stock purchase agreement with 
Ashford Inc. under which Ashford Inc. purchased 393,077 shares of its common 
stock for $30 per share, resulting in total proceeds of approximately $11.8 million 
to Ashford Trust.  We also distributed 205,086 shares of Ashford Inc. common stock 
to our common shareholders and unitholders through a pro-rata, taxable dividend.  
The proceeds from this sale provided us additional financial flexibility, while the 
distribution of the remaining shares demonstrated our commitment to unlocking 
meaningful value for our common shareholders. 

As for our 2019 financial and operating highlights, at year-end, our portfolio 
consisted of 117 hotels containing 24,916 net rooms spread across 30 states.  Our 
2019 financial performance benefitted from our geographically diverse portfolio, 
consisting of high-quality, well-positioned assets across the U.S. We believe that this 
geographic profile provides some very distinct advantages with respect to operating 
performance as comparable RevPAR for our hotels increased 1.4% to $128.26, 
driven by a 1.7% increase in rate and a 0.3% decrease in occupancy. We are also 
pleased to report a 1.3 percentage point increase in our RevPAR penetration index, 
which we believe is evidence of strong hotel operations and the benefits of the 
recent capital expenditures at our hotels. Adjusted EBITDA for 2019 totaled $425.0 
million, and AFFO per share was $1.22. This performance emphasizes the quality of 
our portfolio as well as the strength of our asset management capabilities.

We also strive for best practices related to public company governance. Collectively, 
the Board continues to provide valuable input and sound judgment as we move 
forward to execute our strategy, and enhance long-term value for Ashford Trust 
shareholders.

During 2019, we returned approximately $31 million to common shareholders 
in cash dividends, equating to $0.30 per common share on an annualized basis, 
generating one of the highest yields among our hotel REIT peers.    

As we look ahead to 2020, the adverse effects of the novel strain of coronavirus 
(Covid-19) are currently impacting the lodging industry and our performance.  
While we are working to mitigate the consequences, the full impact may not be 
known for some time.  

We remain committed to generating solid operating performance, completing 
opportunistic transactions, and proactively managing our balance sheet. We 
appreciate your continued trust and support and look forward to continuing to 
work diligently to increase shareholder value.

Sincerely,

Douglas A. Kessler
President & Chief Executive Officer
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